@rd

Making a difference...together

JUAN DE FUCA LAND USE COMMITTEE
Notice of Meeting on Tuesday, September 21, 2021 at 7 pm

Juan de Fuca Local Area Services Building, #3 — 7450 Butler Road, Otter Point, BC

AGENDA
1. Approval of Agenda
2. Approval of the Supplementary Agenda
3. Adoption of Minutes of July 20, 2021
4, Chair’s Report
5. Planner’s Report

6. Radio Communication and Broadcasting Antenna Systems Application
a) LP000025 - District Lot 175, Renfrew District (Cedar Coast Road)

7. Development Permit with Variance Applications

a) DV000078 - Strata Lot 7, Section 97, Sooke District, Strata Plan EPS6132 (6301 Quail
Peak Place)

b) DV000081 - Section 4, Renfrew District, Except Those Parts in Plans 427R, 23879,
VIP68644, VIP79213, VIP80549, VIP82411, and EPP69011 (12036 West Coast
Road)

c) DV000082 - Strata Lots 15 and 16, Section 16, Otter District, Strata Plan VIS7096
(4-7450 Butler Road)

8. Zoning Amendment Application
a) Rz000274 - Lot 28, Section 15, Otter District, Plan VIP87643 (3312 Otter Point Road)

9. Adjournment

Please note that during the COVID-19 situation, the public may attend the meeting electronically through video or
teleconference. Should you wish to attend, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward
meeting details. Written submissions continue to be accepted until 4:00 pm the day before the meeting.
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Making a difference...together

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2021

SUBJECT Radio Communication and Broadcasting Antenna Systems Application for
District Lot 175, Renfrew District — Cedar Coast Road

ISSUE SUMMARY

An application has been received from Rogers Communications for a 57 metre (m) radio
communication tower with attached antennas and satellite dishes for the purpose of expanding
telecommunications services.

BACKGROUND

Rogers Communications has requested a statement of concurrence from the Capital Regional
District (CRD) to construct a 57 m radio communication tower on the subject property to increase
their telecommunications service west of Sooke as part of an initiative to expand service between
Sooke and Port Renfrew. The approximately 66 hectare (ha) subject property is located on
Cedar Coast Road in Shirley (Appendix A). The proposed tower is a 50 m tri-pole with an antenna
extending an additional 7 m higher (Appendix B). A 112.5 m? fenced equipment compound would
be located at the base of the tower. The property owners have granted permission to the applicant
to pursue this development.

The subject property is designated as Coastal Upland in the Shirley-Jordan River Official
Community Plan (OCP), Bylaw No. 4001, and is zoned Resource Land (RL) in the Juan de Fuca
Land Use Bylaw, 1992, Bylaw No. 2040. The parcel is outside the Shirley Fire Protection Service
Area and outside of a community water service area. Portions of the property are designated as
steep slope, sensitive ecosystems and riparian development permit areas in Bylaw No. 4001.

The RL zone permits residential, resource extraction, agriculture and outdoor recreation uses. At
this time, proposed Bylaw No. 4413 is being considered by the CRD Board to delete outdoor
recreation as a permitted use from the RL zone. The Bylaw will be considered by the Board for
1%t and 2" Reading at their meeting on September 8, 2021. Charges registered on title include a
BC Hydro right-of-way, undersurface rights, access easements and rights-of-way.

Staff undertook public consultation for the proposed tower application between July 22 and
August 23, 2021. No comments were received from members of the public or CRD departments.
As the land use authority for the application, the CRD Board is required to provide a statement of
concurrence or non-concurrence on the application.

ALTERNATIVES

Alternative 1

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:
That a statement of concurrence be provided to Rogers Communications for the proposed 57 m
radio communication and broadcasting antenna system on District Lot 175, Renfrew District.

Alternative 2

The Juan de Fuca Land Use Committee recommends to the CRD Board:

That a statement of non-concurrence be provided to Rogers Communications for the proposed
57 m radio communication and broadcasting antenna system on District Lot 175, Renfrew District.

Alternative 3
That the application be referred back to staff for more information.

LP000025
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IMPLICATIONS

Legislative

Section 5 of the Radiocommunication Act states that the Minister may, taking into account all
matters the Minister considers relevant for ensuring the orderly development and efficient
operation of radio communication in Canada, issue radio authorizations and approve each site on
which radio apparatus, including antenna systems, may be located. Further, the Minister may
approve the erection of all masts, towers and other antenna-supporting structures. Accordingly,
proponents must follow the process outlined in Industry Canada’s Spectrum Management and
Telecommunications Client Procedures Circular when installing or modifying an antenna system.

Part of the process includes contacting the land use authority and following the required
consultation process. The CRD is the land use authority for the Juan de Fuca Electoral Area
where the subject property is located.

The CRD Board approved Bylaw No. 3885, the Juan de Fuca Development Fees and Procedures
Bylaw No. 3, 2018, and the Juan de Fuca Radiocommunication and Broadcasting Antenna
Systems Application Policy (the “Policy”) in 2019, which establishes a public consultation process
and procedures.

Public Consultation

In accordance with the Policy, a notice was published in the newspaper and a notice delivered to
property owners and occupants within 500 m of the subject property advising the public of the
application and the opportunity to provide written comments and questions. The notice was
published on July 22, 2021, and submissions were to be received by 4:00 pm on August 23, 2021.
A request for comment was also circulated to relevant CRD departments. No questions or
comments were received on the application.

In advance of the September 21, 2021, Land Use Committee meeting, notices were sent to
property owners and occupants within 500 m of the subject property advising of the opportunity
to be heard and provide comment at the meeting.

The public consultation process is to be complete within 120 days from initial contact with the
applicant. The application was received on July 8, 2021, and the public consultation process is
to be complete by November 5, 2021. A recommendation from the Land Use Committee along
with any public comments is anticipated to be considered by the CRD Board on October 13, 2021.
The Board resolution will be forwarded to the applicant and Industry Canada.

Land Use

The RL zone does not expressly permit radio communication towers; however, it is considered a
use permitted in all zones in accordance with Part 1, Section 4.15 of Bylaw No. 2040, which
states: “Except where specifically excluded, the following uses shall be permitted in any zone:
public utility poles, pipelines, radio, television, and transmission towers and wires; traffic control
devices; and underground or submarine utility systems, the installation of which may be sited on
any portion of a lot.”

The subject property was selected by the proponent based on consideration for meeting service
coverage objectives along Highway 14, the ability to connect to the existing telecommunications
network, proximity to end users while being distanced from residences, having an agreeable
property owner, existing access and electrical infrastructure, and the feasibility of construction.

Development of the site will involve improving the existing access road and clearing land for
erecting the tower and installing a cement pad and fenced compound. Prior to site alteration,
issuance of a development permit may be required to address the development permit guidelines
in the Shirley-Jordan River OCP. CRD Building Inspection has indicated that a building permit is
not required for the tower.

PPSS-35010459-2555
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Evaluation criteria to be considered by the CRD when reviewing an application for a radio
communication and broadcasting antenna system is outlined in the Policy and included in
Appendix C.

Rationale for _proposed location: Rogers Communications states that the service coverage
objectives to provide strong and reliable service along the Highway 14 corridor and the
surrounding community require a site with appropriate elevation, a clear line of site to other towers
in the networks, plus proximity to customers while being distanced from residences. The location
also requires good site conditions such as electrical service, access, and minimal environmental
impacts. The subject property offers many of these requirements compared to other sites in the
area. The applicant has also received permission from the subject property owner to submit the
application to pursue approval for the tower.

Proximity to residential uses, institutions, and public lands: The proposed tower site is adjacent
to Crown land to the north, a RL zoned property with one residence to the east, vacant Forestry
AF zoned land to the south and vacant RL zoned land to the west. The closest residence to the
proposed tower is approximately 325 m which is greater than the CRD Policy guideline of 171 m
(three times the height of the antenna system) from adjacent dwellings.

Visibility and measures to integrate the tower into local surroundings: The applicant mentions the
proposed tower location is surrounded with mature trees that will partially screen views of the
tower. Further, the applicant has selected a tower design with a small footprint, and a structure
that is self-supporting rather than being supported with guy wires and anchors.

Security measures: The applicant proposes to install perimeter fencing at the base of the tower
to restrict public access to the tower.

Alternatives/mitigation measures: Other locations in the vicinity were considered, but did not meet
the applicant’s technical requirements for providing coverage or did not have an agreeable
property owner.

Hazardous areas: Portions of the property are designated as steep slope development permit
areas in the Shirley-Jordan River Official Community Plan Bylaw No. 4001. A development permit
may be required for the alteration of land in these areas.

Environmentally sensitive areas: Portions of the property are designated as riparian and sensitive
ecosystem development permit areas in the Shirley-Jordan River Official Community Plan Bylaw
No. 4001. A development permit may be required for the alteration of land in these areas.

Aeronautical safety requirements: Transport Canada confirmed that no lights are required for the
proposed tower.

Impact on community: The proposed project is part of a larger initiative supported by the Province
to provide reliable telecommunications service along the Highway 14 corridor and to surrounding
communities between Sooke and Port Renfrew.

Designs that address the guidelines: The proposed tower is to be located amongst an already
cleared area surrounded by mature forest in order to minimize visibility from surrounding
properties. The CRD policy recommends that the proximity of the proposed tower to adjacent
residences be greater than 171 m, which is three times the 57 m tower height. In this case, the
closest residential building is located 325 m away.

Based on a review of the application and comments received, the proposed tower satisfies the
evaluation criteria outlined in the CRD policy. The proponents have presented their rationale for
the proposed location and demonstrated consideration of alternatives and mitigation measures.
No comments have been received for this application. Therefore, staff recommend that a
statement of concurrence for the proposed 57 m telecommunications tower be provided.

PPSS-35010459-2555
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CONCLUSION

An application has been received from Rogers Communications to construct a 57 m
telecommunications tower for the purpose of expanding telecommunications coverage in the
Shirley-Jordan River area, and as part of a larger initiative to improve service along Highway 14
to Port Renfrew. The proposal addresses the evaluation criteria in the CRD’s Juan de Fuca
Radiocommunication and Broadcasting Antenna Systems Application Policy. No concerns were
raised through the public consultation process. Staff recommend that a statement of concurrence
be provided for the application.

RECOMMENDATION

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:
That a statement of concurrence be provided to Rogers Communications for the proposed 57 m
radio communication and broadcasting antenna system on District Lot 175, Renfrew District.

Submitted by: | lain Lawrence, MCIP, RPP, Manager, Juan de Fuca Community Planning

Concurrence: | Emily Sinclair, MCIP, RPP, Acting General Manager, Planning & Protective

Concurrence: | Ted Robbins, B.Sc., C.Tech., Acting Chief Administrative Officer

ATTACHMENTS

Appendix A: Subject Property Map
Appendix B: Development Proposal
Appendix C: Evaluation Criteria
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Appendix C: Evaluation Criteria
Evaluation Criteria:
The CRD Board may consider the following when reviewing an application for an antenna
system:

. Rationale for proposed location;

. Proximity to residential uses, institutions and public lands;

. Visibility and measures to integrate the antenna system into the local surroundings;
. Security measures;

. Alternatives and/or mitigation measures;

. Hazardous areas;

. Environmentally sensitive areas;

. Transport Canada’s aeronautical safety requirements;

. Referral responses including compliance with BC Building Code, if applicable;
10. Comments received through public notification;

11. Potential impact on the community if the application is approved.

12. Designs that address the following guidelines:

i) antenna systems are as unobtrusive and inconspicuous as possible;

ii) the visual aesthetic impacts on the community is minimized;

© 00 N O O~ WODN P

iii) landscaping or screening is incorporated:;

iv) displays of any type of lighting are avoided except where required by Transport
Canada. Where lighting is proposed for security reasons, it shall be shielded from
adjacent properties and kept to a minimum intensity by being of capped, downward
facing and motion-sensory designs;

V) antenna systems are set back at least three times the height of the antenna system
from adjacent dwellings. The CRD may request a different setback due to factors such
as buffering topography and vegetation, transportation and utility corridors,
watercourses, or public comments.

PPSS-35010459-2555
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Making a difference...together

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2021

SUBJECT Development Permit with Variance for Strata Lot 7, Section 97, Sooke District,
Strata Plan EPS6132 — 6301 Quail Peak Place

ISSUE SUMMARY

A request has been made for a Development Permit with Variance to authorize construction of a
single family dwelling, reduce the front yard and side yard setback requirements, and permit that
parking be located within the front yard setback of a residential parcel.

BACKGROUND

The 0.26 ha property is located at 6301 Quail Peak Place and is zoned Rural Residential 5 (RR-5)
in the Juan de Fuca Land Use Bylaw No. 2040. The property is bounded by RR-5 zoned properties
to the north and east, Quail Peak Place to the west, and Cole Road to the south (Appendix A).

An unnamed stream runs southwest to northeast, roughly bisecting the parcel. Portions of the
property are designated as Steep Slopes, Riparian, and Sensitive Ecosystem development permit
areas within in the East Sooke Official Community Plan, Bylaw No. 4000 (Appendix B). A
development permit is required to authorize works in designated development permit areas. Site
servicing requirements and building site preparations were completed on the northwest corner of
the parcel as part of the subdivision that created the strata lot, and the new owner now wishes to
construct a dwelling in that location (Appendices C and D).

In order to avoid the Streamside Protection and Enhancement Area (SPEA) associated with the
stream, the owner is requesting variances to reduce the front yard setback requirement from 7.5 m
to 5.5 m, the side yard setback requirement from 6 m to 2.5 m, and waive the requirement that no
parking be located within the front yard setback of a parcel.

Development Permit with Variance DV000078 is included as Appendix F for consideration.

ALTERNATIVES

Alternative 1
The Land Use Committee recommends to the CRD Board:
That Development Permit with Variance DV000078 for Strata Lot 7, Section 97, Sooke District,
Strata Plan EPS6132, to authorize construction of a single-family dwelling within a Riparian and
Sensitive Ecosystem Development Permit Area, and to vary Juan de Fuca Land Use Bylaw
No. 2040, as follows:

1. Part 2, Section 9.09(a) to reduce the front yard requirement from 7.5 m to 5.5 m;

2. Part 2, Section 9.09(b) to reduce the side yard requirement from 6 m to 2.5 m; and

3. Part 3, Section 6.0(3) to permit parking to be located within the required front yard
be approved.

Alternative 2
That the Development Permit with Variance DV000078 be denied.

Alternative 3
That the application be referred back to staff for additional information.

DV000078
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IMPLICATIONS

Legislative Implications

The East Sooke Official Community Plan, Bylaw No. 4000, designates development permit areas
(DPASs) and outlines development permit guidelines. The property is located within the Steep
Slopes, Riparian, and Sensitive Ecosystem DPAs and, unless an exemption applies, a
development permit is required prior to subdivision or alteration of land. CRD Delegation of
Development Permit Approval Authority Bylaw No. 3462, gives the General Manager, Planning
and Protective Services, the authority to issue a development permit; however, the delegated
authority does not include development permits that require a variance, as stated in Section 5(a)
of the bylaw.

Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040, Part 2, Section 9.09(a) and (b) specify
that the minimum front and side yard setbacks be 7.5 m and 6 m respectively, and Part 3, Section
6.0(3) specifies that no parking area shall be located within the required front yard for the zone
within which the lot is located. The proposed development does not meet these requirements;
therefore, variances are being requested.

Public Consultation Implications

Pursuant to Section 499 of the Local Government Act, if a local government is proposing to pass
a resolution to issue a development variance permit it must give notice to each resident/tenant
within a given distance as specified by bylaw. Juan de Fuca Development Fees and Procedures
Bylaw No. 3885, states that the Board at any time may refer an application to an agency or
organization for their comment. In addition, it states that a notice of intent must be mailed to
adjacent property owners within a distance of not more than 500 metres. Any responses received
from the public will be presented at the September 21, 2021, Land Use Committee meeting. There
is no requirement for public consultation if a local government is considering a development
permit.

Land Use Implications

Development Permit:

A Riparian Areas Protection Regulations (RAPR) Assessment Report was submitted by Thomas
Roy, R.P.Bio., of Cascadia Biological Services, dated May 30, 2021. The report reviews a stream
that originates from several parcels located south of Cole Road and flows though the subject
property towards Sooke Basin. The report addresses the CRD Riparian DP guidelines for the
proposed development (Appendix E).

The Riparian Assessment Area is comprised predominantly of native vegetation. The biologist
confirmed that a 10 m SPEA applies, and that an additional 5 m buffer for a total protected area
of 15 m beyond the high water mark is required. The report confirmed that all services and the
previously cleared building site are located beyond the 15 m boundary. No further clearing is
proposed as a part of the development and development that is subject to the RAPR is exempt
from the Sensitive Ecosystem development permit area.

Recommendations to protect the SPEA during construction are provided and include regular
monitoring and a post construction report completed by a qualified environmental professional
(QEP). The report was approved by the Ministry of Forests, Lands, Natural Resource Operations
and Rural Development in the RAPR Notification System on July 7, 2021. The professional report
is attached to the proposed development permit (Appendix F).

Development Permit DP000287 authorizing site servicing for the parcels within Plan EPS6132
was issued as a part of subdivision. Construction of a dwelling under a valid Building Permit is
exempt from Steep Slopes development permit area requirements as established by the East
Sooke Official Community Plan Bylaw no. 4000, Section 514(C), provided that no other part of

PPSS-35010459-2562
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the land in the Steep Slope DPA will be altered for other purposes. As proposed, the development
meets the Steep Slope DP exemption criteria.

Variances:

The Rural Residential 5 (RR-5) zone regulations specify that front yard setbacks shall be a
minimum of 7.5 m and that side yard setbacks shall be a minimum of 6 m. The owner has
requested variances to reduce the front yard setback by 2 m to 5.5 m and to reduce the side yard
setback by 3.5 m to 2.5 m for the proposed single family dwelling. The site plan indicates that the
anticipated setbacks are 5.58 m (front) and 2.88 m (side); however, the owner has requested
further reduced setbacks to provide a construction buffer.

The Location, Development and Maintenance Requirements for Public and Private Parking Areas
regulations within Juan de Fuca Land Use Bylaw No. 2040 outlines parking requirements for
residential development and specifies that no parking area shall be located in the required front
yard of a zone. Two parking spaces are proposed in the front yard setback adjacent to the strata
access road.

The minimum lot size specified by the RR-5 zone is 0.4 ha; however the subject property is only
0.26 ha, which was achieved through bareland strata lot averaging. The smaller lot size, combined
with the required SPEA setback for the creek transecting the parcel places restriction on the
buildable area and parking locations. Staff note that the requested side yard setback variance is
adjacent to a vacant lot within the strata and that the reduced front yard setback and parking are
adjacent to the internal strata access road.

Development Permit with Variance DV000078 has been prepared for consideration to authorize
construction of a single-family dwelling within designated development permit areas and to grant
variances to reduce the front yard setback requirement from 7.5 m to 5.5 m, the side yard setback
requirement from 6 m to 2.5 m, and to permit parking within the front yard setback. Any residents
that may be affected by the proposal will have an opportunity to come forward with their comments
through the public notification process. Staff recommend approval of the development permit with
variance subject to public notification.

CONCLUSION

The applicant has requested a development permit with variance for the purpose of constructing
a single-family dwelling. The proposed variances are to reduce the front yard setback requirement
from 7.5 m to 5.5 m, reduce the side yard setback requirement from 6 m to 2.5 m, and to allow
that parking be located within the front yard setback of the parcel. Since feasible building locations
are restricted by the topography of the site and the predominance of the Riparian development
permit area, staff recommend approval of the development permit with variance subject to public
notification. If the Permit is approved by the Board, the Corporate Officer will proceed to issue the
Permit and register a Notice of Permit on Title.

PPSS-35010459-2562
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RECOMMENDATION

The Land Use Committee recommends to the CRD Board:
That Development Permit with Variance DV0O00078 for Strata Lot 7, Section 97, Sooke District,
Strata Plan EPS6132, to authorize construction of a single-family dwelling within a Riparian and
Sensitive Ecosystem Development Permit Area, and to vary Juan de Fuca Land Use Bylaw
No. 2040, as follows:

1. Part 2, Section 9.09(a) to reduce the front yard requirement from 7.5 m to 5.5 m;

2. Part 2, Section 9.09(b) to reduce the side yard requirement from 6 m to 2.5 m; and

3. Part 3, Section 6.0(3) to permit parking to be located within the required front yard
be approved.

Submitted by: | lain Lawrence, MCIP, RPP, Manager, Juan de Fuca Community Planning

Concurrence: | Michael Barnes, MPP, Acting General Manager, Planning & Protective Services

Concurrence: | Nelson Chan, MBA, FCPA, FCMA, Acting Chief Administrative Officer

ATTACHMENTS

Appendix A: Subject Property Map

Appendix B: Development Permit Areas Map
Appendix C: Site Plan with Requested Variances
Appendix D: Building Elevation Drawings
Appendix E: Development Permit Guidelines
Appendix F: Permit DVO00078
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Appendix C: Site Plan with Requested Variances
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Appendix D: Building Elevation Drawings
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Appendix E: Development Permit Guidelines

Development permits for development in the Riparian DPA will be considered in accordance with the following guidelines:

T o ™

. Development or alteration of land will be planned to avoid intrusion into and minimize the impact on the Riparian DPA.

Modification of channels, banks or shores must not result in harmful alteration, disruption or destruction of natural features, functions
and conditions that support fish life processes within the Riparian DPA.
The removal of gravel and soil from streams is prohibited unless otherwise approved by the provincial or federal government.

. Proposed plans of subdivision will avoid stream crossings where possible and demonstrate the presence of building areas outside of

the SPEA.

Stream crossings will be avoided, but where this is not possible, bridges are preferred rather than culverts, and any works will be
sited to minimize disturbance to banks, channels, shores and vegetative cover, and must be approved by the Province.

Culverts may be designed to encourage in-stream storage of water to allow the unrestricted movement of fish in both directions.

. Construction at a certain time of year and using methods that minimize the impacts on rare and sensitive species may be required.
. To minimize encroachments into the Riparian DPA, variances for the height and location of buildings and structures may be considered.

As a condition of the issuance of a development permit, compliance with any or all conditions recommended in a report by a QFP,
prepared in accordance with the RAR, will be considered by the CRD and may be included in a development permit.

Development permits may include requirements for environmental monitoring and when required, these monitoring reports must be
prepared by a QEP.

All of the measures specified by a QEP necessary to maintain the integrity of a SPEA will be considered by the CRD for inclusion as a
condition in a development permit.

Development permits will not be issued until the CRD has been notified by the Riparian Areas Regulation Notification System (RARNS)
that the Province has received a riparian areas assessment report.

. Where a QEPhas required the planting of native vegetation to reduce the risk of erosion, restore the natural state of the site, improve

water quality, or stabilize slopes and banks, a landscaping plan of the re-vegetation may be required.

. In situations where a SPEA would reduce the density of development permitted by the zoning bylaw, a QEP is required to provide

recommendations on how the permitted density of development could be accommodated with the least possible impact on fish habit.

0. An applicant may be required to provide an explanatory plan of a SPEA.
P. For all or part of land within a SPEA that has been identified by a QEP, property owners may wish to consider dedicating the land back

to the Crown, gifting the land to a nature conservation organization or registering a conservation covenant.

All new developments or modifications to existing developments including site works, gardening, landscaping and other related
residential activities should be designed and implemented to maintain the quantity and quality of water and to avoid the entry of
pollutants or nutrient rich water flowing into streams and wetlands.

Development will be designed to avoid any increase in the volume and peak flow of runoff and a drainage plan may be required in
support of this guideline.

Plantings of native vegetation may be required to reduce the risk of erosion, restore the natural state of the site, improve water
quality, or stabilize slopes and banks.

Where necessary or desirable, a buffer zone to remain free of development may be specified and protection measures for retention
and management of vegetation in these areas may be established.

To avoid encroachment, fencing may be required prior to, during or after construction.

PPSS-35010459-2562
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Appendix F: Permit DV000078

e

Making a ditference...together CAPITAL REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE NO. DV000078

This Development Permit with Variance is issued under the authority of Sections 490 and 498 of the
Local Government Actand subject to compliance with all of the bylaws ofthe Regional District applicable
thereto, except as specifically varied or supplemented by this Permit.

This Development Permit with Variance applies to and only to those lands within the Regional District
described below (legal description), and any and all buildings, structures, and other development
thereon:

PID: 031.082-271;
Legal Description: Strata Lot 7, Section 97, Sooke District, Strata Plan EPS6132 (the “Land”)

This development permit authorizes construction of a single family dwelling (the "development”) onthe
Land, located within the development permit areas established under the East Sooke Official
Community Plan, Bylaw No. 4000, 2018, Section 510 (Steep Slopes), Section 530 (Riparian), and
Section 540 (Sensitive Ecosystem), in accordance with the plans submitted to the CRD and subject to
the condtions set out in this Permit.

The conditions under which the development referred to in section 3 may be carried out are as follows:
a) Thatthe components of the development occur as identified on the Site Plan, prepared by Sean
Stewart Design., dated April 24, 2021; and
b) That the development comply with the report prepared by Thomas Roy, R.P.Bio., of Cascadia
Biological Services, dated May 30, 2021 (the "Riparian Assessment Report”).

The Capital Regional District's Juan de Fuca Land Use Bylaw No. 2040 is varied under section 498 of
the Local Government Act as follows:
a) That Part2, Section 9.09(a) be varied by reducing the front yard setback requirement from
75mtossim;
b) That Part2, Section 9.09(b) be varied by reducing the side yard setback requirement from
6 mto25m;and
c) That Part 3, Section 6.0(3) be varied to permit that parking be located within the required
front yard.

Notice of this Permit shall be filed in the Land Title Office at Victoria as required by Section 503 of the
Local Government Act, and the terms of this Permit (D%000078) or any amendment hereto shall be
binding upon all persons who acquire an interest in the land affected by this Permit.

If the holder of a permit does not substantially start any construction permitted by this Permit within 2
years of the date it is issued, the permit lapses.

The land described herein shall be developed strictly in accordance with the terms and conditions and

provisions of this Permit, and any plans and specifications attached to this Permit which shall form a
part hereof.

The following plans and specifications are attached to and form part of this Permit:

Appendix 1: Site Plan
Appendix 2: Riparian Assessment Report

10. This Permit is NOT a Building Permit.
RESOLUTION PASSED BY THE BOARD, THE ___day of ,2021.

ISSUED this day of 2021

Carporate Officer
Kristen Morley

PPSS-35010459-2562
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Appendix 2: Riparian Assessment Report

FORM 1

Riparian Areas Regulation - Qualified Ervironmental Professional - Assessment Report

Riparian Areas Protection Regulations: Assessment Report

Please refer to submission instructions and assessment report guidelines when completing this report.
Date | 2021-05-30

I. Primary QEP Information

First Name | Thomas | Middle Name
Last Name | Roy
Designation | R.P. Bio | Company Cascadia Biological Services
Registration # | 1089 | Email cascadiabiolgical@shaw.ca
Address | 772 Goldstream Ave PO Box 27034
City | Victoria | Postal/Zip V9B 354 [ Phone# 250 888-4864
Prov/state | BC l Country Canada

Il. Secondary QEP Information (use Form 2 for other QEPs)

First Name | Middle Name.
Last Name
Designation | Company
Registration # | Email
Address
City | Postal/Zip | Phone #
Provistate | Country

Ill. Developer Information

First Name | S | Middle Name.
Last Name | [
Company
Phone / | [ [Emoil p— |
Address | 6301 Quail Peak Place
City | East Sooke Postal/Zip V9Z 1A9
Prov/state | BC Country Canada

IV. Development Information
Development Type | Construction: Single Family Residential |

Area of Development (ha) [ 0.0300 Riparian Length (m) | 54 |
Lot Area (ha) | 0.26 Nature of Development |—New |
Proposed Start Date | 2021-06-15 Proposed End Date | 2022-12-31
V. Location of Proposed Develop
Street Address (or nearest town) | 6301 Quail Creek Place
Local Government [ Juan de Fuca Electoral Area - CRD [ City East Sooke
Stream Name | Unnamed Ocean Tributary
Legal Description (PID) | 031082271 | Region CRD
Stream/River Type | Stream | DFO Area_ South Coast
Watershed Code | N/A

[
Latitude | 48 22 02 Longitude [123 [41 [27 ]

Complstion of Database Information includes the Form 2 for the Additional QEPs, if needed.
Insert that form immediately after this page.

Form 1 Page 1 of 22
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FCRM 1

Riparsr Areas Fegulaion - Quahlisd Enw -onizila 2 olsssional - Assessn s, Bepurl

Table of Contents for Assessment Report

Page Number
1. Description of Fisheries Resources Values ...
2. Results of Riparian Assessment (SPEA widthy ..................c..ccoooeen
A D
4. Measures to Protect and Maintain the SPEA
(detailed methodology only).
1. Danger Trees.......ccovvieennne
2. Windthrow....... s 2 S
<4 O S A I v s oo B MO DS BRSSP
4. Protection of Trees... —
5 Encroachment ................. .
6. Sediment and Erosion Contral......... e
7. Edoalaifie. cusesvmsanns s s e s s s
8. Stormwater Management. . .........ocoivviiiiiini e
5. Enviteimeite] MOnteng . .o a cousammmaansmmiss s mmsaeei s
6., IO oo s o000 00908 S A P DT OB
7. Assessment Report Profassional Cpinion ...
Form 1 Page 2 of 22
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FCRM 1

Riparsr Areas Fegulaion - Quahlisd Enw -onizila 2 olsssional - Assessn s, Bepurl

Section 1. Description of Fisheries Resources Values and a Description of the
Development proposal

{Provide as a minimum: Species present, tvpe of fish habitat present, description of current riparian
vegetation condition, connectivity to downstream habitats, nature of development, specific activities
propassed. imslines)

6301 Quail Peak Ilace — East Soake

The purpose of this Riparian Assessment Protection Regulations (RAFR) assessment is to detsrmine RAPR
assessment area boundaries as well as desipnated Steeamside Protection and Enhancement Arza (SPEA)
zomes for a single lot cesidential construstion. ‘I'hs activities proposed within the RAA and outside of the
designated SPEA include Ui residence, doiveway and parking arsa us well as all other relaid ancillucy
development. The proposed ancillary development including water, hydre and othar utilities will all be
wilhin the footpriot of the tesidence, Tl subject Lo is localed olf of Cols Road which is ol of Basl Svoke
Raouxd. Thz goal of iliis assess meni. therefors is Lo identily e SPRA setbucks, the Rijparian Asessmenl
Araa (RAA) and fo derarmine what measures ara reqnired in arder to protect the fish habirat. which lies
adjacent ta the building site. As the house site foorpeint has already been cleared during previous
subdivision phaszs, therz are no trees propesed to be remaved as part of this report Tha housing footprint
a3 shown is already in placs including suitable bzaring rock and compaction.

At the time of our assessment in May of 2021, there was cns waterbody within the subjsct property.
Located along the southeastern boundary of the [ot, the waterbody travels west to east and is an unnamed
sacomd order ocean tributary, This watercourss meets the definition of a watercourse as identitisd by the
Fish Suean Idealilicution Guidsbook (1998).

Srream #1

The annamed sccend oedar crock flows from west to cast eriginating from Iots on the western side of Cole
Road from this location. The canopy within the riparian acca consists of Douglas fie, wastarn red cedar, and
alder with smaller concentrations of willow and maplz. The canapy closure was 45% at the time of our
survay. The understory is dense and consists of salal, sword fern with equal concenteations of intraducsd
species including ivy and blackberry. The stream’s average gradient is 7% and the morphological type is
cascadz-pool. The channel is only macginally incised with a substrate dominated by gravel with a
subdominant substrats consisting of tines/cobble. ‘Lhs average chanue! width was 1.40m at ths tims of ouc
ENCEN

There ure oo FISS reports for Uiy uonamesd ocean wibutary, 10k asswined W be fsh bearing by defaull.

Wirth a 10m SPEA calenlarad for tha stream. the Iandawnar has agread to add another Smin a sansitive
fisharies management zone {SFMZ) so that the total protected area is 15m.

Form 1 Page 3 of 22
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FCRM 1

Ripar =71 Areas Fegulabon - Qualihed Ervironisnla 2-olessional - Assessi st . Beporl

Section 2. Results of Riparian Assessment (SPEA width)

2. Resulis of Detailed Riparian Assessment
Fearta Chapter § ol Assessrert Mehcdology Date: IW\
Description of Water bodies involved (number, type} [1 stream ]
Stream 1
Wetand
Lake
Ditch

Numbet of reaches 1

Reach #

Channel width and slope and Channel Type (use only If water body Is a stream or a
ditch, and only provide widths if a ditch)

Channsl Width(m) Gradisnt (%)

l._h

starting point | 1.78 !
Upstieam Z'Zﬁ' hi gh 6 Hiparizn Aveas Regulat an
0.45 low b |amqual 1ed Lo cany y oul thig
212 devalioris | 3
165 ¢) | have zar :-J
downstream | 0.78 arrent of m de\e i ent
071 ana matana aetontia tha
131 g 10 Yhe f'.lrsnsn Al equlaticr
1.23
183
1.08
Total: minus high /low | 12.59
mean | 1.40 7
R/P. C/P Sp
Channel Type | [% |
Site Potential Vegetation Type (SPVT)
Yes  No
SPVYT Pclygons | l X Tick yos only it multiple polypons it No then fill in ane set of SPVT data boxes
I._1Fomas Hoy | hereky cetity flat:
a) lar g qualed errmer 1zl proles: as del rwcn he Ripenan Areas
Fagulalior “1dds ur cur e Fied Qrotacion A
by | yualified o sary oLl s part of he asswssmient of 113 dwvsloprmen proposa
igds by the develuo
¢) | carned out an Tt ol the dusleprmient proposal wid vy ossessmentis
1in thiz Azzrssment Depnet Are
zlopment propoaa | bave follnwed the
ussessl sl beds seloutin he Sstuccle o he Riparion Arzas Pegulater .
Polygon No: | 1 Method employed if other than TR
LC SH TR

SPVTType [ [ [X |

Form 1 Page 4 of 22
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FCRM 1

Ripar =71 Areas Fegulabon - Qualihed Ervironisnla 2-olessional - Assessi st . Beporl

Polygon Ne |:] Method employed if other than TR
Lc SH TR

SPvTType [ T T 1]

Polygon Na: | Method emplayed if other than TR
SPVT Typs | | I |

Zone of Sensitivity (ZOS) and resultant SPEA

Segment [ 1 If two sides of a stream inveolved, each side is a separate segment. For all water
: bodies multiple segments occur where there are multiple SPYT polygons

o:
LWD, Bank and Channel | 10
Stability ZOS (m)

Litter fall and insact drop [ 10
ZCS (m)

Shads ZCS (m) max 420 | South bank [Yes | Ne [X ]

Ditch | Justification description for dassifying as a ditch {manmade,

no significant headwaters or springs, seasonal flow)
Ditch Fish | Yes No If non-fish bearing insert no fish
Bearing bearing status report
SPEA Maximum [10 [ (For ditch use table3-7) Jr
Segment If two sides of a stream involved, sach side is a separate segment. For all water

bodies multiple segments occur where there are multiple SPVT polygons

o
LWD, Bank and Channel

Stability ZOS (m)
Litter fall and insect drop

ZC3 (m)
Shads ZCS (m) max South bank [Yes | [No ] |
SPEA Maximum | | (For ditch use table-7}
Segment If two sides of a stream involved, sach side is a separate ssgment. For all watsr
Mo: bodiss mulliple segments occur where thete are multipls SPVT polygons
LWD, Bank and Channel

Stability ZCS (m)
Litter fall and insect drop

2G5 (m)
Shade ZOS (m) max South bank [Yes | [Ne |
|_SPEA _maximum | | (For ditch use table2-7) |
| o Py . horoby worl 'y hal
a)  lamagua fied cnv <a1mzal prefessiana, as defined ke R oasar Avcas Regulation ade urdor the o Protesisr Aot

b) lamaqua ‘ied to casty ont th s par- o “he assassment of the devalnpment prepesal mads by the devel aoi
rrent of the deve npmen: prepesal and My #ssessmartis zet o e this
sment of the develeprent propozal,  1ave tallowed the a: ment metack
qulation.

AIT RN art: ad
cut in the Seheduls =5

d)  Ineatying oL ry A
the Riparian Areas

Commenis

Segment 1 represents the left bank facing downstream. Only one segment used
for this report as development is along the left bank
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Section 3. Site Plan

Insert jpg file below
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Site Plan
,,,CIM_ _,‘,al_‘,_ ;,,, Cuerviaw Watercourse N ap
Leqen
Woatzrcouwses Prirrarv < 20,00
Walacou sus Ssconday< 20
‘Watarcoursas < 20,000
Ryvar
Notzs
w02
D 1203 U Zoe 120
FLemtu it an s
Strewut blue polvline represeuls the viamed ocean ributary
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6

2
Plan 15036 Plon MIP76234

Fotmitidl SareRw Ecoapwlers DP <rvg

SL 1ysSL 2(sL 3| SL 4
Strata Plan

1y

Tentative
Plan of Subdivision

Quall Craek Davelcpmanis Lid

Let B, Ecotlon 97,
Sooke Jistric,

Plan VIFE2392

: ‘617 Coe Rnod, Comt Scobe

Potentid Developmen: Permit Arecs

Slovp slopvs <c o Hep 5o
2 Rparkn Arsam ca per Nop Sb
3. Sarsd-lun Fenapatwan = na- bap S
& Dawiopment Approvd MTCITRticn 4ren 9 par IKp Je

. F. ANJIFRSON
A % /\‘_iSU(JIAI_sj
SU R ~ NARERNS.

LLAN-LVD AVEVUE,
IV, B3 W 435
4oAX: 2L s I-303
oo
HAANG — PARCSVLLE
PRI RVTR

Al dimtances aawn ore in Cutres

E\_Surva/r g \22E3.. G \Z000.deg [Terk r2117)

T.ot 7 ahove represents the study avea with civic address of €301 Quail Peak Place
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6201 Quail Peak Place .

230 Tots D1t 9ze 436

Nole: Blue polyline represents (e High Water Mark (lefl bauk). Greeno polylive represeut
the 10m stream STEA (inclndes all three ZoS - 4.20m shade SPEA defaulted to 10m ag it
confuses landowners). Orange polylines represent the 15m STMZ. Purple polygon
represents the huilding site and proposed disturbed area
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6301 Quail Peak Place

137 73357 3F3arzlxes A 3203)
AT EE
R

Note: Blue polyline represents the High Warer Mark (lefr bank). Green polyline represent.
the 10m stream SPEA {inclndes all three ZoS  4.20m shade SPEA defavlted to 10m as it
confuses landowners). Orange polylines represent the | 5m SEMZ. Purple polygon
represeuls (e building site wud proposed dislurbed wrea
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rPR ERTY LINE
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=. ANDERSON | OHeNT QUAIL CREEK DEVELOPMENTS

= Oual Creek — Cole 2d\O7 - Engintering\0Z — Drowings & Skatches (En)\ 30581 Bzse.dn:

Jo=
SRl %/SSOCIATES | o
i ez QUAIL CREEK DEVELOP}QNTS

4212 GLANFORD
TEL: 250 = 1:7 - 2214 7

wf:em;to—zn— 295
oo LOT 7 — BUILDING ENVELOPE

DRAUN:  NM SCALE:  1:250 S R T A 20 TN
30391 — 01 — B }\’\

DATE: June 27, 2018

_Fro acti\30581
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Sectron 4. Measures to Protect and Maintain the SPEA

noenls Allach led or decumen files, as need, lor cash element

:d lor delaileil ass

d|s¢.ussej mchapter 1.1.3 of Assessment Methodalogy. It 1s suggested that documents be converted to PDF
before insenting into the assessment report. Use your “return” button on your keyboard after each line. You must
address and sign oll each measure. || a specilic measure s nol beng recammended a justilization must b
provided.

1.

Danger Tiess [ Ne danger trees idzntified within the SPEA

L “homas R'Jg hareby cersify tha

L it ronesital prolessiosul, s velined in ©e Riparian r2as Rep stion -uade wader s stection At

n ed sy cul lhis parl of te weessinenl of the developiecl poop: 1aze by the cevaloper _

1) Thave catied culznzssesscen. o e Sevziopuent provesal wad my wssevsiuanl s 2l ou. i his Ssvesscient Reoul ani 1o
caryiny sl oy sssexsinel of the develozisul preposal Zhave followed U assessiuec U Luds set ol 2o the dulz Lo e
Ripuriuan Arsue Eagulation

2. Windthrow Nao teces arz proposad to bz removed for the proposed single

family residence and therefore, windthrow is not an issus at this
site

L, “honas Ry, rerele; cers

5 that
snalifiec env.1onme: 1tal puofessi

as cefin

Lvptection Act;

mzze Ripa.l ian Arzas l'\'e g.\l sticm nade under

l:-_
carrying ot nry asszssment of tha deve.{v reut preposel, _have tullvwed the as:s el lmel’rd. set v.ll aths Sczadale tv-’he
Ripa: s [zgulztion
3. Slope Stability Na slope stability issucs idzntified en-site. The new single-
family residene will be built on & proviously cxisting building
pad

cart-Sy tha~

v-trmmetal professioral. as cefinzd in e Riparian Ar2as Reg1 arion nade imder th
i efthe asseasmet of th= developmert propass” rac
1 2nd my sssagmnant it sat o1- i1 this A sessrent Renert
mest of the Ae-/elm“r,enl Frepasel, ~have fallowed the assessmert medods set ot iathe &

carrying sut my as
Ripa:izn Azas Ragul

Fratection of Trees Mo teees ars proposad to ba removed as arasult of the proposad
construction, Storm f2neing and sediment control fencing will be
installed at the 135m speeial fisheries management zonz (SEMZ)
located at [3m. Split cedar rail fence or alternate is mandatzd for
thz SPEA demarcation after construetion activities acc dzzmed
cogp]ctc ipermanent fence)

T Thomas koy . heres

oy catt- Sy that:
almex envrommaital professional, as cefinzd in 2ze Riparian Arzas Regstion mnade under
5 out this part rfme asszssment of tha de/elnpmert peopase. race by the cev:

Sreppection Acty

3y
Ripa.izn Azas Kagu

Encroachment

S enrsnexesarent o7 the 7 rv"npm"mp“" n]mdmy n.ﬂw:z:rmmi:m'vfm'h' Amerarient Resett: ans 11

ra:r,*mg ant iy asszssment of the develasent propaszl ~have falloswed the assessmert methods set oat inths Seczdulz tothe
Ripaizn Azas Ragul
6. Sedimenand Frosion Canrgl Frosion aml sediment control massores will incligle e
installation of sedimeanr. contral Tencing at tha 15m SFM7.
demarcation
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malifier. env-ranmatal Trofessioral. as cefinad in -~& Ripatian Ar=as Reg1 stion “nade nnder th=
& v out this pert of the assassmeat of the developmert peopasz. race by the cevaloy
e revalopment puaaesal my asszssmant is st 2 this Assesstent
szl ~ have frll

E»

T Stormwater will be ecllected from the residence into a rock pit
(ot equivalent) and disposed of to the stormywate catchment arca
along Quail Peak Flace.

£

b.

o # TR anr zn zssesaren® o7 the feva’opment pe

rying Jut ny asszssment of the develcorent pr

Ripaizn A-zas Kagul n

8. Flaaxdplain Concerus dhighly N/A — nirconcerns on his silz
mabile channel’

L Thomus Euy | herely cerlify thal

s I ifiec envromma:tal professiozal 2e cefinzd in

opesel '
ar=v out thie pert of the aze2esment of tha developmert propaee’ maze by the Zeval I e
et proposa. T 263C88T0CET 13 30t CUk in this Asszesmcat Report,

ont ty zazezarent ef the dexlopmen
Arzas Regn ation
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Section 5. Environmental Monitoring

A |a(/h toxl o7 docun s liles sxplainivig e oriloring reginmet Lsa you ‘reiun " oL ur cr your keyoud-d alle: sact line. [Us
4 ce Ibal el dusun i ke convarled e PD= before -icrin ginlo ths POF vu-zion ol the ril ropor!
Inch: 2¢tions 34 rad, Maritering sz Jle, commun 2ations ola, ard rscLircrrent for ¢ post devs cpmert reper:

East Sooke, BC

G301 Quail Peak Place

May 30 2021

Works Outside of SPEA 15m buffer (SFMZ) and within 30m of
designated walerbody

e Areus designated us the SPEA will be [lugged with high visibility
flagging tapc and temporary fencing.

# Prior to construction. a sediment and erosion control plan will be
developed to prevent the discharge of sediment laden water into the
SPEA or the watercourse identified on-site. This will include the
installation of sedimenl [encing/hay bales us delertuined by on-sile
biologist prior (o the iniliation of construclion aclivilics.

e No works shall be undertaken within areas designated as SPEA (refer
Lo maps) or SEMZ.

& All works Scheduled Within 30m of a Watercourse and Qutside of the
SPLA will adhere to all recommendations as outlined in the BMP -
Develop with Care: Bnvironmental Guidelines for Urban and Rural
Land Development in British Columbia. As well:

< Ensure construction will proceed smoothly without harmful
allcralion of habilal;

< Provide long-term moniloring lor disturbed sites until green-
up is established and the soils at the site are stable.

e Heavy equipment (excavalors ete.) working oulside the SPEA and
within 30m of the walercourse will be monilored [or leaks (oil,
hydraulic fluid cte.).

o Disturbed areas outside the SPELA and within 30m of a waterbody will
be revegetated with native plants of a size that will quickly re-establish
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riparian cover when coastruction activities are deemed coniplete.
Detailed direction to confractors will be given to ensure that no erosion
or sediment movement will ocour and that no silt will be released to
the SPEA during the construction and post construction phase.

"I'he site will he monitored by the designated QEI (once every two
weeks or as required due to high rainfall events - >30mm/24 hour
period) during the construction period. Any contraventions of the
RAR will be communicated to the developer as well as local municipal
stall and RAR stall

A post canstruction report. generated by the designated QIIP will be
submitted to RAR and local municipal statf within 4 months after
substantial completion.

DVv000078
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Label

Dlate 1 —"I'vpical view of the existing building site
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Label | Plate 3 — Tvpical view of the stream substrate and width
~=3 = T CSEEIAY ¢ Ty 2477

& 1
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Label | Plate 3 — Typical view of the stream substrate and width
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Section 7. Professional Opinion

Qualified Environmental Professional opinion on the development proposal’s riparian
assessment.

Date
1. 'WeThomas
Bey

mais of qualifiad acuironmental nvofecsanalfs) and theic ncafessional des ration that ave invalved

hereby certify that:

a) | am/We are qualified environmental professional(s), as defined in the Riparian
Areas Protection Regulation made under the Riparian Areas Protection Act,

b} | am/We are qualified to carry out the assessment of the proposal made by the
developer NN Which proposal is described in section 3 of this
Assessment Report {the “development proposal’).

¢) | have/We have carried out an assessment of the development proposal and
myfour asssssment is set out in this Assessment Rsport; and

d} In carrying out my/our assessment of the development propaesal, | have/We have
followed the specifications of the Riparian Areas Protection Regulation and
assessment methodology set outin the minister’'s manual; AND

2. As qualified env iranmental professionalis). lwe hereby provide my/our professional opinion that:

the site of the proposed development is subject to undue hardship, (if
applicable, indicate N/A otherwise) and

b} the proposed development will meet the riparian protection standard if the
development proceeds as proposed in the report and complies with the
measurss, if any, recommended in ths report.

[NOTE: "Qualified Environmental Professional” means an individual as described in section 21 of the Riparian
Areas Protection Regulation
{bi the individ Jal's aea of 2xper se iz
Eurpess ol provid iy & 5
(i) beindiv cual is gating wibin hatisdividual's area ol experlis :v]

2prable for fhe
and

cagrized i1 b1z assess 20t methoos as anz biati
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Submission Instructions

Riparian Arsas Regulation — Qualified Environmental Professional — Assassment Report
RAR-QEP-AR

Forms you will need to compiete are

» Form 1 which has the database information, the desaiption of the fisheties resources,
development site plan, measures to protect and maintain the SPEA, and environmental

monitoring.
» Form 2, if more QEPs are part of the project team.
» Either Form $ the detailed ment form(s) or Form 4 simple rment form(s)

which is for the results of the riparian assessment (SPEA width). Use enough copies of
the farm to complete the assessment of the site.
» Eoim Sis the photo form(s). Duplicate for additional photos.

NB: Sse the Guidelines and the Assessment Methods for detailed instructions on the infarmation
required for complsting the Assessment Report.

A complete Riparian Assessment Report based on the template forms must be converted to a
single Portable Document Format PDF file prior to uploading onta the Notification Systern.

The Assessment Report must be camplate, by submitting the information specified, and posted to
provide notification to the local government, Ministry of Water, Land and Air Protection and the
Departrent of Fishaties and Cceans Canada.

Tips for working with MS Word Template Forms
Using the forms
Before beginning, print a hard copy of the form and the guidance files for reference
Open the template
Enter data into the shaded fields on the form
Use TAB to move from one field to another; SHIFT-TAB to goin reverse
Text and digital photos may be inserted from other applications
The amount of text that can be entered in each box is limited and cannot be changed by
the user; baxss with dats information. for example, require input like: yyyy-mm-dd.

Saving the completad form
Assign name ta the completsd farm
Save a word document {* doc file)
De notoverwrite the Template {*.dot fils) with your complsted form
If you do overwrite the template, you can download a new copy from this web site
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2021

SUBJECT Development Permit with Variance for Section 4, Renfrew District, Except
Those Parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549, VIP82411,
and EPP69011

ISSUE SUMMARY

A request has been made for a development permit with variance to authorize subdivision on a
parcel designated as Steep Slope, Riparian, and Sensitive Ecosystem Development Permit (DP)
areas and to reduce the requirement that 10% of a parcel fronts onto a highway.

BACKGROUND

The subject property is a 145 ha parcel located at 12036 West Coast Road and is zoned Wildwood
Terrace 4 (WT-4) and Commercial (C-1A) in Juan de Fuca Land Use Bylaw No. 2040
(Appendix A). That part of the subject property that is the subject of this application is bounded
by French Beach Provincial Park and Resource Land (RL) zoned parcels to the west, Wildwood
Terrace 1 (WT-1), Wildwood Terrace 2 (WT-2), and Wildwood Terrace 3 (WT-3) zoned parcels to
the east, the remainder of Section 4 to the north, and West Coast Road to the south. The parcel
is designated as Private Managed Forestry Land (PMFL) under the Private Managed Forest Land
Act. The C-1A portion of Section 4 is located in the south east corner and is the subject of rezoning
application RZ000267 to permit food and beverage processing and liquor lounge (brewery).

The rural residential areas of Section 4, including the WT-1, WT-2, WT-3 zoned areas, as well as
the present subdivision proposal, are accessed via Trailhead Drive from West Coast Road.
Access to the proposed subdivision, known as “Creekside Glen”, crosses Second Creek, which
roughly forms the eastern boundary of the subject area (Appendix B).

The owner has submitted a subdivision application for the creation of 12 fee simple parcels
(Appendix C). Portions of the area are designated as Steep Slope, Riparian, and Sensitive
Ecosystem development permit areas; therefore, a development permit is required. The plans
show a reduction to the required 10% minimum road frontage for several of the proposed lots;
therefore, a variance is also requested.

ALTERNATIVES

Alternative 1

The Land Use Committee recommends to the Capital Regional District Board:

That Development Permit with Variance DV000081 for Section 4, Renfrew District, except those
parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549, VIP82411, and EPP69011 to
authorize the subdivision of land designated as Steep Slope, Riparian, and Sensitive Ecosystems
Development Permit Areas; and to vary Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040,
Part 2, Section 3.10(4) by reducing the minimum frontage requirement from 10% to 1.5% for
proposed Lot 1, 5% for proposed Lot 2, 1.1% for proposed Lot 5, 6.2% for proposed Lot 6, 0.9%
for proposed Lot 7, 2.5% for proposed Lot 8, 0.5% for proposed Lot 11, and 0.7% for proposed
Lot 12, as shown on the Tentative Plan of Subdivision, prepared by J.E. Anderson, dated
August 23, 2021, be approved.

Alternative 2
That the Development Permit with Variance DV000081 be denied.

DV000081
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Alternative 3
That the application be referred back to staff for additional information.

IMPLICATIONS

Legislative Implications

The Shirley-Jordan River Official Community Plan, Bylaw No. 4001, designhates development
permit areas (DPAs) and outlines development permit guidelines (Appendix D). The property is
located within the Steep Slopes, Riparian, and Sensitive Ecosystem DPAs; therefore, a
development permit is required for subdivision. CRD Delegation of Development Permit Approval
Authority Bylaw, 2009, Bylaw No. 3462, gives the General Manager, Planning and Protective
Services, the power to issue a development permit; however, the delegated authority does not
include development permits that require a variance, as stated in Section 5(a) of the bylaw.

The Juan de Fuca Land Use Bylaw No. 2040, Part 2, Section 3.10(4), specifies that road frontage
shall be a minimum of 10% of the perimeter of a parcel. Variances to reduce the minimum
frontage required is requested for proposed lots 1, 2, 5, 6, 7, 8, 11, and 12 in order to permit the
subdivision.

Public Consultation Implications

Pursuant to Section 499 of the Local Government Act, if a local government is proposing to pass
a resolution to issue a development variance permit it must give notice to each resident/tenant
within a given distance as specified by bylaw. Juan de Fuca Development Fees and Procedures
Bylaw No. 3885, states that the Board at any time may refer an application to an agency or
organization for their comment. In addition, it states that a notice of intent must be mailed to
adjacent property owners within a distance of not more than 500 metres. JAF Community Planning
will provide notice accordingly. Any responses received from the public will be presented at the
September 21, 2021, Land Use Committee meeting. There is no requirement for public
consultation if a local government is considering a development permit.

Land Use Implications

Development Permit:

A Geotechnical report prepared by Jordan Gybels, EIT, and Andrew Jackson, P.Geo., P.L.Eng.
of Ryzuk Geotechnical described the site and addresses the steep slope development permit
guidelines relative to the proposal. The engineers confirmed that a safe building site exists for
each parcel and provided Landslide Assessment and Flood Assurance Statements for the
subdivision design. Any future development activities proposed within the designated
development permit areas on the newly created parcels require a subsequent Development
Permit application and accompanying professional report.

An Environmental Assessment report was prepared by Brent Rutley, BIT, B.Sc., and
Julie Budgen, R.P.Bio., B.Sc., of Corvidae Environmental Consulting Inc., addressing the
Riparian DP and Sensitive Ecosystem DP guidelines for the proposed subdivision. The Report
described the site conditions and provided recommendations to protect riparian and sensitive
ecosystem areas. The biologists’ report included the CRD’s Subdivision Referral Report to the
Ministry of Transportation and Infrastructure as an appendix and specified that no further action
was specified for the frontage condition; however, the referral report dated October 26, 2020 was
prepared to address an earlier 14-lot strata subdivision proposal for the parcel and has since been
updated to identify the frontage requirements for the new layout.

The Report noted that the property is designated as PMFL and has been modified by past logging
activity. Three streams that drain into Second Creek were identified and the Streamside
Protection and Enhancement Area (SPEA) for these streams was calculated to be 10 m. Two
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ditches adjacent to historical logging roads were also identified. The SPEA for these watercourses
was calculated to be 5 m.

Works associated with the subdivision include the installation of several culverts and instream
restoration works, including the reconnection of a roadside ditch to Second Creek. These works
were authorized under Section 11 of the Water Sustainability Act (WSA) by the Ministry of Forests,
Lands, Natural Resource Operations, and Rural Development. The Report noted that the SPEAs
have been calculated to adequately protect the streams in perpetuity; therefore, the SPEAs
should be flagged on site and no clearing of vegetation or disturbance should occur within those
areas. Riparian Areas Protection Regulation (RAPR) assessment reports and development
permits will be required prior to the construction of driveways and buildings on Lots 2-6, 8-10 and
12.

The professional reports are attached to the proposed development permit with variance
(Appendix E).

Variance:

The Juan de Fuca Land Use Bylaw requires that where a lot being created by a subdivision fronts
on a public highway, the minimum frontage on the highway shall be one-tenth of the perimeter of
the lot. Proposed Lots 3, 4, 9, and 10 meet this requirement; however, the applicant has proposed
to reduce the minimum frontage requirement from 10% to 1.5% for proposed Lot 1, 5% for
proposed Lot 2, 1.1% for proposed Lot 5, 6.2% for proposed Lot 6, 0.9% for proposed Lot 7, 2.5%
for proposed Lot 8, 0.5% for proposed Lot 11, and 0.7% for proposed Lot 12.

In evaluating whether a frontage exemption is justified, the following technical criteria are normally
considered:

¢ How does it relate to the topography of the area?

e Does it create any environmental impacts?

¢ Will reducing the frontage produce an awkward lot configuration?

e Will reducing the frontage eliminate future subdivision potential of the lot and of lots
beyond?
Will the exemption reduce road network and access options?
Does the proposed reduction disturb existing residences?

The proposed lot boundaries are not conventional, but they follow the natural topography and are
designed to minimize stream crossings through the use of panhandle driveways and shared
access driveways. The proposed parcels meet the required minimum of 1 ha specified by the
WT-4 zone. The subdivision layout is not expected to affect the road network, or neighboring
properties since the development otherwise complies with the regulations of the zone in terms of
overall density. Parcels are limited to a maximum lot coverage of 25% and permitted uses support
a single-family dwelling and related accessory uses, including a secondary or detached accessory
suite.

Development Permit with Variance DV000081 has been prepared for consideration to authorize
a 12-lot subdivision in Steep Slopes, Riparian, and Sensitive Ecosystems Development Permit
Areas and to grant a variance to reduce the 10% minimum frontage requirement for proposed lots
1,2,5,6,7,8, 11, and 12 (Appendix E). Any residents that may be affected by the proposal will
have an opportunity to come forward with their comments through the public notification process.
Staff recommend approval of the development permit with variance subject to public notification.
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CONCLUSION

The applicant has requested a development permit with variance for the purpose of authorizing a
12-lot subdivision and wishes to reduce the 10% minimum frontage requirement for several of the
proposed parcels. Section 11 approvals were issued by the Province for works associated with
the watercourses present on the property as they relate to land alteration and subdivision in
accordance with the Riparian DP guidelines, and a geotechnical report has been received that
addresses the Steep Slope DP guidelines. Therefore, staff recommend approval of the
development permit with variance subject to public notification. If the Permit is approved by the
Board, the Corporate Officer will proceed to issue the Permit and register a Notice of Permit on
Title.

RECOMMENDATION

The Land Use Committee recommends to the Capital Regional District Board:

That Development Permit with Variance DV000081 for Section 4, Renfrew District, except those
parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549, VIP82411, and EPP69011 to
authorize the subdivision of land designated as Steep Slope, Riparian, and Sensitive Ecosystems
Development Permit Areas; and to vary Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040,
Part 2, Section 3.10(4) by reducing the minimum frontage requirement from 10% to 1.5% for
proposed Lot 1, 5% for proposed Lot 2, 1.1% for proposed Lot 5, 6.2% for proposed Lot 6, 0.9%
for proposed Lot 7, 2.5% for proposed Lot 8, 0.5% for proposed Lot 11, and 0.7% for proposed
Lot 12, as shown on the Tentative Plan of Subdivision, prepared by J.E. Anderson, dated
August 23, 2021, be approved.

Submitted by: | lain Lawrence, MCIP, RPP, Manager, Juan de Fuca Community Planning

Emily Sinclair, MCIP, RPP, Acting General Manager, Planning & Protective
Services

Concurrence: | Ted Robbins, B.Sc., C. Tech, Acting Chief Administrative Officer

Concurrence:

ATTACHMENTS

Appendix A: Subject Property Map

Appendix B: Subdivision Site Limit Map

Appendix C: Tentative Plan of Subdivision with Requested Frontage Variances
Appendix D: Development Permit Guidelines

Appendix E: Permit DVO00081
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Appendix B: Subdivision Site Limit Map
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Appendix C: Tentative Plan of Subdivision with Requested Frontage Variances
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Appendix D: Development Permit Guidelines

515 Guidelines for the Steep Slope Development Permit Area

Development permits for development in the Steep Slope DPA will be considered in accordance with the following guidelines:

© N ow >

= oo Mmoo m

To =z =z - =¥

Development and alteration of land will be planned to avoid intrusion into and minimize the impact on the Steep Slope DPA.

The removal of vegetation and impact to tree root zones will be minimized.

The placement of fill, disturbance to the soil, undercutting and blasting will be minimized.

Development should minimize alterations to steep slopes and the development should be designed to reflect the site rather than
altering the site to reflect the development.

Changes in hydrology will be minimized.

Runoff from the development will not destabilize or cause damage to the subject parce/ or neighbouring parcels.

Development will be designed to avoid erosion and sedimentation.

Erosion control measures and temporary fencing may be required during and after construction.

The planting of native vegetation in both disturbed and undisturbed areas may be required to reduce the risk of erosion and improve
slope stability.

Heavy machinery cannot be used in circumstances where or when it might cause erosion or destabilize the slope.

The clustering of buildings and structures on less steep areas is encouraged and setbacks may be varied to accommodate this.

Variances to allow the siting of buildings and structures outside the Steep Slope DPA will be considered.

. Over-steep driveways and sharp switchbacks are discouraged and will be minimized.

Shared driveways may be required where they will minimize the disturbance to steep slopes.
Large, single-plane retaining walls are discouraged and landscaping should follow the natural contours of the land.
As a condition of the issuance of a development permit, compliance with any or all conditions recommended in a report by a @2 will

be considered by the CRD and may be included in development permit.

535 Guidelines for the Riparian Development Permit Area

Development permits for development in the Riparian DPA will be considered in accordance with the following guidelines:

A
B.

= o m

Development or alteration of land will be planned to avoid intrusion into and minimize the impact on the Riparian DPA.

Maodification of channels, banks or shores must not result in harmful alteration, disruption or destruction of natural features, functions
and conditions that support fish life processes within the Riparian DPA.

The removal of gravel and soil from streambeds is prohibited unless approved by the provincial or federal government.

Proposed plans of subdivision will avoid séream crossings where possible and demonstrate the presence of building areas outside of
the SPEA.

Stream crossings will be avoided, but where this is not possible, bridges are preferred rather than culverts, and any works will be
sited to minimize disturbance to banks, channels, shores and vegetative cover, and must be approved by the provincial government.
Culverts may be designed to encourage in-sfream storage of water to allow the unrestricted movement of fish in both directions.
Construction at a certain time of year and using methods that minimize the impacts on rare and sensitive species may be required.
To minimize encroachments into the Riparian DPA, variances for the height and location of buildings and structures may be considered.
As a condition of the issuance of a development permit, compliance with any or all conditions recommended in a report by a QF7,
prepared in accordance with the AR, will be considered by the CRD and may be included in a development permit.

Development permits may include requirements for environmental monitoring and when required, these monitoring reports must be
prepared by a QP

All of the measures specified by a QFP necessary to maintain the integrity of a SPEA will be considered by the CRD for inclusion as a
condition in a development permit.

Development permits will not be issued until the CRD has been notified by the Riparian Areas Regulation Notification System (RARNS)

that the Province has received a riparian areas assessment report.

. Where a @£Phas required the planting of native vegetation to reduce the risk of erosion, restore the natural state of the site, improve

water quality, or stabilize slopes and banks, a landscaping plan of the re-vegetation may be required.
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In situations where a SPEA would reduce the density of development permitted by the zoning bylaw, a Q£P is required to provide
recommendations on how the permitted density of development could be accommodated with the least possible impact on fish habit.
An applicant may be required to provide an explanatory plan of a SPEA.

For all or part of land within a SPEA that has been identified by a Q£F, property owners may wish to consider dedicating the land back
to the Crown, gifting the land to a nature conservation organization or registering a conservation covenant.

All new developments or modifications to existing developments including site works, gardening, landscaping and other related
residential activities should be designed and implemented to maintain the quantity and quality of water and to avoid the entry of
pollutants or nutrient rich water flowing into sfreams and wetlands.

Development will be designed to avoid any increase in the volume and peak flow of runoff and a drainage plan may be required in
support of this quideline.

Plantings of native vegetation may be required to reduce the risk of erosion, restore the natural state of the site, improve water
quality, or stabilize slopes and banks.

Where necessary or desirable, a buffer zone to remain free of development may be specified and protection measures for retention
and management of vegetation in these areas may be established.

To avoid encroachment, fencing may be required prior to, during or after construction.

545 Guidelines for the Sensitive Ecosystem Development Permit Area

Development permits for development in the Sensitive Ecosystem DPA will be considered in accordance with the following guidelines:

. Development or alteration of land will be planned to avoid intrusion into and minimize the impact on the Sensitive Ecosystem DPA.

A
B. The removal of gravel and soil from wafercoursesis prohibited unless otherwise approved by the provincial or federal government.
C. Proposed plans of subdivision will avoid wafercourse crossings where possible.

D. Watercourse crossings will be avoided, but where this is not possible, bridges are preferred rather than culverts, and any works will
be sited to minimize disturbance to banks, channels, shores and vegetative cover, and must be approved by the provincial
government.

E. Changes in the land surface, which could affect the health of vegetation or the biodiversity of any plant communities and disturbance
of mature vegetation and understorey, will be minimized.

F. Disturbance to existing vegetation not directly affected by the footprint of buildings, ancillary uses and driveways will be minimized.

G. Planting of non-native vegetation or invasive species in designated sensitive ecosystem development permit areas is not supported.

H. The CRD may consider variances to siting or size regulations where the variance could result in the enhanced protection of an
environmentally sensitive area.

I As a condition of the issuance of a development permit, compliance with any or all conditions recommended in a report by a P will
be considered by the CRD and may be included in the development permit.

J. Those areas where existing vegetation is disturbed will be rehabilitated with appropriate landscaping and habitat compensation
measures in a manner recommended in a report by a g~

K. Development and associated drainage will be designed and constructed so that there is no increase or decrease in the amount of
surface water or groundwater available to the sensitive ecosystem.

L. Culverts may be designed to encourage storage of water within the watercourse.

M. Where necessary, provision will be made and works undertaken to maintain the quality of water reaching the sensitive ecosystem.
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All new developments or modifications to existing developments including site works, gardening, landscaping and other related
residential activities should be designed and implemented to maintain the quantity and quality of water and to avoid the entry of
pollutants or nutrient rich water flowing into watercourses, lakes, ponds and wetlands.

Development will be designed to avoid any increase in the volume and peak flow of runoff and a drainage plan may be required in
support of this guideline.

Plantings of native vegetation may be required to reduce the risk of erosion, restore the natural state of the site, improve water
quality, or stabilize slopes and banks.

The planting of non-native vegetation or alien invasive species, as defined in the provincial Spheres of Concumrent Jurisdiction -
Environment and Wildlife Regulation 144/2004, is not supported.

Construction at a certain time of year and using methods that minimize the impacts on rare and sensitive species may be required.
Where possible, large tracts of wildlife habitat or continuous habitat corridors will be preserved, in order to facilitate movement of
wildlife.

A buffer zone may be specified where land alteration or structures will be limited to those compatible with the characteristics of the
sensitive ecosystem or those that can be mitigated in a manner recommended by a QF.

In order to ensure unnecessary encroachment does not occur into the sensitive ecosystem at the time of construction, permanent or
temporary fencing measures may be required.

Development may be restricted during sensitive life-cycle times.
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Appendix E: Permit DV0O00081

aeaio

Making a difference...together CAPITAL REGIONAL DISTRICT
DEVELOPMENT PERMIT WITH VARIANCE NO. DV000081

1. This Development Permit with Variance is issued under the authority of Sections 490 and 498 of the
Local Government Act and subject to compliance with all of the bylaws of the Regional District applicable
thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit with Variance applies to and only to those lands within the Regional District
described below (legal description), and any and all buildings, structures, and other development
thereon:

PID: 009-573-356;

Legal Description: Development Permit with Variance for Section 4, Renfrew District, except
those parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549,
VIP82411, and EPP69011 (“the Land”)

3. This development permit authorizes a 12 lot fee-simple subdivision (“the Development”) on the Land,
located within the development permit areas established under the Shirley — Jordan River Official
Community Plan, Bylaw No. 4001, 2018, Section 510 (Steep Slopes), Section 530 (Riparian), and
Section 540 (Sensitive Ecosystems), in accordance with the plans submitted to the CRD and subject to
the conditions set out in this Permit.

4. The conditions under which the development referred to in section 3 may be carried out are as follows:

a. That the components of the Development occur as identified on the Tentative Plan of
Subdivision, prepared by J.E. Anderson & Associates dated August 23, 2021;

b. That the development comply with the recommendations outlined in the report prepared by
Jordan Gybels, EIT, and Andrew Jackson, P.Geo., P.L.Eng. of Ryzuk Geotechnical (the
“Geotechnical Report”) dated April 27, 2021;

c. Thatthe development comply with the recommendations outlined in the report prepared by Brent
Rutley, BIT, B.Sc., and Julie Budgen, RP.Bio., B.Sc., of Corvidae Environmental Consulting Inc.
(the “Environmental Assessment Report”) dated September 2021;

d. That the Streamside Enhancement and Protection Areas (SPEAs) be flagged and that any
disturbed areas be properly revegetated using plant material indigenous to the site or other
suitable non-invasive species designated as acceptable by the CRD; and

e. That a final report be submitted from a qualified environmental professional confirming that the
recommendations have been completed in accordance with the Environmental Assessment
Report.

5. The Capital Regional District’s Bylaw No. 2040, Part 2, Section 3.10(4), is varied under section 498 of
the Local Government Act as follows:

a. That the 10% minimum frontage requirement be reduced from 10% to: 1.5% for proposed Lot
1, 5% for proposed Lot 2, 1.1% for proposed Lot 5, 6.2% for proposed Lot 6, 0.9% for proposed
Lot 7, 2.5% for proposed Lot 8, 0.5% for proposed Lot 11, and 0.7% for proposed Lot 12, as
shown on the Tentative Plan of Subdivision, prepared by J.E. Anderson, dated August 23,
2021.

6. Notice of this Permit shall be filed in the Land Title Office at Victoria as required by Section 503 of the
Local Government Act, and the terms of this Permit (DVO00081) or any amendment hereto shall be
binding upon all persons who acquire an interest in the land affected by this Permit.

7. If the holder of a permit does not substantially start any construction permitted by this Permit within 2
years of the date it is issued, the permit lapses.

8. The land described herein shall be developed strictly in accordance with the terms and conditions and
provisions of this Permit, and any plans and specifications attached to this Permit which shall form a part
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hereof.
9. The following plans and specifications are attached to and form part of this Permit:

i.  Tentative Plan of Subdivision, prepared by J.E.Anderson & Associates, dated August 23, 2021;
ii. Geotechnical Report prepared by Jordan Gybels, EIT, and Andrew Jackson, P.Geo., P.L.Eng.,
dated April 27, 2021;
iii. Environmental Assessment Report prepared by Brent Rutley, BIT, B.Sc., and Julie Budgen,
RP.Bio., B.Sc., of Corvidae Environmental Consulting Inc., dated September 2021.

10. This Permit is NOT a Building Permit.

11. In issuing this Development Permit, the CRD does not represent or warrant that the land can be safely
developed and used for the use intended and is acting in reliance upon the conclusions of the
Geotechnical Report regarding the conditions to be followed for the safe development of the land.

RESOLUTION PASSED BY THE BOARD, THE day of , 2021.

ISSUED this day of , 2021

Kristen Morley
Corporate Officer
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Attachment 1: Tentative Plan of Subdivision
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Attachment 2: Geotechnical Report

PPSS-35010459-2571

RYZUK GEOTECHNICAL

Engineering & Materials Testing

28 Crease Avenue, Victoria, BC, V8Z 153 Tel: 250-475-3131  Fax: 250-475-3611 yavw.ryzuk.com

April 27,2021
File No: 5862-3

Re:  Proposed Twelve Lot Subdivision
Creckside Glen — Jordan River, BC

As requesied. we have imdertaken an ussessment of The existing goolechimenl eondilions ul the
referanced site as such relates to the proposed subdivision. We understand that portions of the
property within thic northern limits of the development arc designated as being part ot Shirley
and Jordan River’s Steep Slope Development Permit Arca (DPA), as per Shirley and Jordan
River’s Oietal Communily Plan {OCP), Rylaw No. A001. We further undorstand thal. the
Ministrv of Transportation and Infrastructure (MOTI) has specified that an assessment of
potential geohazard(s) be carricd out by a qualificd professional as a condition of the subdivision
Prelinmimary Tavoul Approval (PT,A). Tn This regard, our assessmenlinvalved a review off
availabile il inagery, geological mapping, griimdwaler well Togs, subdivisionfroad plans,
past projzcts i the surrounding area, as well as a site reconnaissance, Our assessment has baen
completed in accordance with current Engincers and Geoscientists British Columbia’s (EGBT)
guidelines for landslide and Mood hazards. Accordingly, we have compleled and atiached both
Appendix D: Lundslide Assessment Assirance Stalerment, and Appendix T: Flood Assurance
Statement. Our associated observations, comuments, and recommendation in this regard are
inchuded hierein, pursiant to Scetion 56 of the Community Charter. Our work has been carried
oul anclis aceordance wilh, andis subjeel Lo, the allached Terms of Engagement. MOTT is an
approvod users of this report and ymay tely on this information when considering the approval.

PROPOSED DEVELOPMENT

The subyject sile is located off Creekside Glen in Jardan River and is bounded by sinilar
residential 1ots 1o the south and northeast, Trailhead Drive ta the east, and resource land to the
west. 'I'he site topography generally slopes down gently to moderately at anundulating gradient
towards The soulhésoulhwesl, with an everall reliel ol roughly 70 m, over a horizontal dislance of
approximately 630 m. A cresk {Second Crask) extends approximately northeast to southwest
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roughly along the eastern property line of the site and inrersects with the existing portion of
Crzekside Glen and extends through the southern limits of the of the proposed subdivision
towards the southsvest. Additionally, there are two main tributarizs which feed into Second
Creek, exlending through the proposed developrnent roughly north Lo south and northwesl (o
sonrheast, respectively. ‘I'he lacation of the development area, in addition to the surronnding
creeks and tributaries are shown in Figure 1.

We understand that the proposed development consists of a twelve-lot fee simple subdivision,
[he exlension of Creckside Glen lowards (he northwesl, diiveways/acesss roads, und drainage
infrastructure. ‘The proposed road and associated drainage infrastructure are shownin I L.
Anderson and Associates” (JEA) Proposed Road drawing, issued for MOTI review, dated
February 9, 2021. Additionally, the twelve-lot subdivision plandlayout is shown in in JEA’s
Tentative Plan of Sulxlivision drawing, daled April 22, 2021, Both drawings have been altached
to this report.

Watershed Boundaries B

2 i
Figure 1: Location Plan

Ryzuk Geotechnical Page 2



Report to the LUC — September 21, 2021

DV000081

16

aeaio

Making a difference...together

PPSS-35010459-2571

[ ——
Creekside Glen — Jordan River, BC

April 27, 2021

DVv000081

SURFACE & SUBSURFACE CONDITIONS

Aerial imagery of the arza indicates that the site is currently undeveloped, and that the
surrowding area lias been exposed to logging activities in the past. Owr review of available
geologival mapping and past proicels in the surounding arca indicale that soil conditions in this
area generally consist of a veneer of surficial erganics atop of dense gravelly sand (2laciofhial
sall). Furthermare, our review of several groundwater well logs. adjacent and to the 2ast of the
referenced site, suggest that soil conditions consist of sand and gravel. overlying sedimentary
rock (likely of the Sooke Formation), consisting of sandstone and conglomerate, at depths
Tanging [fomn approximtely 7.5 m Lo 18 1 below ground surluce.

From our review of asrial photography, two additional nearby creeks were identified, First Creek
and Uglow Creek, to the east and west of the subjzct site, respectively. Aerial photography of the
arca shows (hal both First Creck and Uglow Creek and (heir associaled (ributarics do not
inrersect with Second Creek and its associated tributaries, in addition to the land/watershad
upslope of the proposed development. I'irthermore, mapping shows that that the topography of
the area to the east and west of the proposed development, in addition to the land upslope,
ganerally slops down towards the southzast and soutlwest, respectively, away from the
watershed surmounding he subicel propertly. Aceordingly, we do not consider Firsl Creck or
TUglow Creck Lo be within the walershed encornpassing (he propused developinent and, as such,
have not inchded both creeks in our hydrology assessment

During our site reconnaissance, in addition to our recant site attendances to review subgrads
conditions for extension of Creekside Glen, we have observed that soil conditions within the
assessad areas consist of a veneer of organics. atop of dense well graded gravelly sand with somea
cobbles and trace boulders and silt {inferred glaciofluvial soil). We have traversed a portion of
the development area, including the extension of Creekside Glen, and the access road within the
southern limits of the site leading towards the proposad Lots 11 and 12. We have also assessed
[he surrounding arce, up slope, and Lo the north of the development arca via Trailhead Drive and
adjacent logging roads. Accordingly, we have ohserved the terrain of the site to be gently fo
moderately sloping, and overlain with dense vegetation, including young to medium sized
coniferous trees (third erowth torest) and scattered brush undercover.

During our site allendance Lo review subgrade for the weslem limits of the proposed extension of
Creckside Glen, we noled thal Second Creck interseeted with the existing portion of Creckside
Glen via an existing culvert roughly 3 m below the existing road grade. Based on the provided
drawings, we understand that strategically placed culverts (200 mm in diameter) are proposad for
[he inlerseelions ol the noled ibularics wilth proposed on-sile inffaslructure (drivewaysfacesss
1oads) o re-cslablish existing drainage roules. Addiionally, we understand hat 10 1 strearmline
protection enhancement areas {SPLLA) will be maintained on cach side of the tribiraries and
Second Creek, and that all proposed residential construction will aceur outside of such arzas.

Ryzuk Geotechnical Page 3
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GEOTECHNICAL/GEOHAZARD ASSESSMENT

We nnderstand that civil works will inclnde overburden removal (excavarion in the order of up to
3 m below existing grade) to expose suitable suberade. Furthermore, based on the noted and
expeoctad soil conditions, we do not anticipate that rock excavation (blasting} will take place and
therefore expect that 1o permanent rock faces will exist within the proposed subdivision. We
expeel (hat tree removal will take place within the subdivided lots as eivil works progress and (he lots
are developed. However, we anticipate that tree remaval will be limited within the steeper areas of
the development, roughly within the northern limits of Lats 3. 4. 5. and 6 (as shown in Figure 1).
Aceordingly, we expeel such would nol result in a sigmfAcant change (o (he exisling slope stabilily
conditions, provided ground disturbance is limited during removal, and the stumps and roots of trees
oulside ol building areas within the steeper sloped wreas awe lefl in place. We further undarstand that
at this time, 1o retaining wall construction is proposadiraguired.

During our sile reconmissance and subscquenl site visits, o indicalion of deep scated or shallow
lranslalional inslability was apparent in the assessed arcas, However, locally steeper portions of
terrain (sloping at ronghly 30 to 43 degrees from the horizontal} were noted. Such areas were
observed to be up to approximately 3 m in vertical height and surficial surface soils were
observed to consist of up to roughly 0.3 m of surficial organics, We expzct that such areas may
be subject to pariedic surficial instability as a natural condition due to steepear inclinations and
soil conditions (loose surficial organics). However, il is imporlant o note thal we consider such
areas to be a low hazard risk {minor thickness of loose surficial organics and limited potential
energy). Furthermore, we expect that such arsas will likely be stripped of all surficial organics as
civil works prograss and the proposad lots are developed. Accordingly, we considear the proposed
developrment, meluding the subdivided lots and associated nfrastructure, o not I subjeel o
landslide hazard that would prechide sate development.

From the provided plans/drawings, we understand that grading plans for the proposed extension
of Creekside Glen, in addition to driveways/access reads, includz a mininum 2 % gradient to
allow [or surficial slorn waler drainuge into proposced open drainage charmels; (he basc ol
drainage charmals will be a minimum of 375 mm below the top of the proposed road
Additionally. Creekside Glen will be sloped down towards the east, such that storm water
dramage will occur both perpendicular and parallel to the road into drainage channels and
Second Crael, respectively. We further understand ditclilines will be constructzd along
driveways, wilh culverls Tanging fomn 400 1 (o 600 1mm in dancter. All colleeted slomm waler
will be direeted via the above drainage infrasiructure lowards (e noled tibularics or Sceond
Creek

To assess [looding hasard, storn waler modcling was carmied out to eview post developiment
fow conditions [or the Sceond Creck drainage channel. A 200-year stormn was modaled using
Intensity-Durafion 'tequency (11D17) values from nearby Jordan River Generating Station.
Furthermore, the catchment area encompassing the proposed development was estimated to be

Ryzuk Geotechnical Page 4
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roughly 107 ha based on available mappine and azsrial photography of the area. We maodeled the
projectzd flows using a software program, HydroCad, which applies conventional modeling to
caleulat: dischargs.

A 260-mimite value for the time of concentration was estimated for the area of catchment. based
on the velocity methed assuming upland conditions as “Forest with Heavy Ground Litter and
Meadow’. Accordingly. a rainfall intensity of 20 mmvhr was considered, estimated off Jordan
River Generating Station’s IDF values. A composite Rational Coefficiznt of 0.35 was caleulated
bascd on post developinent genlly sloping light residential arca, and gently sloping
woodland/Torest throughout the remaining watershed area upslope of the proposed development.
Conservative channel geametry was applied with a minimum depth and base width of 0.5 m and
1 1m, respectively, and 2H: 1V (Horizontal to Vertical) side slopes, based on our field
observations and JEA’s Proposed Road drawing and Tenlative Plan of Subdivision drawing. A
chammel slope of 7 %o (average slope of Second Creek upslope and throughor the development
area) was considered in the analysis.

The results of our analysis show combined peak flows on site associated with the theoretical
stormn event Lo be approximalely 2. 1 m/s; the cupacily of the charmel was caleulated (o be
approsimalely 3.0 m¥s. Furthermore, during o design evenl, the maximunn level of the drainage
chammel was shown to be 0,11 m, roughly 82 % depth of flow during maximum conveyance. We
note that the parameters usad in our analysis are relatively conservative.

Based on the above, we considzr the existing drainags channel (Second Creek) to be suitable for
conveying Mow generaled during a design storm evenl. As such, given the resulls of our analysis
and given that construction an the proposed lots will be @ mimmum of 10 m away from the noted
riparian areas, we do not consider the proposad development to be subjzct to flooding hazard
with a probability of ccewrrence of 1 in 200 vears, asswning no land usags changes in the
calchinenl.

CONCLUSION

In summary, we consider the proposad development to be free of significant risk of gechazard
witlt respect to both slope instability and flooding. Our assessment considers a probubility of
oceurteniee of | in 475 years (10% probatility in 50 years) for landslide hasards, as well as a
prabability of oecurrence of 1 in 2475 vears (2 % prabability in 50 years) for seismically induced
dlope mstability. Furthermore, we do not consider the site to be subject to risk of natural
oeewrting calastrophic life-treatening hazardous events with a probability of veewrtenee witha |
in 10,600-year relum. As such, provided developmenl is camied oul as cwthined in this report. it
is our professicnal opinion that the land may be used sately for the use intended, pursnant to and
in accordance with Svetion 56 of the Commurnity Charter, and with Shidey and Jordan River’s OCP,
Bylaw No. 4001, Qur asscssinent is provided in consideration with Seetion 86(d) of the Land
Tile Acl, pursuant Lo the Guidelings for (he Legislated Landslide Assessments for I’roposed
Residential Developments in BC and the Legislated Flood Assessments in a Changing Climate in BC

Ryauk Geotechnical Page 5
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(Appendix D: Landslide Assessment Assurance Statement and Appendix I: Flood Assurance
Statement are atrached).

require anylhing further, pleasce do not hesitate to contact us.

Rest regards.
Ryzuk Geoteclinical &

FafserrinG
¢

L e

(3

Jordan Gybels, EIT Andrew Juckson, P.Gco., P.L‘E‘&Qp.umf‘g
Advanced Junior Engineer Project Manaper

Attachments:  Terms of Engagement
— Appendix D: Landslide Assessment Assurance Statemant
— Appendix I: Flood Assurarce Statement
— ITA’s Proposed Road Drawing
— JEA’s Tentative Plan of Subdivision Drawing

Ryzuk Geatechnical - Page 6
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APPENDIX D: LANDSLIDE ASSESSMENT ASSURANCE
STATEMENT

Note: This Staterent is te be rzad and complated in conjunction wilh the ‘APEZEC Gui
Assessments for Proposed Resldential Develogment in Britist; Colurbia®, Marck 20G5/Revis
Guicalines™) £1d the BC Building Code (BCEC 203" and is to be providec for fands!ide assessments (nat floads or tloog
coritals) for the puro of the: Lard Title: Act, Gammunity Charter or the Lozal Geverrment Ast. Italizized werds are defined ir the
AREGBC Guidslines.

To: The Approving Authority Data: 202170473

The Ministry of Transpertation and Infrastracure
240-4450 Chattarton Way, Victoria,BC, VeX 6.2

Jur sdiction and acdress

With refererice to [uhess are):
Lanc Title Act {Secticn 86) — Subdivis an Approval
Local Govarnmant Act (Sections 813.1 and 920) — Development Permit
E Community Chartar (Secticn 56) — Building Permit
U Local Govarnmant Act (Section 810} — Flaad Plain Bylaw Variance
U Local Government Act (Section 910} — Flaad Plain Bylaw Exemption
LI Britisn Columbia Building Coda 2006 sentences 4.1.8.16 (8) and 9.4 4.4.(2) (Refer o BC Buiding
and Safety Policy Branch nformatian Bulletin B10-01 issued January 18, 2010)
Section 4 Menfraw District Cxcept Those Parts In Plans 427H, 23879, VIPEEG#, VIPBOSAE, VIFE2/1* unc EF 88011
For the Property: )
Creekside Glen - Jordan River, BC

Legal dosaripian und 6w ¢ address oF e Praparty

The undersigned hereby gives assurance that ha/she is a Quaiified Prafessional and is a Prafessional
Engineer or Professional Geoscientist.

| have signed, sealed and dated, and thereby csifiad, ths attached landslide assessment report on the
Property in accardanca with the APEGBC Guidelines. That report must be read in conjunc.ion with this
Statemsant. In preparing that repart | have:
Chees b tan let of app inable items
1. Collected and reviewed apuropriste background information
D_Z‘ Reviewad the proposed residential devefopment on the Property
3. Conducled field work on and, if required, beyond the Property
Reported on the results of the field work on and. i required, beyond the Property
Considered any changed conditions on and, if requirad, beyand the Praperty
For a fandslicc hazard anatysis or landsfide risk analysis | have;
5.1 reviewsd anc characterized, if appropriate, any jandsfides that may affcct the Proparly
6.2 eslimated the landsfide hazard
5.3 identified axisting and anticipated future clements at risk un and, il required, beyond the
Property
GA4 astimated the potentia! consequerices to thoss ciements st risk
7. Where the Approving Authority has accptec a level of landslide safaty | have:
7.1 compared the fevel of landstide safoty adopled by lhe Approving Authority with the findirgs of
my investigation
___7.2 made z finding on the fevel of landslide safaty an tha Property based on the camparison
7.3 made recommendalions o reduce landsfide hazards andic- fandsiide risks

8. Whare the Approving Autharity has not adopted a jcve! of landslide safely | have:

Guidelies for Legiskaicd Landsiido / ents 55

APEC2C # Ravisec May 2C10 for Proposed Residential Davelopment in British Celutnlia
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_V{1 described the method of iandsflide hazard analysis or fatidslive risk anafysis used
._/Gﬁ referred to an aporopr ate and Identified prov ncial, naticnal or intarnational guideline for fevel
/ of fandsiidz safety
8.3 compared Lhis guideline wilh the lindings ol my investigation
«/8} made a finding an the /svel of iandsfide safety an the Praperty basad on the comparisan
_;/_'8’.5 made recommendalions lo reduce jandslide hazards and/or iandsfide risks
9 Reported on the requirements far future inspections of the Property and recemmended who should
conduct those inspections.

Based on my compariscn between
Chack one
] the findings from the investigation and the adopled fevel of faridstide salely (item 7.2 above)
m/ the avpropr ate and identified provincial, nalional or inlernalional gu dzline for level of
fandsiide salety (ilem 8.4 above)

| hereby gve my assuraice tnat, based on the conditions”! containec in the attachec fanaslide
assessment report,
Creckcne
=" for gubdivision apprcval. as required by the Land Title Ac. (Seclion 88). “thal lhe land may be
used safely for the use intended”
Check one
O with one or more recommended registered covenants
@ without any registered covenant.

o ‘or a development permil, s required by the Local Govemment Acl (Secions 219.1 and
920}, my repor: will “assist the local government in delermining what concitions or
requirements under [Scction 920 subssclicn (7.1) it will impose in the permit”,

= for & building permit, as required by the Cemmunity Cnarier {Section 56), “the land may be
used sefely for lhe use inlended”

Check une
O with one or more recommenced registared covenants.
O without any registered covenant.

) for flood plain bylaw variancs. as requirad by the “Flood Hazard Area Land Use Managament
Guidelinss” associated with the Local Gavernment Act (Section 910), “the davelopment may
occur safsly”.

i far flood nla'n by aw exemption, as required by the Local Governmert Act {Secton 810), "the
land may be usad safaly for tha use intended”.

e 3‘,\%4 _ A%’h, 23 ot

7

Name (rirz) P z Date

Signe-ure

™ Whan seismic slops stability assessments zre involved. level of fandslioe satery is cansidersd to ba a ‘life satety” vileia as
described in the Nationz| Cuildine Coce ¢ Canada (\3CC 2005;, Commentary on Design for Seismr « Effects in the User's Guide,
Structarsl Commerar2s, Part 4 of Divislor B This stetes:

“Tie prirnaiy objeutive of scismic design is ' orovide ai olabic ics! of safely for buitding cecupants and the geaaral puhfic as the
building respends £ siong GRUNO MONCN® i Cier Woras, I minimize 155 of life. 'rnis impies thai, ainough thers vall likaly

extonsive sirustural and non structural aamage, dunng the DEM (dnsign ground motion), %ior 5 a rersconble dearae of fonfidence
that the buitding will net callapse ner will j1s atta ents break cff and 3!l cr geople near the buiding. Ihis performance Jevel iz
i extensive ge’ hacause, although ine strushire may ha baavily domaged and may have fost » sursiantial amount of

itial strength ana sufiness ( refains some margin of resistance agamst ccllagse”.

for Legisieted Lands!de A
2 Develnpmaent in Rritish Solumbia

APEGBC @ Reviszd May 2010 fur Preposud Ro:

DVv000081
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Address g _\

vidz ir § :

P4 & O eamsn ) |
‘*1, oﬁ\fuwullg/u;\ 7

oy Sab RS

250- Y 953,13 i p-cragﬁﬁggﬁm;
Telephena
If the Guaiified Prafessional is a member of a firm, comp cle the following.
| am a member of the firm [Z-V/jAJL/ (4 oA € A
and | sign this letter on behalf of the firm. {Print rame of firn}

Suidslines for L Landslide 57

APLCGEC @ Revised Way 207 C Por Froncsad Residential Devefogment in Brish Coiumbla
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Note: Tais sta:zmentis tc ke read anc comolastedin conjunction with the currant Engineers arc Gsoscien: sis BC Frefassional Fractce
Guidelines - Legisizled Flood Assessments in a Changirg Climats in BC (e gucelnes znd is
purpasas of the Land Titie Ast, Cermunity Chater, o the Loca!

FLOOD /

section ¢f e guidelines Tor Jefinitions.

Ta: The Aparoving Authority

The Minlstry of T-anspo-aticn anc Infras:ucture

240-446) Chatte1or Way, Victoria, BC, V&X 5J2
Jursdiction and address

Wilh referercs lu (€HIECK ONC);

Land Tiile Act |Secticn 86) — Sabdivision Aoprove!
O Loca Government Act (Farl 14, Division 7) — Develcpment Perm :
0 Ccmmunity Cherter {Sectior 56] — Building Permit
O Local Governimen! Act (Seclion 524) - Flocd Plain 3ylaw Veriarce

O  Local Goverriment Ast (Section 524) — Flacd Plain 3ylaw Exernplon

Sestica 4

For the lcllowing property {“the Propery’):

Cresksice Glen - Jordan River. BC

Reinlces dislr_ul Cecepl Thuse Fazis La 2lans (27R,

cvicinmaent Aot Dufinzd tenr

Date 2U2104/z3

be previder! e flood assessmenls lor e
« un capitalized; see the Defired Terms

DVv000081

23876, VI263674.

1 oard REPESETI

Legal descriation and civic address ¢ the Propery

The unders gned hareby gives assurance that heisae is a Cualified Professional ard is & Profassicnal Engineer or Professioral
Geoscigntist wno fulfils the aducation, trair ng, and experiance reguirererss as outlirad in the guldelinas.

| have sigrad, seeled, and deled. ard thereby cert fied, the attached Flcod Assessment Rapert on tha Property in accordanca
witl: the guidelines. That repo-t anc this statement must e "ead ir cor,unction wizh each other. In preparng taat Fleod

Assessnent Reperl heve:

[CHECK TO THE L=k | OF AP2LICASLE | EME]

D 1. Consultec with represantatives of the fallew ag government c-ganiza:ons

2. Collected and reviawad appropriate oackground information
3. Raviewed the Proposec Daveloprent en tha Property

D 4 |avestigatac the prasenca of Covanants on the Proparty, and reportad any relevant nfarmatior.
Concucted feld viok o and, “requirec, beyord thas Property
Reperted on the rasults of the “2ld work or and, if rec Jired, beyonc the Froparty
Consicered any changec corditions cn and, ¥ required. beyord the Praperty

V|

N4 o »

8, Fora Flood Hazard enalysis | have:

Reviewed end characlerized, if approoriate, Flood Hazard that mey affact the Property

Eslimated the Flood Hezard cn tre Property

Considzred | “aporopriate] the e Tecls of ¢l mezz change anc and use change

Relizd on a pravicus Flood Hazarc Assessment (FHA) by others
Idznilifiec any volential hezards that are not addressed by the Flood Asssssment Repor:

9. ForaFlocd Risk ang ysis | have

91
Mg2
des

VERSTON 7.1

Estimated the Flocd Risk on le Zroperly

leersificd existing and anticipated future Elemenls 2. Risk on and. if requ red, beyond the Property

Estimated tha Coasequences to thesz Elemer s at Risk

PHOFES
LLSISLATLD FLODD AS

IN A CHANGIN

AOTTES GINEEL NES
G CLIMATE [N BC
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1. In¢-der o mitige:e the estimated Flooc Hazerd for the Propariy, the following agproach is taken:
10.1 A standard-based aoprozcn
D 10.2 A Risk-based aporoach
I3 The gpproach oullined in ine guiczlines, Appencix F: Fooc A i Consideraticns for De:
Approvals
Na mitigat on is -equired hecause the completed Tood assessment dezzmined that the site is rol subje: o
& Flnad Hazard
11._Whara the Approviag Autharity has adoated a spec®s leve of Fload Hazard o~ Flood Risk talzrance, | have:
17.1  Mada & finc ng on the level of F oad Hazare or Fleod Risk an the Prenarty
112 Comparad te lavel of ['ood Hazarc or Flood Ris« talsrance adopted ky the Aapraving Authority with my
firdirgs
1.2 Made reccmmencaticns to reduce the Fiood Hazad or Flood Ris< on the Propersy
12. Wrere the App-cuing Auherity has nof adopted a 'avel of F ood Hezard or Flood R s< fclerance, | have:
121 Described the mexncd of Fleod ~azard analys s or Flood Risk analysls used
1122 Referredtcan appreprieie and iderfifiec provincie or national gu deline fer level of Ficod Hazard cr Flocd Risk
|:| 123 Wade a finding un the ¢ Floot Hazerd of Flocd Risk tolerance on the Praserty
Compared the guide! nes w h the Tdirgs of my llocd assessment
Ifade recommenclatiors tc reduce the Floo¢ Hazard or Flood Rigk
13, Censidered the potential for transfer ¢ Flood Risk and the potantial impacts 0 adjacent prepertics
Q 14 Reporad or the requiraments for implamentation of the mitigation recermencations, including the nece for
subsec tent prefassicnal cerificaticns and future inspestions

Basad on my comparson betweer:

[CHECK ONE]

[0 The firdings from the flood assessment and the adopted leve! of Flood Hazard or Flood Risk llerzce (ilem 11.2 above}

Thz firdings from the flood assessment and the appropriatz and ider-ifizd orovincial or natianal guideline for lavel of Flood
Hazard or Flocd Risk toleranaa {iter 12.4 above)

| hereby give my assurance that. besed on the sorditions centained n he allachee Fluod Assessmznt Reporl:

[CHECK ONE]

[ =cr subdivisicn approval, as “equired by tha Land Til's Act {Secticn &3), that the land may oe used safsly for the Lse
intended’;

[CHECK ONE]
O  With one or more "ecommended registered Cevenants.
\Withcut any regisered Covenant,

O  Fera deve opment permil, &5 requirzd by the Loce! Gevernment Act (Part 14, Division 7}, my F ood Assessment Repert will
“assist the ocal guvemment in de.zrmining what coneitions or requiraments  will impose under subsection {2) of this
section [Scction 491 (4)]".

O  Fora buildirg parmit, as required 2y the Commur 7y Charter (Section 58}, “the lead may ve used safely for e use
irtendad”:

JCHECK SNT]
O Withcne or mere reco registerec G
O ‘Withou:ary registered Cevenant.

O Forflocd plain bylaw variance, as rquiced by the Flood Hazerd Area Lend Use Management Guideiines &1d the
Amandment Seclicn 3.5 and &6 assoclaled with the Lecal Government Act (Sectior 524), “the develoomrant may oceur
safoly

O Forfload plain bylaw examptian, as requirsd oy the Local Gevernment Act (Seclon 524}, “the land may be used safely for
tha uge intencec”.
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CAVEAT

This Environmental Assessment (EA) has been prepared with the best information available at the time
of writing, including the Official Community Plan, communications with the client and regulators, site
visits, review of site plans and design drawings and other documentation relevant to the project. This
EA has been developed to assist the project in remaining in compliance with relevant environmental
regulations, acts and laws pertaining to the project and to identify and mitigate the expected impacts of
the project and reclamation activities directly related to the project.
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1 INTRODUCTION

Convidae Environmental Consulting Inc. (Carvidae) is pleased to provide this Environmental
Assessment (EA) for the proposed development of the new Creekside Glenn residential subdivision in
Jordan River (the property; PID 009573356). The subdivision is being constructed within the large
preliminary approval property boundary from MOTI of 12036 West Coast Road which has historically
been used for forestry. - has obtained pre-approval to develop residential |ots in the area. The
property is currently zoned as WT-4 —Wildwood Terrace 4.

Is proposing to subdivide the property into 12 lots which include one public
roadway (Figure 1). The subdivision layout plan has not been finalized and may change. See Section &
for details.

The property is currently primarily forested with remnants of historical forestry activities (e.g., roads).
Existing forestry roads will be upgraded to the south and dearing of the Creekside Glen Road has been
started (Figure 1). There are three watercourses onsite two of which are tributaries of Second Creek
which runs north to south along the eastemn edge of the property. Two of the watercourses are old
roadside ditches from when it was previously logged, and they currently intersect the development area
(see Figure 1). The watercourses have been included in a riparian assessment (See Section 5.4 for
details). Three Section 11 Change Approval and Notifications have been completed for the re-routing
the tributaries and all culvert installments (see Table 4 and Figure 1). As partof the Section 11 Approval,
an Erosion and Sediment control plan was developed for the development of the property and is
attached as Appendix B.

The property also falls under the Steep Slopes Development Permit Area. Ryzuk Geotechnical has
completed an assessment of geotechnical conditions and concluded that the proposed development is
free of significant risk of geohazards with respect to both slope instability and flooding. This report has
been included in Appendix C.

This document addresses the requirements in Section 5 of the Official Community Plan for Shirdey -
Jordan River No. 4001 (2018) and provides an assessment on the environmental conditions on the
property, potential impacts of the proposed development. and recommendations on the protection of
environmentally sensitive features and methods to minimize impacts of the proposed development.
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1.1 REGULATORY FRAMEWORK

This environmental assessment is designed to comply with the provisions set out in the Shirley — Jordan
River Official Community Plan {OCP) for development permit areas and for compliance with the
provisions for environmental protection contained in the following relevant legislation:

Municipal
« Capital Regional District Bylaw 4001, 2018. Shirley — Jordan River Official Community Plan,
Schedule A, 530 Riparian Area Development Permit Area

That pait of the Shirley — Jordan River Plan area indicated as Riparian DPA on Schedule
D s designated as a development permil area pursuant to Seclions 488(1)(a) and
488(1)(i) of the Local Government Act (LGA). The Ripasian DFA established under this
section aiso includes all lands entirely or partialy within a nparian assessment area as
defined by the Riparian Areas Regulations (RAR), which includes: (a) for a siream, the
30 metre sttip on both sides of the stream, measurad from the high water mark, (b) fora
ravine less than 60 metres wide, a strip on both sides of the stream measured from the
high water mark to a point that is 30 metres beyond the top of the ravine bank, and (c)
for a ravine 60 metres wide or gieater, a stiip on both sides of the stream measured from
the high water mark to a point that is 10 melres beyond the top of the ravine bani
535 Guidelines for the Riparian Devefopment Permit Area
b. Modification of channels, banks or shores must not resuit in hannful aiteration.
distuption or destruction of natural features, funcltions and conditions that support
fish life processes within the Riparian DPA
. Culverts may be designed o encourage in-stream storage of waler to atiow the
unrestricted movement of fish in both directions.
i. As a condition of the issuance of a development permit, compliance with any or
all conditions recommended in a report by 8 QEP, prepared in accordance with
the RAR, will be considered by the CRD and may be included in a development
permit
AND
570 Steep Slopes Development Peinmit Area;

= That part of the Shirley — Jordan River Plan area indicated as Steep Slope DPA on Schedule C
is designated as a development permit area pursuant to Section 488(1)(b) of the Local
Government Act (LGA). The Steep Slope DPA includes all those areas having slopes
exceeding 30% or 16.7 degrees over a minimum 10 metre run.

Capital Reglon District Bylaw 2040, 1292, Juan De Fuca Land Use Byfaw, 1992. Section
3.10 (4)

(4) Where a iof being created by a subdivision front on a highway, the minimum
frontage on the mighway shall be the greater of:

(a) one tenth of the perimeter of the lot that fronts on the highway;

3 3
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The guiding principle for the use of Development Permits is found within the Local Government Act.
Development Permlt Areas can be designated for purposes such as, but not limited to the following:

Provincial

Protects, enhances and restares the biodiversity and ecalogical values and
functions of environmentally sensitive areas.

= Fosters compatibility between development, existing land uses and
environmentally sensitive areas.

= Maintains connectivity between sensitive ecosystems; and

= Protects water quality and quantity.

« Wildlife Act (19986)

« Invasive Species Council of BC

e Weed Control Act (1996, current as of October 2016)
« Riparian Areas Protection Regulation (2019)

Federal

The Riparian Area Protection Regulation (RAPR) applies to areas within 30m of an
eligible watercourse. The objective of the RAPR is to preserve and enhance sensitive
riparian ecosystems, including vegetation and coarse woody debris. shade and
hydrogeological conditions that are vital for maintaining stream health and
productivity.

In the RAPR, a Streamside Protection and Enhancement Area (SPEA) is defined as
“an area (a) adjacent to a stream that links aquatic to terresirial ecosystemns and
includes both existing and potential riparian vegetation and existing and potential
adjacent upland vegetation that exests an influence on the stream, and (b) the size of
which is determined according to this regulation on the basis of an assessment repoit
provided by a qualified environmental professional in respect of a development
proposal.”

= Migratary Birds Convention Act (1994)
e Species at Risk Act (SARA) (2002)
¢ Fisheries Act (2019)
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2 SCOPE OF WORK

Corvidae completed an environmental assessment for the property. The environmental assessment
documented the ecological features on the property including the riparian area for the 3 identified

streams. Background information was reviewed, including applicable databases. During the assessment,

the following features were documented in this report:

« Areas of sensitivity, habitat and biodiversity values;
= Plant communities and plant species on site;

« Potential wildlife presence and wildlife habitat;

= Soil types and properties;

« Terrain; and

* Surface water flow pattems and riparian areas

Following the field assessment, the biophysical features and cleared areas were mapped and buffer
areas have been identified. Mitigations to minimize the impacts of the proposed residential development
on the environment have been provided in Section 8.

In addition ta the biophysical assessment, the steep slope were assessed by Ryzuk Geotechnical
Engineers. The steep slope area will be avoided, details provided in Appendix D.

There is also the CRD Bylaw 2040, with frontage onto the highway. This has been assessed and
addressed in Section 6.6.

3 METHODS

3.1 DESKTOP REVIEW

Baseline biophysical conditions were compiled by reviewing the best available data and information
including existing reports for the area and conducting searches of online provincial and federal
databases:

« BC Conservation Data Centre (BC CDC 2020a and 2020b),

= BC HabitatWizard (Pravince of BC 2020);

« Aerial photographs of the property (Google Earth 2020).

« CRD mapping system and database {CRD 2020j); and

= Shirley — Jordan River Official Community Plan Bylaw No. 4001 (CRD 2018)

3.2 FIELD ASSESSMENT

Several field assessments of the property were completed in November 2020 and January to April 2021
by a Qualified Environmental Professional (QEP) from Corvidae. The assessment included
characterization of vegetation and habitat types. wildlife sign and species ohservations. wildlife habitat,
and assessed the current conditions of the property. Appendix A shows photos of the property. Areas
mapped during the site assessment, including riparian areas and SPEA, are detailed on Figure 1.

Forest Lands and Natural Resources Officer (FLNRO), Grant Bracher, completed a site visit with
Corvidae and [l on May 4™ to review the project plans. layout and stream locations. Mr. Bracher
was satisfied with the plans and the site conditions (personal communication May 4-', Grant Bracher,
Habitat Officer, FLNRQ).

5 3
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4 BIOPHYSICAL INFORMATION

4.1 CLIMATE AND BIOGEOCLIMATIC ZONE

The property is located in the Coastal Western Hemlock, Very Wet Maritime (CWWHvm 1) biogeoclimatic
zone (BT Conservation Data Centre 2020). Itis a unigue habitat that occurs on the southeastemn section
of Vancouver Island. The average rainfall is 3504 mm/annually. Growing seasons are long, and feature
water deficits on zonal sites (Pojar and Klinka 1981).

4.2 TERRAIN AND SOILS

The topography on the property is undulating with the site overall sloping to the south. The soils on site
are 60 percent well drained Duric Humer-Ferric Pozols, having asandy loam texture with the HOLFORD
soils association, 20 percent Duric Humer-Ferric Pozols with the QUATSINO soils association and 20
percent Orthic Humo-Fermric Pozols with the RUTLEY soil association.

4.3 VEGETATION

Coniferous forests in the CWWHxm1 zone are dominated by Douglas-fir, westem hemlock and westem
redcedar. Understory species include salal. dull Oregon-grape, red huckleberry, vanilla-leaf, sword fern,
twinflower, and bracken, step moss, and Oregon beaked moss {Pojar and Klinka 1991).

The entire property is young, third growth forest, dominated by western redcedar and red alder and
Douglas-fir. The property has been logged twice. once in 1920's and againin the 1990's. The understory
consists of sword fern, salmonberry and salal. The trees onsite are very dense and slender, indicating
that the area was planted in the 1990's. The topography has been altered by previous land use and
roadbuilding. The development area has been logged in the past and there was an abundance of
decaying stumps and woody debris. During the site assessment the species in Table 1 were found on
the site

The riparian habitat consists of red alder dominating the canopy with salmonberry, sword fern and skunk
cahbage dominated the understory.

Table 1. Plant species observed on site during field assessments.

Commion Name Sclentific Name BC Provinclal Status’
Big Red Stem Pleurozium schreben Yellow
Bracken fern Pterigium aquilinum Yellow
Common selbheal Prunella vulgaris Yellow
Deer fem Struthiopteris spicant Yellow
Douglas-fir Pseudotsuga menziesii Yellow
Flat rmoss Buckiella undfulata Yellows
Fringecup Tellima grandifiora Yellovi
Himalayan blackberry Rubus armeniacus Invaslve; Exotic
Indian plum Qeimleria cerasiformis Yellow
Lady fem Athyrium filix-femina Yellow
Leafy moss Mnium sp. Yellow
Ccean Spray Holediscus discoler Yellow
Cregon heaked moss Kindbergia oregena Yellow
Red Alder Alnus rubra Yellow
Rad Huckleberry Vaccinium panifotivrn Yellow
Salal Gaukherie shallon Yellow
Salmonbemry Rubus sf hili: Yellow
Scoteh broom Cytisus scoparius Invaslve; Exotic

PPSS-35010459-2571
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Common Name Sclentific Name BC Pravinclal Status’

Sedge sp. Carex sp. -

Sitka spruce Picea sitchensis Yellow
Skunk cabbage Lysichiton americanus Yellow
Swviord fern Polystichum munitums Yellov
Thimbleberry Rubus pandilorus Yellow
Trailing blackberry Rubu ussinus Yellow
Westem Hemlock Tsuga heterophylla Yellow
Westem radcedar Thuja plicata Yellow

1BC CDC 2020a

2 Government of Canada 2020

4.4 WILDLIFE

The farested habitat is found in the Coastal Westem Hemlock biogeoclimatic zane is home to many
wildlife species. Black-tailed deer. black bear, marten and gray wolf are the most common large
mammals in this zone on Vancouver Island. For bird species in this zone, the following typically occur:
great horned owl. barred owl, ruffed grouse. band-tailed pigeon. northem flicker, hairy woodpecker,
common raven, Steller’s jay, chestnut-backed chickadee, red-breasted nuthatch, varied thrush, red-
tailed hawk, Townsend's warbler. The following amphibians may occur in this biageoclimatic zone:

western toad, Pacific treefrog. western redbacked salamander (Pojar et al. 1921).

The property provides habitat for wildlife, including nesting habitat for birds, roosting habitat in cedar
snags. and cover for small mammals, amphibians and reptiles in the coarse woody debris. During the
site assessments there were no active nests or dens found on site. As the assessment was completed

in November and February few wildlife species were observed an the site.

Table 2. Wildlife species and sign observed within subject property during field visits.

SARA Schedule 1
Common Name Scientific Name BC Provincial Status! Status®

Chestnut-backed Chickad Poecile Yellow -
Dark-eyed Junco Junco hyemalis Yellow -

Daowny woodpecker Dryobates pubescens Yellow

Rad breasted nuthatch Sitta e Yellow -
American black bear (scat) Ursus americanus Yellow -

Rabbit scat - . —

4.5 SPECIES AT RISK

A guery of the BC CDC iMap tool yielded occurrences of the following 1 species at risk within a two-

kilometer radius of the property (BC CDC 2020). Species are listed in Table 3 and shown in Figure 2

Table 3. Spacias at risk that may occur in tha vicinity of the property.

BC Provincial | SARA Schedule 1
Cammon Name Scientific Name Status! Status?
Wandering der Aneides vagrans Blue Special Concern
TBC CDC 2020a
* Government of Canada 2020
2

S
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4.6 RIPARIAN AREAS AND FISHERIES

A search of the BC HabitatWizard database (Province of BC 2021) indicated that there were no fish
occurrences in Second Creek. The unnamed tributaries on the property are not on the mapping system.
It is unlikely that there would be fish occurrences in these streams as they are dry during the summer
months of the year, have areas of undefined channel, and there are several potential bamiers to fish
passage due to historical logging activities on the property.

During the initial survey of the property, five watercourses were identified (Figure 1 and Table 4). The
property has been modified historically due to logging activities and sireams were modified and drainage
ditches were formed through the construction of lagging skid roads. There are four unnamed tributaries
to Second Creek (Figure 1). An additional streem (Stream 2) was identified on future Lot 1 and 2, but it
terminates in a fallen tree root hole. As this siream has no connectivity to fish habitat and is seasonally
dry with no pools, it is not eligible for the RAPR. The Riparian Areas Protection Regulation (RAPR)
methodology was followed to determine that a SPEA of 10 m will be applied to Streams 1 & 3 and a
EPEA of 5m will apply to the roadside Ditches 1 & 2.

Section 11 notifications and applications were submitted for the establishment of the new roadside ditch
and reconnection of the ditch to Second Creek, re-establishment of ditch flow, and for the installation
and modification of culverts on the property (Table 4). The changes were presented to Grant Bracher,
Habtiat Officer, during the FLNRO site visit and the plans were deemed acceptable. All activities were
completed following the receipt of official approval from FLNRQO.

Table 4. Watercourses on or adjacent to the property

2021 Completed Future Requirements*
Watercourse | SPEA Activity Pemit
Second 10m Headwall Section 11 Notification Future access and buildings on Lots 6, 10. and
Cresk addition to #100356723) 12 will require Riparian DPs, including RAFR
existing culvert assessments
Stream 1 10m | Culvert Section 11 Notification Future access and buildings on Lots 2, 8, and §
installation #100344421) will require Riparian DPs, including RAPR
assessments.
Streamn 2 None | nia nfa Currently no connectivity, however, this should

be double-checked at the time of development
building on Lot 1 and 2

Stream 3 10m | nfa Section 11 Notification Future access and buildings on Lot 6 will require
(#100344421) Riparian DPs, including RAPR ents.
Ditch 1 &m Re-route along Section 11 Application Future access and buildings on Lots 3, 4, 5 and B
new road (#100339286) will require Riparian DPs, including RAPR
assessments.
Ditch 2 5m Culvert Section 11 Netification | Future access and buildings on Lots © and 10 will
installation (#100339236) require Riparian DPs, including RAPR

*Note: due to seasonal and annual changes in weter flow on the property, and potential changes in local hydrology due to this
and other nearby developments, it is recommended that all purchasers re-assess their properties for potential riparian
permitting needs.

9 3

PPSS-35010459-2571



Report to the LUC — September 21, 2021

DV000081

38

aeaio

Making a difference...together DV000081

PPSS-35010459-2571

Environmental Assessment for Creekside Glen Subdivision DPA Updated September 2021

5 ENVIRONMENTAL IMPACTS

The potential impacts of the proposed development of the property on the environment are:

« Infringement on sensitive ecosystem areas, such as riparian habitat,

« Loss of existing vegetation,

« Spread of invasive plant species,

+ Change in wildlife habitat availability and wildlife mortality risk,

« Alteration of soil stability, and

« Sediment movementin the project area, particularly into associated streams.

The residual environmental impacts of the activities on the property will be reduced by the
implementation of the mitigation and restoration measures recommended in Section © of this report.

5.1 VEGETATION

The effects of tree and vegetation removal may indude loss of biodiversity of plant species and
increased susceptibility to invasive plants not only in the cleared area but also in adjacent plant
communities. Vegetation immediately adjacent to cleared areas may experience changes to the canopy
structure and understory plant species due to windthrow and increased light and moisture penetration.

5.2 INVASIVE SPECIES

Invasive plants are particularly adept at colonizing degraded plant communities and disturbed soils in
high traffic areas, such as the margins of roads, trails and parking areas. Invasive plants establish readily
in disturbed areas as they have a wide ecological tolerance and grow and propagate quickly. The effects
of invasive plant establishment may be the reduction or displacement of native species by capturing
resources and occupying habitats.

5.3 WILDLIFE AND WILDLIFE HABITAT

Habitat loss due to forest clearing can cause mortality or displacement of wildlife, use of less suitable
habitat, reduced foraging ability, increased energy expenditure and lower reproductive success.
Reduced habhitat effectiveness can occur as a result from the creation of habitat edges, habitat
fragmentation, or reduction in habitat connectivity that may create barriers to wildlife movement. Many
wildlife species avoid crossing openings or move more slowly in open areas.

5.4 RIPARIAN HABITAT

The removal of frees and vegetation adjacent to the riparian area may result in the loss of features,
functions and conditions that are vital for maintaining slope stability and fish habitat conditions.
Vegetation in the riparian area confrols surface water run-off from the upland areas, preventing
excessive silt and surface run-off pollution from entering the aquatic environment.

The SPEAs have been calculated to adequately protect the streams in perpetuity. The SPEA width
calculations are to absorb and slow water flow during flooding conditions and to protect the sensitive
habitat during dry, summer conditions.
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5.5 STEEP SLOPES
Steep slope areas. as defined in CRD Bylaw 4001. will be avoided. Refer to Appendix D for details

5.6 EROSION AND SEDIMENT

The removal of vegetation and paved surfaces will result in changes to surface water flow through the
site. See Section 6 for recommendations to ensure hydrologic inputs to the associated stormwater
system are not impacted by the project.

Removal of vegetation and ground disturbance may expase soils to erosion and can result in the
movement of sediment on the property. Damage or degradation of soil surfaces during construction can
include loss of soil structure, increased erosion, and soil compaction which can negatively affect post-
canstruction reclamation efforts.

6 RECOMMENDED ENVIRONMENTAL PROTECTION
MEASURES

The mitigation measures provided in this report are designed to protect sensitive ecosystems and were
develaped in accordance with:

= Capital Regional District Bylaw 3109. 2019. Shirey — Jordan River Official Community Plan,

* Procedures for Mitigating Impacts on Environmental Values (Environmental Mitigation
Procedures) (BC Ministry of Environment [MOE] 2014a),

« Develop with Care 2014: Environmental Guidelines for Urban and Rural Land Development in
British Columbia {Gavemment of BC 2014), and

- Environmental Best Management Practices for Urban and Rural Land Development in British
Columbia {BC Ministry of Water, Land and Air Protection 2004).

6.1 PROTECTION OF SENSITIVE RIPARIAN ECOSYSTEMS

The access routes will follow existihg access for the most part, with re-establishment of existing
drainages. Creekside Glen road has culverts installed for crossings that meet BC Provincial standards
and 1 in 200-year flood events. These details have all been submitted as part of the Section 11
Application and Notifications. and approved by the provincial government.

For the subdivision, the lots have been re-configured to address the existing watercourses that Corvidae
mapped on site. The lot boundaries run along the watercourses to pemmanent protect the SPEAs (see
Figure 1). Therefore, no clearing of vegetation or disturbance should occur within the SPEA (10 m on
either side for Stream 3 and 5 m on either side for Ditches 1 and 2) with the exceptian of culverts for
roads (included in the mapping, ESCP and Section 11 Application).

The Section 11 Application includes plans for improvement of riparian areas, with clearing out large,
downed woody debris that is blocking the stream and ditch areas. Vwhen reviewed by the Habitat Officer
on site, it was agreed that the drainages (1 and 2) are ditches and this is the best action moving forward
to help establish defined channels. {Personal Communication, Grant Bracher, Habitat Officer, site visit
May 4, 2021.)
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6.2 VEGETATION

During future construction it is recommended that only the building and access construction envelope
be cleared. As much native vegetation should remain in place to compete with invasive species and
protect the area from erosion. The SPEAs should be flagged on site, and absolutely must remain
vegetated and protected in perpetuity.

For disturbed areas on the property, native plants are recommended. Table 5 provides recommend
species that reqularly occur in the area. Two years of imigation is recommended following planting. After
a two year period the native species have generally become established and do not need imigation. In
addition to the native plants, a cover crop of native claover or Quick Grow Revegetation
Mix by Premier Pacific Seeds {or similar} is recommended to compete with weed species, fix nitrogen
and provide slope stabilization.

Table 5. Recommended native vegetation to plant in disturbed areas

Common Name Species
Salal Gauitheria shatlor
Salmonberry Ruhus spectabilis
Sword fern Folystichum murturm
Nootka rose Rosa nutkana
Red currant Ribes sanquineuir
Red Huckleberry Vaccinium parvifolium
Wiestern red cedar Thuja plicata

6.3 INVASIVE SPECIES

Invasive weed control is difficult for established populations. Immediate eradication of new and small
infestations should be a high pricrity. A fair amount of scotch broom and himalayan blackberry were
observed on the property that should be controlled.

Species should be removed using the most appropriate methods, at the correct time of year. and plant
material must be disposed of correctly to avoid re-establishment or spread. Following removal, re-seed
bare soil with desirable, competing vegetation. For some species, chemical control is possible but not
recommended dug to the sensitive riparian ecosystems on the property. Details of removal methods for
the invasive species on the property are belaw in Table 6.

Table 6. Removal and disposal methods for invasive species

Specles Removal Method Remaoval Timing Plant Disposal
Himalayan | Himalayan blackberry can be Early spring or fallavinter Bagged and disposed of properly in a
klackkerry | removed by the root system. Using when not flowering or landfill. Do not ‘recycle’ garden dakoris

equipment is the easiest to gettothe | bearing fruit. or compost.

main roots.
Scotch Small broom plants can be pulled Scotch broorm removal Bagged and disposed of properly in a
kroom easily from the ground by hand. should occur in late landfill. Do not ‘recycle’ garden dakoris

Larger plants should be cut belowthe | summer, after native or compost.

roct crown using loppers or a pruning | wildflowers have gone

saw. Avoid disturbing the soil which dormant but befors its

can stimulate dormant broom seeds seed pods begin to open.

to sprout.
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6.4 WILDLIFE AND WILDLIFE HABITAT
The following measures should be taken to minimize impacts on wildlife and wildlife habitat:

« Vegetation and tree clearing should be completed outside of the migratory bird window (prior to
March 15th or after August 15th; Environment and Climate Change Canada 2020). In the event
that clearing is to occur during the sensitive timing window, a QEF should perform a pre-
clearing survey for nesting birds and should implement the appropriate mitigation for any active
nests.

« Where suitable, retain habitat that provides shelter for wildlife, such as standing dead trees.

= Avoid additional removal of established trees or shrubs, where possible.

6.5 EROSION AND SEDIMENT CONTROL

The primary focus of erosion and sediment control planning is erosion control; if there is no erosion then
thereis no sediment. Erosion control is far more cost effective to implement and manage than sediment
control. A detailed Erosion and Sediment Control Plan (ESCP) has been provided. Corvidae is working
closely with il toimplement the ESCP and have ongoing protection measures in place to minimize
sediment into any of the watercourses.

The following mitigation measures shauld be implementad to minimize the potential effects of the project
on the natural environment

»  In order to minimize exposure of underying soils to erosion, minimize amount of time soils are
exposed, plant native vegetation and landscaping materials within the growing season
following removal of non-native vegetation and landscaping.

= Install silt fencing on the windthrow buffer edge, downslope from the construction area to
prevent sediment laden runoff from entering the SPEA.

» Install mulch berms near the edges of the disturbed areas to filter runoff.

= Store materials and soils in dry. flat areas at least 10m from the edge of the SPEA.

A comprehensive Erosion and Sediment Control Plan is attached as Appendix B. The engineered
drawings are included here as well.

6.6 FRONTAGE

The 12 proposed residential lots will have frontage on the new MOTI road dedication (Creekside Glen).
Lots 1, 2, 5, 7, 8 11 and 12 do not meet the 10% frontage requirement per Bylaw No. 2040 Section:
3.10{4) and the applicant requires a Development Variance Pemit ta waive the 10% frontage. Lots 1,
5. 7. 11, and 12 will be accessed by 6 m wide panhandles fronting on Creekside Glen. Lot 11 has
additional frontage on West Coast Road but access will be provided by the panhandle off of Creekside
Glen (Figure 1). CRD referral SU000728 Section 2. Frontage, located in Appendix C indicates that
although the proposed lots do not meet the 10% minimum frontage requirement. the lots are not fronting
onto the highway (VWest Caast Road) and therefore no further action is required.
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7 CONCLUSION

During the construction and site preparation at the proposed Creekside Glen subdivision,
implementation of the mitigation and restoration measures recommended in this report, including the
protection of sensitive riparian areas, minimization of tree removal, the eradication of invasive species
and ercsion control, will minimize the impacts of the proposed development on the environment.

Report Prepared By:

Brent Rufley. BIT., B. Sc. Julie Budgen, R.P.Biol., B.Sc.,
Intermediate Environmental Biologist Senior Environmental Planner
Corvidae Environmental Consulting Inc. Corvidae Environmental Consulting Inc.
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APPENDIX A - PHOTOS

Photo 1.Culvert at Second Creek crossing on existing road (Creekside Glen). September 29, 2020.

Photo 2. View of southern access road to be upgraded south of Creekside Glen. February 3, 2021
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Photo 3. View of the trees looking south from the Creekside Glen Road. February 3, 2021.
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Photo 5. View looking north from planned Creekside Glen Road at the vegetation found onsite.
February 3, 2021.
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Photo 7. View of Stream 1 crossing the old access road through underground flow due to
obstructions. Sept. 29, 2020.

Photo 8. Pebbles indicative of seasonal flow at cross section where Stream 1 turns south. Sept.
29, 2020.
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APPENDIX B — EROSION AND SEDIMENT CONTROL
PLAN

: O

PPSS-35010459-2571

38



Report to the LUC — September 21, 2021
DV000081

aeaio

Making a difference...together DV000081

EROSION AND SEDIMENT CONTROL PLAN
FOR CREEKSIDE GLEN SUBDIVISION, JORDAN RIVER, B.C.

PREPARED FOR:

AND

CAPITAL REGION DISTRICT
3 —7450 BUTLER ROAD
SOCKE, BC

VaZ 1N1

CORVIDAE PROJECT #2020-052
FEBRUARY 2021

CORVIDAE

ENVIRONMENTAL CONSULTING INC.
6526 WATER STREET. S8OOKE, EC

SCLUTICN ORIENTED. PROTLCTION OF THE INVIRONMENT. ABSCLUTE INTEGRITY. OPEN COMMUNICATION, RESPECT.
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Erosion and Sediment Control Plan for Creekside Glen Subdivision February 2021
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CAVEAT

This Erosion and Sediment Control Plan {ESCP) has been prepared with the best information available
at the ime of writing. communications with the prime contractor, site visits, review of design drawings
and other documentation relevant to the project. This ESCP has been developed to assist the prime
contractor in remaining in compliance with relevant environmental regulations, acts and laws pertaining
to the project and to identify and mitigate the expected impacts of construction, operation and
reclamation activities directly related to the project. The ESCP has been prepared as a resource tool for
use specifically by the project construction team; subcontractors to the prime contractor are responsible
for complying with the measures detailed in the ESCP. Any use of this ESCP by other parties is done
sa exclusively at their risk. The author assumes no respansibility for: [i] this ESCP or iterations of this
ESCP that are unsigned by the author, [ii] any changes made to this document other than those made
or endorsed by the author, [iii] day-to-day construction compliance, or (iv) the success of this ESCP as
presented
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1 INTRODUCTION

has retained Corvidae Environmental Consulting Inc. (Corvidae) to
provide this Erosion and Sediment Control Plan (ESCP) as part of a Section 11 Change Approval and
Notification for the works and to provide environmental monitoring during the project (as detailed in
Section 3).

Il s developing a residential subdivision in Jordan River which is composed of 13 lots, two
roadways, a cul-de-sac and a comman praperty area. A sewage dispasal area will also be incorparated
into the development to the southwest within the project area (Figure 1).

In general, the site slopes from north to south with undulating ground moving down slope. There are
three unnamed drainages that all eventually drain into Secand Creek. Much of drainage areas are old
ditches from when it was previously logged, and they currently intersect the development area (see
Figure 2). Corvidae conducted a riparian assessment on the streams and concluded that a 10 meter
Stream Protection Enhancement Area (SPEA) has been implemented (Figure 1) the SPEA will be a
protected, no disturbance zone.

Unnamed Stream 1 will be re-established by unblocking areas that have being altered. There is still
same water draining into this historical stream area, but there is alsa diversion from the old access road
and associated gravel and soil. The blockage has created a drainage that flows south into Stream 2
Once the existing drainage is re-established it runs east and eventually connects to Second Creek.
Unnamed Stream 1 will be contoured to allow for flow southeast, with on 600mm culvert installation
under a proposed driveway between lot 6 and 7 {Figure 1).

Unnamed stream 2, which is an existing ditch, is located along the second readway that will allow access
fo the sewage disposal area and lot 13. Removal of debris within the ditch will allow flow to occur west
into unnamed stream 3 (Figure 1).

Unnamed Stream 3, running north-south at the west end of Creekside Glen Road and draining into
Second Creek at the hottom of lot 12 will have two culverts installed. A 600mm culvert installation under
a proposed driveway for lot 1 and a 900mm culvert installation for the access road leading to lot 12 (see
Figure 1).

There will also be 4 culvert installations in the ditch along Creekside Glen Road, sized appropriately for
200-vear flood events. JE Anderson has completed deteiled engineered drawings {Appendix C) for the
plan and surface water management. Figure 1 indicates all culvert lengths and sizes to be used.

During construction, surface water flow will follow the natural gradient of the site flowing south. Any
surface water run-off that touches exposed sails will be directed away from the existing waterbodies and
sediment will he managed using sediment fencing, vegetated buffers left in place and erosion control
seeding to ensure that sediments are not entering the 3 unnamed streams and Second Creek. The
ditches will be constructed to hold flood events (see Appendix C — ditch profile drawings). Check dams
will be added to the ditches and set intervals to slow flow and catch sediment

In order to prevent erosion and the introduction of sediment into the watercourses that crass the property.

this ESCP will be implemented by [l This ESCP has been designed for the current and future
development activities and will be updated, as necessary. This plan indudes drawings of the project
area showing locations of erosion and sediment cantrol (ESC) measures.

This plan has been prepared by Qualified Environmental Professionals, following current environmental
standards and best management practices. With the cumrent plans, the measures provided in this report
should be follawed to minimize impact to the enviranment throughout construction.
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Figure 1. Projéct Planning and Layout
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1.1 SCOPE

PPSS-35010459-2571

The activities that will be included in the re-routing and re-establishment of the streams are as follows:

Installation construction fencing and wattles or sediment fencing along the SPEA.

Equipment mobilization:

Falling of trees in the access to lots;

Timber removal;

Re-connection of unnamed stream 1 during dry conditions and in the allowable fisheries work
window;

Re-establishment of the ditch along the Creekside Glen roadway;

Culvert installations under all driveway access;

Construction of the engineered stormwater management;

Landscaping.

The site Iocation is shown in Figure 1, the project area and environmental features and ESC measures
are also shown in Figure 2.

1.2 WATERCOURSE DETAILS

The three unnamed streams are seasonal fibutaries ta Second Creek. The streams cross the
development area (Figure 1). The streams are dry during the summer season. The plans for stream
reconnection include clearing of debris and construction of deeper ditches at all areas where there are
hlockages (see photos). The new streambed sections will be designed to mimic the existing conditions
(e.g. grade, substrate, structure). For re-establishment of the southern stream, a ditch line will be
constructed along the Creekside Glen roadway fallowing the historic channel location of the stream. The
ditch will be approximately 150 m long and will be designed for 1 in 200-year flood events. For details
see the engineered design in Appendix C.

3of 18
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2 PROJECT PERSONNEL AND RESPONSIBILITIES

Table 1. Details the roles and responsibilities of the personnel involved in the Project.

Name Organization Role Contact Information
] ] ]
Julie Budgen Corvidae Environmental Planner | | RN
Environmental
Consulting Ltd
Matt Johnson Corvidae Environmental [ ]
Environmental Techrician
Consulting Ltd
Brent Rutley Corvidae Environmental Monitor | | RS
Environmental (EM)
Consuiting Ltd
EMERGENCY NUMBERS
Emergency Dispatch (Fire, Ambulance, Police, Hazmat) 911
Emergency Management BC 800-663-3456
Hospital — Victoria General Hospital (1 Hospital Way, Victoria. B.C.) 250-727-4212

3 EROSION AND SEDIMENT CONTROL MEASURES

The implementation of the ESC measures provided in this Section will minimize the introduction of
sediment from the project area into the nearby watercourse (the unnamed streams, Second Creek) The
recommended lacations for ESC measures are shown in Figure 2. Installation best practices for ESC
measures are included in Appendix B. All ESC measures will be field fit during installation to be the most
effective in that area, slope, aspect and situation.

3.1 STREAM RECONNECTION

« Al warks are to be conducted in dry conditions.

« Sediment fencing will be installed along specific areas, upslope along the access routes
adjacent to the existing watercourse. Corvidae is working closely with the project team to
address erosion and prevent sedimentation into the watercourses.

« Tokeep sediment from entering the newly connected dawnstream channels all work will be
done during dry conditions where there is no water flow.

« Secondary barriers (check dams) will be placed in the newly cleared areas to allow for
setlement of fine textured sediments and minimize the introduction of sediments into the
existing watercourse.

e Following ditch contouring, the ditches should be seeded and lined with straw or wood mulch
to reduce rainfall erosion.

40f 18 6
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3.2

3.3

S5of 18

DITCH CONSTRUCTION AND RE-ESTABLISHMENT ALONG SOUTHERN
ROADWAY

All warks should be conducted in dry conditions.

Sediment fencing will be installed along the entire length of the edge of the SPEA for the
existing drainage following tree clearing. prior to construction of site access.

Secondary barriers (check dams) will be placed in the newly cleared areas to allow for
setlement of fine textured sediments and minimize the introduction of sediments into the
existing watercourse

Following ditch contouring. the ditches should be seeded and lined with straw or wood mulch
to reduce rainfall erosion.

Until final revegetation, any exposed areas should be covered with coarse wood mulch (chips)
to a minimum depth of 5 cm. This mulch should extend a minimum of 1 metre past the crest of
the slope.

RUNOFF AND STORMWATER MANAGENMNT

Activities on site should cease if greater than 10 mm of rain is forecasted within a 24-hour
periad.

Store salls and stockpiled material in dry, flat areas. at least 30 m from the watercourses.
Install sediment fencing, mulch berms, and check dams in designated locations {detailed
above) in order to mitigate sedimentation (see subsections below for details).

The Contractor shall have sufficient materials, such as clean rock, granular matenial, straw
wattles, wooden stakes. and filter fabric available on-site for emergency protection measures
when required.

The Contractor shall regularly maintain sediment and drainage control measures, such that
they function as designed. Immediate action shall be taken by the Contractor to correct any
deficiency observed in the operation of erosion and sediment confrol measures. In the event
that a deficiency in any sediment or drainage control measures is directly or in directly creating
an adverse environmental impact, the Contractar shall initiate the necessary action ta correct
the problem within one hour of observing or being informed of the situation. In the event that a
deficiency in any sediment or drainage control measures poses the patential to create an
adverse environmental impact. the Contractor shall take action within two days of observing or
being informed of the situation.

To protect erodible surfaces adjacent to SPEAs, cover small areas of exposed soll with tarps,
hog fuel or seed to prevent erosion and sediment transport if soil is exposed to prolonged
periods of rainfall adjacent to downslope drainage areas.

To minimize surface saturation and mobilization of fine textured sediments tree mulch, straw or
ralled erosion control blankets may be spread across larger surfaces. Mulch from clearing
should be stockpiled onsite for use as an erosion protection ground cover. Ensure that straw is
sourced from clean sources to reduce the spread of invasive species.

S

45



Report to the LUC — September 21, 2021

DV000081

56

aeaio

Making a difference...together

PPSS-35010459-2571

Erosion and Sediment Control Plan for Creekside Glen Subdivision February 2021

DV000081

SEDIMENT FENCING

« Install sediment fencing in the upslope location, at the edge of clearing and the SPEA to
prevent sediment laden runoff from entering the aquatic environments. If suitable, wattles can
be used inlieu of sediment fences.

e Proper methods for sediment fencing installation are provided in Appendix A.

« Toprevent water breaking through at a concentrated low point, no length of sediment fence
should exceed 30 m before being tumed uphill.

« Sediment fences should be maintained, checked twice a week and re-installed if sagging. They
are to be cleaned out if more than 30% full of sediment.

CHECK DAMS

« Check dams may be sandbags (Figure 4, Appendix A), clean rock or 2" wattle rolls (Figure 3,
Appendix A). The wattle will be cut to size and ends re-closed with tie wire. Roll will be held in
place with stakes (adapt from Figure 3, Appendix A).

« Retain existing ditch vegetation where possible to slow flow and filter fine textured sediments.

« Intact straw bales are not to be used as check dams or other structures in flowing water as
they quickly degrade and break down, become saturated and embedded with fine textured
sediment and break apart when remaved releasing sediment into the environment.

3.4 POLLUTION CONTROL, FUELING, AND SPILL RESPONSE

Report spills immediately to the site superintendent and the Environmental Monitor (EM). See Appendix
E for further details.

Sediment laden runoff is considered a deleterious material and is nat to be discharged directly to surface
water.

If a spill exceeds any of the specified amounts in the Environmental Management Act — Spill Reporting
Guideline it must alsa be reported to Emergency Management BC at 1-800-663-3456 and, if it may
affect fish bearing waters, to DFO's Observe, Record and Report Hotline 1-800-465-4336.

Fuel and other hazardous materials will be secured so that they may not be emptied or upset by vandals
when left overnight in the project area and will be permanently stored no closer than 30 m from any
watercourse, watercourses include ditches/drainages.

All equipment on site is to be well maintained and leak free to minimize the potential for spills (see
Appendix B for Spill Response Plan). Leaking equipment will be flagged and placed 'out of service' until
itis repaired. Spills to ground will be identified by GPS waypoints, photographed and tabulated with
yesia of cleanup. Manifesting of compiled loads of contaminated material will completed by contractor
and reviewed by EM. Reporting of equipment leaks and spills to ground will be included in the
Environmental Monitoring Reports (EMRs).

All heavy equipment and personal vehicles will be checked daily for leaks and repair requirements.

Repairs or cther mechanical services required when a piece of machinery cannot be moved due to
break down may be done on site. The ground surface will be protected from fluids generated during
repairs by an impervious membrane or drip pan.

For any hazardous materials brought to the project site, the Safety Data Sheets (SDS) will be compiled
in a binder and kept at the project trailer in a clearly labeled and easily visible location.

Gof 18 6

46



Report to the LUC — September 21, 2021

DV000081

57

aeaio

Making a difference...together

PPSS-35010459-2571

Erosion and Sediment Control Plan for Creekside Glen Subdivision February 2021

DVv000081

In the event of a major spill, work shall be stopped, and all required personnel deveted to spill
containment and clean-up. Timely and effective action shall be taken to stop, contain and clean-up all
spills as Iong as the site is safe to enter. For further details, see Appendix B — Spill Response Plan.

All hazardous materials will be stored in their criginal containers and properly labeled as per Workplace
Hazardous Materials Information System 2015 (WHMIS 2015] requirements.

The containment, storage, security, handling, use and disposal of empty containers, surplus product or
waste generated in the use of any hazardous or toxic products shall be in accordance with all applicable
federal and provincial legislation.

FUEL HANDLING AND STORAGE

Fueling of equipment will be completed by certified bulk fuel carriers or from slip tanks that remain in
the fransport vehidle at all times. Fueling personnel shall maintain presence at and immediate attention
to fueling operations.

Fuel and service trucks will have a spill kit with @ minimum of 50 absorbent pads, 5 kg of dry, loose
absorbent material, 2 pairs of impermeable gloves, a 3 m x 3 m imperviaus ground sheet and two 2-
inch x 6-foot-long sections of absorbent boom. Spill kits will be available at all re-fueling, lubrication and
repair locations and will be capable of dealing with 110% of the largest potential spill and shall be
maintained in good working order on the construction site. Site staff shall be informed of the location of
the spill response kits and be trained in their use.

All heavy equipment will contain spill kits and fire extinguishers. Spill kits will have a minimum of 20
absorbent pads, a 3 m x 3 m impermeable tarp. impermeable gloves and 1 large heavy-duty garbage
bag. Equipment operators will be trained in spill response protocols.

All standalone fuel tanks, portable fuel containers and other potential spill sources located within the
project will have secondary containment with a capacity of 110% of the volume of the substance of
concern. Thisincludes generators, welders, light plants, etc. Portable hand-held gas cans will not require
secondary containment as long as they are stored with caps on, upright and out of the way of traffic at
all times they are not in use.
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4 ENVIRONMENTAL MONITORING

Corvidae recommends the application of the mitigation measures discussed above for the duration of
the project, o completion. An experienced Environmental Monitor (EM) will oversee the application of
ESC measures identified above, praviding technical advice on environmental issues, and evaluating the
effectiveness of mitigation measures throughout construction

4.1 MONITORING FREQUENCY

The project activities will be monitared during the initial site visit to ensure all erasion control measures
are in place. Additional monitoring will be at project commencement and during the first incident of
inclement weather. Inclement weather refers to rain events forecast to exceed 10 mm of rain within 24
hours, in which monitoring would occur to review erosion and sediment control measures, and/or
conduct water quality testing, if necessary.

4.2 REPORTING FREQUENCY

The EM will prepare Enviranmental Monitoring Reparts (EMRs) for each visit. The report will include
records of construction aclivities undertaken since the last site visit. current site activities and conditions,
site photographs, communications with onsite crew, environmental incidents, impacts and corrective
actions taken, as well as what work plan modifications or mitigations are required. Water quality
monitoring results will be induded if applicable. Any non-compliances to the ESCP will be included in
the EMR and discussed with the Contractor responsible to address.

4.3 ENVIRONMENTAL INCIDENTS

will suspend any activities or operations which are in contravention of any envircnmental
legislation, regulation or act that are causing or have the potential to cause significant environmental
damage. In the event that such activities occur, and no comrective action is initiated by the Contractor,
the environmental monitor, Project manager or their designate may issue a Stop Work Order directing
the immediate suspension of all or a portion of the activity causing the environmental impact.
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APPENDIX A - ESC TYPICAL DRAWINGS

Figure 2. Wattles — Typical Installation Drawing
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Figure 3. Check Dam Typical
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Figure 4. Sediment Fencing — Typical Installation Drawing
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APPENDIX B — SPILL RESPONSE PLAN/
ENVIRONMENTAL INCIDENT REPORTING

Spills are reportable if:

« It has caused, is causing or may cause an adverse effect to the envircnment or people.

+ The amount exceeds the guantities or emission levels set out in the relevant |egislation,
guideline, approval or code of practice. For this project any release of pefroleum hydrocarbons
or allied products is to be reported to the EM.

« Therelease isinto a groundwater or surface water body.

All spills of deleterious materials to be reported 1o the site superintendent and the EM (sediment laden
runoff is considered a deleterious material). If spill exceeds 100 litres of fuel report to Emergency
Management BC (EMBC) at 1-800-663-3456. Spills less than 100 litres will be reported intemally, this
includes reporting to the EM. When reporting a spill by phone expect to provide the following information:

« the contact information:

¢ for the individual making the report,

¢ the responsible person in relation to the spill, and

¢ the owner of the substance spilled;

¢ the date and time of the spill;

¢ the location of the spill site;

¢ adescription of the spill site and the surrounding area;

¢ adescription of the source of the spill;

« the type and quantity of the substance spilled;

« adescription of the circumstances, cause and adverse effects of the spill:

e details of action taken or proposed to comply with section 91.2 (2) [responsible persons — spill
response 1 of the Environmental Management Act:

« the names of the government, federal government, local government and first nation
govemment agencies at the spill site;

¢ the names of other persons or government, federal government, local govemment or first
nation govemment agencies advised about the spill.

A spill report form will be completed, and copies of the documentation generated as soon as possible
or within 24 hours of the event. Copies of the documentation will be kept on file in hard copy format at

the I site trailer

The Confractor will provide a report on impact as per statutory requirements {“Duty to Motify provisions
in the Fisheries Act) where those impacts include water quality discharges.

The spill report form will contain the following information (see form below bulleted list):

« reporting person's name and phone number;

« name and phone number of person(s) who caused the spill;

« date, time, location, duration and rate of release;

« type and quantity of release;

e detailed description of circumstarices leading up to the spill and the effect of the spill;
« description of equipment involved, e g. leak in machine. compromised equipment:

« procedures used to contral, minimize and stop the release:

120f 18 6
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¢ disposal methods for contaminated materials, and

¢« measures taken to prevent further releases.
After a spill is contained and cleaned up, |l vill be responsible for ensuring that disposal follows
all applicable |egislation. Manifests documenting proper disposal will be kept on file in hard copy format
at the I site trailer.
The containment, storage. security, handling, use and disposal of empty containers, surplus product or
waste generated in the use of any hazardous or toxic products shall be in accordance with all applicable
federal and provincial legislation.

A copy of the complete Emergency Contact List { Table 1) will be posted in site trailers and other common
construction areas.
A copy of the Spill Response Plan will be distributed to all superintendents and foremen on site. On-site

superintendents and foremen must understand the Spill Response Plan procedures and know the
appropriate authorities to contact in the event of a spill.

For any hazardous materials brought to the project site, the Safety Data Sheets (SDS) will be compiled
in a binder and kept at the project trailer in a clearly labeled and easily visible location.

All hazardous materials will be properly labeled, as per Workplace Hazardous Materials Information
System 2015 (WHMIS 2015) requirements.
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Environmental Incident Report

Reported by (name and phone #) Title Date YY MM DD
Reported
Lacatlon (office, fleld, geographic location) Date of Incldent yyyyfmmjidd Time (24 4r clock)
Project Respansible party name Respansible party phone #
Incident
What happened —include duration of release Lacation — surrounding features (waterbodies,

drainage patterns etc]

Magnitude of potential impact Remedial action taken — include disposal details

What steps can be taken to avoid future incidents | Remedial action still required

If arelease Environment substance was releasad into: land / water f air
which substance: Describe:
Amoaunt: kaiLim? Clrcle one.
Reporting
Has the Incldent been reported to any regulatory authorty? Clrcle one. Yes No

Detailed Description of Incident

Include all related events leading up to Incldent and a description of equipment, property damsage or loss. Attach any dlagrams,
photographs or other pertinent Information. Attach extra sheets as requlred.

Name of perscn making report Signature Data: N MM [a]s}
Name of responsible party Signature Datea: R MM DD
14 0f 18
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Spill response protocol

will immediately respond to the spill and ensure the safety of site personnel. Once it is
detemined that personnel are safe, and the area is safe to access the following general procedures will
be followed:
If the spill is fual based, remove ignition sourcas

s Shut off equipment and don't allow other sources of ignition (cutting torches, vehicles,
smoking, efc.] near the area. Keep a fire extinguisher on hand but keep it a safe distance away
so itis accessible in case of a fire.

Stop the flow

« Immediately take action to stop the spill: dose valves, crimp and / or plug hoses, apply stop
leak compound, etc.
Contain the spill

Once the spill has been stopped take action to protect waterbodies, watercourses or wetlands by
creating berms, diverting water, capping storm drain inlets, installing ditch blocks, ete.

Enlist the help of personnel on site

« Notify site superintendent or foreman as soon as possible.
« Mechanic to be dispatched to scene if appropriate
« Appropriate parties are to be notified of the spill —[JJill site superintendent and EM. If the
release will affect a fish bearing water body the Depariment of Fisheries and Oceans must be
notified.
« See Table 4 Emergency Contact List in this Spill Response Plan for contact numbers.
Ramediate spill

« [ ! be responsible for ensuring that proper clean up and disposal is undertaken in &
timely manner and in compliance with all applicable legislation. Copies of manifests
documenting proper disposal will be kept on file in hard copy format at the [Illsite trailer
and available for review by the EM

Reporting

¢ A spill report form will be completed, and copies of the documentation generated within 43
hours of the event. Copies of the documentation will be kept on file in hard copy format at the
N site trailer.

« The spill report form will contain information as outlined in the fourth paragraph of this Spill
Response Plan.

Procedura raviaw

« ! review the spill report form and detemmine if enhancements to the procedure are
required and implement any required changes.
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APPENDIX C — CRD SUBDIVISION REFERRAL REPORT
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Clalj Juan de Fuca Community Planning
3 — 7450 Butler Road
N Socke, BC VOZ IN1
Making a difference...together T 421500 | F:250.642.5274 | Web: www.crdbec.ca
SUBDIVISION REFERRAL REPORT
MoTI Flle: 2020-04468 CRD Flle: SU000728
Date: October 26, 2020
PROPERTY INFORMATION
Purpose: 14-lot, strata subdivision,
Ouners: I
Legal Description: | SECTION 4 RENFREW DISTRICT EXCEPT THOSE PARTS IN PLANS 427R, 23879,
VIPG8644, VIP79213, VIP80549, VIP§2411, AND EPPE9011
Givic Address: 12036 West Coast Road
Land Use and luan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040
Subdivision Bylaw:
Current Zone: Wildwood Terrace 4 (WT-4)
Official Caommunity | Shirley-lordan River Official Community Plan, Bylaw No. 4001
Plan (OCP):
Current Land Use | Pacific Acreage (PA}
Designation {LUD):
Agricultural Land [m] In ALR — An application to 5] Qutside ALR
Reserve (ALR) subdivide land within the ALR | O Along boundary of ALR
Status in accordance with the
Agricuitural Land Commission
Act is required.
Fire Pratection m] Within Fire Protection Service Outside Fire Protection
Service Area Area Service Area
PMFL Status X In Private Managed Forast [} Outside PMFL
Lands (PMFL) [m] Along boundary of PMFL
Development Steep Slopes
Permlt Areas: [m] Shoreline Protection
X Riparian
Sensitive Ecasystems
[m] Commercial/Industrial
CRD SUBDIVISION REQUIREMENTS
JDF PLANNING
Contact: Regina Robinson, 2 50-642-8101, rrobinson@crd.bc.ca
Reguirement Description and Action
1. Lot Size Description:
Bylaw Na. 2040 The WT-4 zane estahlishes an average parcel size of 2 ha with
Section: 6E.02 no parcel being less than 1 ha, to a maximun number of 54
parcels. All proposed lots appear to meet the minimum lot size
through parcel averaging within a strata.
Action:
No further action required.
SU000728 1
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2. Frontage
Bylaw No. 2040
Section: 3.10{4)

Description:

Bylaw No. 2040 requires that for each proposed lot, the minimum
frontage on the highway shall be 10% of the perimeter of the lot
that fronts on the highway. All proposed lots do not meet the
minimum frontage requirement; however, the proposed plan of
subdivision indicates that the lots do not front on a highway.

Action:
No further action required.

3. Development Permits
Shirley - Jordan River
Official Community Plan,
Bylaw No. 4001, Part Five

Description:

Land that is the subject of this application is designated as a Steep
Slopes Development Permit Area; a Riparian DP Area: and a
Sensitive Ecosystem DP Area by the Shirley — Jordan River OCP. A
development permit must be issued prior to the disturbance of
land or subdivision.

Action:

The applicant is required ta obtain a development permit prior to
the disturbance of land or subdivision. The applicant is advised to
contact IdF Planning staff priar to the preparation of any
professional reports. This may be addressed as part of the
assaciated 2-lot subdivision.

4. Potable Water
Bylaw No, 2040
Part 6, Section 6.02

Description:

Bylaw No. 2040 requires that where a subdivision is not served by
a community water system, each lot shall be required to have a
proven source of potable water of at |east 1,400 L/day.

Action:

The applicant is required to provide well logs or flow test results,
as well as water quality test results confirming that each proposed
lot has a proven source of potable water of at |2ast 1,400 L/day.
Walls are to be constructed in accordance with the Groundwater
Protection Regulation of the Water Sustainabifity Act.

5. Fire Protection

Shirley —Jardan River
Official Community Plan,
Bylaw Na. 4001, 2018
Part 3, Sectian 367

Description:

The subject praperty is located outside a fire protection local
service area. With large tracts of farested lands, interspersed with
residential development, the potential for wildland-rural intermix
fires is a concern.

Action:

A covenant requiring the installation of fire sprinklers in
accordance with NFPA 1042 and NFPA 13, at the time of residential
building construction to pratect structures and prevent spread to
the forest and neighbouring dwellings is recommended.

€. Ad]olning Body of Water
Bareland Strata
Regulation, Section 9

Description:

9 (1) Where the land intended to be included in @ bare land strata
plan adjoins a lake, river, stream or other body of water, the
approving officer may refuse to approve it unless the owner-
developer has providad by dedication without compensation a
strip of land not exceading 7 m in width along the bank or shore

SU000728
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for the purpose of providing public access, if. in his opinion, it is in
the public interest to do so.
{2) Land dedicated under this section shall be measured from

(a) the high water mark,

(b} the controlled high water mark, or

(c} the natural boundary of the lake, river, stream or other body

of water as defined by the fond Act, whichever is applicable.

13) The armount af land provided for public access under this
saction shall not exceed 5% of the land in the bare land strata plan.
{4) This sectian does not apply where the smallest strata lat
intanded ta be created hythe bare land strata plan exceads 2 ha.

Action:
Dedication of Second Creek along the boundary of Lot 13 and
through the common property area is supported.

JDF COMMUNITY PARKS AND

RECREATION

Contact: Don Closson, Manager, JAFEA Community Parks and Recreation; Tel: 250.642.8103

Reguirement

Description and Action

1 Park Land Dedicatlon
Local Government Act
Section 510

Shirley —lordan River
Official Community Plan,
Bylaw No, 4001, Part 430

Description:

The CRD provides a community park service for the Juan de Fuca
Electoral Area and the Shirley —Jordan River GCP cantains policies
and designations regarding the location and type of future parks.
Since the proposed subdivision involves the creation or 3 or more
additional lots and the smallest parcel being created is less than 2
hectares, the provision of park land in accordance with Section 510
of the LGA is required.

Action:

No further action required. The requirement for provision of park
land was satisfied by Cash-in-Lieu far all future subdivisions of
Sectian 4 in 2006.

CRD BUILDING INSPECTION

Contact: Mike Taylor, Manager, CRD Building Inspection; Tel: 250-260-3230

Requirement

Description and Action

1. Geatechnical Review
Community Charter
Section 56

Description:

Section 56 of the Community Charter specifies that where a
building inspector considers that the construction of buildings
would be on land that is subject to or likely to be subject to
flooding, mud flows, debris flows, debris torrents, erosion, land
slip, rockfalls, subsistence or avalanche, the building inspector may
require the owner of land to provide the buildinginspector with a
report certified by a qualified professianal that the land may be
used safely for the use intended.

Actlon:
No further action required at this time. A geotechnical report may
be required at the time of building construction.

SU000728
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CRD INTEGRATED WATER SERVICES

Contact: loseph Marr, Manager, \Water Distribution Enginaaring and Planning; Tal: 250.474.9600

Requirement Description and Action
1. Community Water Description:

Service The property is not located within a water distribution local service
area,
Action:
See camments above regarding provision of patable water.

|
|
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2021

SUBJECT Development Permit with Variance for Strata Lots 15 and 16, Section 16,
Otter District, Strata Plan VIS7096 — 4-7450 Butler Road

ISSUE SUMMARY

An application has been made for a development permit with variance in order to reconfigure the
lot boundaries and construct an addition to an existing industrial building.

BACKGROUND

The subject properties are located at the entrance to the Sooke Business Park strata development
on Butler Road in Otter Point. Boulevard landscaping was installed as part of Development Permit
DP-07-08, issued for the original subdivision. The properties are entirely enclosed with black
chain-link fencing.

The properties are zoned Sooke Business Parks Industrial (M-SBP) in the Juan de Fuca Land
Use Bylaw, 1992, Bylaw No. 2040. There is an existing 450 m? building on strata lot 15 (SL 15)
licensed for cannabis cultivation and production by Health Canada; SL 16 is vacant (Appendix A).
Development Permit DP-15-13 was issued for the existing industrial building on SL 15.

The owners will apply to cancel the internal lot line between SL 15 and SL 16 in order to expand
the cannabis production facility by constructing a 1,873 m? addition to the existing building
(Appendix B). As a result of the lot line cancellation, the existing building will become non-
conforming for siting since the southern side lot line of SL 15 would become the rear property line
for the newly consolidated lot. The applicant has requested a variance to reduce the rear yard
setback of the newly created lot from 4.5 m to 2.8 m. Development Permit with Variance
DV000060 was issued on June 22, 2018, for a similar proposal; however, since no construction
commenced within 2 years of the date of issuance, the permit lapsed. The owner now wishes to
proceed with the development.

The properties are designated within the Commercial and Industrial Development Permit Area in
the Otter Point Official Community Plan, 2014, Bylaw No. 3819, for the form and character of
industrial development (Appendix C). The applicant is requesting a development permit for the
proposed addition.

ALTERNATIVES

Alternative 1

The Land Use Committee recommends to the CRD Board:

That Development Permit with Variance DV000082, for Strata Lots 15 and 16, Section 16, Otter
District, Strata Plan VIS7096 to vary the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040,
Part 2, Section 27B.09(d)(ii) by reducing the rear yard setback requirement from 4.5 m to 2.8 m,
for the purpose of reconfiguring the lot boundaries and constructing an addition to the existing
building, be approved.

Alternative 2
That the Development Permit with Variance DV000082 be denied.

DV000082
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Alternative 3
That the application be referred back to staff for additional information.

IMPLICATIONS

Legislative Implications

The Otter Point Official Community Plan, 2014, Bylaw No. 3819, designates development permit
areas for the form and character of industrial development. The subject properties are located
within a Commercial and Industrial development permit area; therefore, a development permit is
required for the proposed construction. CRD Delegation of Development Permit Approval
Authority Bylaw, 2009, Bylaw No. 3462, gives the General Manager, Planning and Protective
Services, the authority to issue a development permit; however, the delegated authority does not
include development permits that require a variance, as stated in Section 5(a) of the bylaw.

The Juan de Fuca Land Use Bylaw, Bylaw No. 2040, Part 2, Section 27B.09(d)(ii) specifies that
the rear yard setback requirement is 4.5 m. The existing building becomes non-conforming when
SL 15 and 16 are combined; therefore, a variance is being required to permit the existing building
to be located within this setback.

Public Consultation Implications

Pursuant to Section 499 of the Local Government Act, if a local government is proposing to pass
a resolution to issue a development variance permit it must give notice to each resident/tenant
within a given distance as specified by bylaw. Juan de Fuca Development Fees and Procedures
Bylaw No. 3885, states that the Board at any time may refer an application to an agency or
organization for their comment. In addition, it states that a notice of intent must be mailed to
adjacent property owners within a distance of not more than 500 metres. Any responses received
from the public will be presented at the September 21, 2021 Land Use Committee meeting. There
is no requirement for public consultation if a local government is considering a development
permit.

Land Use Implications

Development Permit:

The owners have proposed to design a three-storey, 1,873 m? addition to the existing 450 m?
industrial building. The construction must address the form and character development permit
guidelines as outlined in Section 6.7.4, Guideline #1, of Bylaw No. 3819 (Appendix D).

Guideline #2 requires that the proposed building design fit into the natural surroundings. The
development is located in a cleared area that was once a log sort facility. In terms of fitting broader
surroundings, the design attempts this by incorporating a light colour siding on the upper portion
of the building visually reduce the height of the structure. The lower portion of the building will be
black and grey; colours that will serve as a neutral backdrop for the boulevard plantings and
reinforce the existing aesthetic and natural advantages of the area, thereby also satisfying
guideline #3.

To address guidelines #4, #5 and #6, existing boulevard landscaping will be retained in order to
screen parking areas, loading facilities and outdoor storage.

Downward facing lights will be installed above all entrances in order to reduce glare into the
surrounding environment, pursuant to guideline #7.

PPSS-35010459-2559
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Guideline #8 recommends the range of building material be complementary to existing buildings
and that front entrances use a combination of exterior surface textures. The proposed design
incorporates wood posts and siding to define the main entrances and textured corrugated metal
siding, similar to other buildings in the Sooke Business Park, is proposed on the exterior walls.

The building is not adjacent to a community trail; therefore guideline #9 is not applicable.

No roof-top equipment is proposed and parking requirements have been addressed, as outlined
in guidelines #10 and #11.

A security deposit is not requested as no additional landscaping is recommended, as indicated in
guideline #12.

Variance:

The siting of the original building on SL 15 was approved in accordance with the setbacks
specified by the General Industrial (M-2) zone in Bylaw No. 2040. At the time of construction, the
southern property line was deemed an internal side yard with a specified setback requirement of
0 m. The property was rezoned in 2018 to M-SBP; however, the new zone retained the same yard
requirements. The applicant proposes to cancel the lot line between SL 15 and SL 16, which will
result in the southern property line of SL 15 becoming the rear lot line with a setback requirement
of 4.5 m. Since the existing building is located 2.8 m from the southern property line, the existing
building will become non-conforming with respect to siting when the lots are amalgamated.

The proposed addition will otherwise meet the front, internal and external side yard requirements
of the newly configured lot. Access and egress will remain on the strata road to the east of the

property.

Development Permit with Variance DV000082 is included as Appendix E for consideration. Since
the proposed design satisfies the development permit guidelines as outlined in Section 6.7.4 of
Bylaw No. 3819, and as no significant impacts are anticipated to result from reducing the rear
yard setback from 4.5 m to 2.8 m in this circumstance, staff recommend issuance of the
development permit with variance subject to public notification.

CONCLUSION

The applicant has requested a development permit with variance for the purpose reconfiguring
the lot boundaries and constructing an addition to an existing building used as a cannabis
cultivation and production facility licensed by Health Canada. The proposed variance is to reduce
the rear yard setback of the newly created lot from 4.5 m to 2.8 m. Since the proposed design
satisfies the development Commercial and Industrial Development Permit Area guidelines of
Bylaw No. 3819, and as no significant impacts are anticipated to result from reducing the rear
yard setback from 4.5 m to 2.8 m, staff recommend approval of the development permit with
variance subject to public notification. If the Permit is approved by the Board, the Corporate Officer
will proceed to issue the Permit and register a Notice of Permit on Title.

PPSS-35010459-2559
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RECOMMENDATION

The Land Use Committee recommends to the Capital Regional District Board:

That Development Permit with Variance DV000082, for Strata Lots 15 and 16, Section 16, Otter
District, Strata Plan VIS7096 to vary the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040,
Part 2, Section 27B.09(d)(ii) by reducing the rear yard setback requirement from 4.5 m to 2.8 m,
for the purpose of reconfiguring the lot boundaries and constructing an addition to the existing
building, be approved.

Submitted by:

lain Lawrence, MCIP, RPP, Manager, Juan de Fuca Community Planning

Concurrence: | Michael Barnes, MPP, Acting General Manager, Planning & Protective Services
Concurrence: | Nelson Chan, MBA, FCPA, FCMA, Acting Chief Administrative Officer
ATTACHMENTS

Appendix A: Subject Property Map

Appendix B: Site Plan and Requested Variance
Appendix C: Building Drawings and Elevations
Appendix D: Development Permit Guidelines
Appendix E: Permit DV000082
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Appendix B: Site Plan and Requested Variance
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Appendix D: Development Permit Guidelines

6.7.4 Guidelines

Development Permits issued in “Commercial and Industrial DPA” will be in accordance with the following:

1.

10.

11.

12.

PPSS-35010459-2559

No development, building, subdivision or sewage disposal system will be permitted in the
Commercial and Industrial Development Permit Area, as specified in the Justification
above, except as allowed by a Development Permit or subject to the general exemptions
as outlined in Section 6.2 of this Plan.

Design buildings to take advantage of natural contours and features of the landscape so
that buildings and structures fit into the natural surroundings.

Design buildings in a form which can make best use of the natural setting, which allows
for retention of natural vegetative cover and which reinforces existing aesthetic and
natural advantages of the area.

Retain existing second-growth forest and native understorey plants in areas where there
are no buildings, structures, parking areas or other constructed features.

Minimize outdoor storage and screen outdoor storage and loading/unloading facilities
from neighbouring properties through the retention of trees and native understorey plants,
or through the planting of native or complementary species, or by using fencing.

Screen parking areas to the greatest extent possible with existing and new landscaping,
as described in subparagraph (5).

Install outdoor lighting which is of low intensity and pedestrian-oriented or which is
directed down and away from surrounding residential areas so as to reduce and minimize
glare into the environment.

The range of building materials used for new buildings should be complementary to
existing buildings. The front entrances should be designed to use a combination of
exterior surface textures.

Where parcels are located adjacent to a trail established by the Juan de Fuca Electoral
Area Parks and Recreation Advisory Commission, buildings should be set back from the
property line to prevent the trail being in constant shadow, and landscaping provided to
screen the commercial or industrial use from the trail.

Roof-top equipment should be kept to a minimum and integrated into the overall building
design.

Parking, loading, and access and egress areas should be designed to accommodate
commercial vehicles and ensure safe vehicular movement.

To ensure that all landscaping requirements and/or site remediation works of the
Development Permit Area are undertaken, applicants may be required to provide a
detailed landscape estimate. Prior to issuance of any permit, the applicant may be
required to provide a security deposit.
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Making a difference...together

CAPITAL REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE NO. DV000082

This Development Permit with Variance is issued under the authority of Sections 490 and 498 of the Loca/
Government Act and subject to compliance with all of the bylaws of the Regional District applicable thereto,
except as specifically varied or supplemented by this Permit.

This Development Permit with Variance applies to and only to those lands within the Regional District
described below (legal description), and any and all buildings, structures, and other development thereon:

PID’s: 028-646-568 and 028-646-550;
Legal Description: Strata Lot 15, Section 16, Otter District, Strata Plan VIS7096, and
Strata Lot 16, Section 16, Otter District, Strata Plan VIS7096 (the “Land”)

This development permit authorizes construction an addition to an existing industrial building (the
“development”) on the Land, located within the development permit areas established under the Otter Point
Official Community Plan, Bylaw No. 3819, 2014, Section 6.7 (Commercial and Industrial) in accordance
with the plans submitted to the CRD and subject to the conditions set out in this Permit.

The conditions under which the development referred to in section 3 may be carried out are as follows:

a. That the components of the development occur as identified on the on the Site Plan, prepared by
numberTEN Architecture, dated June 28, 2021;

The Capital Regional District's Bylaw No. 2040, Part 2, Section 27B.09(d)(ii), is varied under section 498
of the Local Government Act as follows:

a. Thatthe rear yard setback of the Sooke Business Park Industrial (M-SBP) zone be reduced from 4.5
m to 2.8 m for the purpose of constructing an addition to an existing industrial building.

Notice of this Permit shall be filed in the Land Title Office at Victoria as required by Section 503 of the Local
Government Act, and the terms of this Permit (DV000082) or any amendment hereto shall be binding upon
all persons who acquire an interest in the land affected by this Permit.

If the holder of a permit does not substantially start any construction permitted by this Permit within 2 years
of the date it is issued, the permit lapses.

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

The following plans and specifications are attached to and form part of this Permit:

i Site Plan prepared by numberTEN Architecture, dated June 28, 2021; and
ii. Building Plans and Elevations prepared by numberTEN Architecture, dated June 28, 2021.

10. This Permit is NOT a Building Permit.

RESOLUTION PASSED BY THE BOARD, THE day of , 2021,

ISSUED this day of , 2021

Kristen Morley
Corporate Officer

PPSS-35010459-2559
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2021

SUBJECT Zoning Amendment for Lot 28, Section 15, Otter District, Plan VIP87643 —
3312 Otter Point Road

ISSUE SUMMARY

The owner has applied to amend the Rural Residential A Kennel (RR-AK) zone to permit an
existing accessory athletic facility.

BACKGROUND

The 0.983 ha subject property is located at 3312 Otter Point Road and is zoned Rural Residential
A Kennel (RR-AK) in the Juan de Fuca (JdF) Land Use Bylaw No. 2040 (Appendix A). The parcel
is adjacent to Rural A zoned Crown Land to the west, a CRD owned right-of-way to the east, the
Denfield Road right-of way and Sooke Business Park to the south, and Otter Point Road and
Rural Residential A (RR-A) properties to the north. There is an existing dwelling, including
secondary suite, and an accessory building on the property.

The property is designated as Settlement Area 1 and is partially designated as a Watercourses
and Wetland Areas and a Commercial & Industrial development permit area in the Otter Point
Official Community Plan (OCP), Bylaw No. 3819. The parcel is within the Otter Point Fire
Protection Local Service Area, but outside a community water service area. The property is
serviced by well water and onsite septic.

The property was the subject of a zoning amendment application (RZ000227/Ref: RZ-06-12) in
2012/13 to rezone the parcel from RR-A to RR-AK to permit a kennel and dog obedience training
operation. The kennel is not currently active; however, Otter Point Athletics is operating out of the
accessory building. The original building permit for the accessory building expired in 2018. A new
permit application was submitted in 2021 to complete the outstanding items and receive a final
inspection. In order to complete the permit, the athletic facility use must be either be legalized
through rezoning, or discontinued. In response to the owners rezoning application, staff have
prepared Bylaw No. 4454 to amend the RR-AK zone by adding “athletic facility accessory to a
principal residential use” to the list of permitted uses. (Appendix C).

ALTERNATIVES

Alternative 1

That staff be directed to refer proposed Bylaw No. 4454, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 154, 2021” to the Otter Point Advisory Planning Commission, appropriate
CRD departments and the following external agencies and First Nations for comment:

BC Hydro

District of Sooke

FLNR - Archaeology Branch

FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development

FLNR - Water Protection Section

Island Health

Ministry of Environment & Climate Change Strategy — Environmental Protection and Sustainability
Ministry of Transportation & Infrastructure

Otter Point Fire Department

RCMP

Sc’ianew

T’Sou-ke First Nation

RZ000274
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Alternative 2
That proposed Bylaw No. 4454 not be referred.

Alternative 3
That more information be provided.

IMPLICATIONS

Legislative and Public Consultation Implications

The Advisory Planning Commissions (APCs) were established to make recommendations to the
Land Use Committee on land use planning matters referred to them related to Part 14 of the Local
Government Act (LGA). Therefore, staff recommend referring the proposed amendment bylaw to
the Otter Point APC.

Should the proposal proceed, a public hearing pursuant to Part 14, Division 3 of the LGA will be
required subsequent to the amendment passing second reading by the CRD Board. Property
owners within 500 m of the subject property will be sent notice of the proposed bylaw amendment
and a public hearing will be advertised in the local paper and on the CRD website.

Regional Growth Strategy Implications

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board
has adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with
CRD policy, where a zoning bylaw amendment that applies to land within the Otter Point OCP
area is consistent with the OCP, it does not proceed to the full CRD Board for a determination of
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent
with the policies of the Otter Point OCP.

Land Use Implications

The proposed bylaw includes an amendment to add “athletic facility accessory to a principal
residential use” in order to legalize an existing fitness centre and allow the building permit process
for the accessory building to be completed.

The subject property was rezoned in 2013 from RR-A to RR-AK in order to allow a dog obedience
training operation under the kennel definition. The Settlement Area designation of the Otter Point
Official Community Plan, Bylaw No. 3819, supports accommodating limited industrial and
commercial development with a focus on the Sooke Business Park. The property is located in
close proximity to local industrial, commercial and institutional uses, including light industrial and
warehousing activities in Sooke Business Park, Otter Point Collision and the CRD Local Area
Services Building.

The Home Based Business Category 1 regulations limit the size of home occupations, whether in
the dwelling unit or an accessory building, to 25% of the floor area of the dwelling, and limits the
number of additional vehicles on the lot as a result of the business to one. As a permitted
accessory use, the fitness facility would be limited in size to the maximum floor area of accessory
buildings (250 m?), and parking requirements would be regulated under Part 3 of Bylaw No. 2040.

The fitness facility is operating out of an existing accessory building for which there are
outstanding building permit requirements. In order to complete the permit, the athletic facility use
must be either be legalized through rezoning, or discontinued.

JdF Planning has received eleven letters of support from individuals that are members of the
fithess operation and one letter of support from School District #61 (Appendix D).

Staff recommend referral of the rezoning application and proposed Bylaw No. 4454 to the Otter
Point APC, appropriate CRD departments, First Nations and external agencies for comment.

PPSS-35010459-2566
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CONCLUSION

The purpose of this zoning bylaw amendment application is to add “athletic facility accessory to
a principal residential use” to the list of permitted uses in the RR-AK zone. Staff have prepared
proposed Bylaw No. 4454 and recommend referral to the Otter Point Advisory Planning
Commission, First Nations, CRD departments and agencies for comment. All comments received
will be brought back to the Land Use Committee. At that time, the Committee may consider a
recommendation for first and second reading.

RECOMMENDATION

That staff be directed to refer proposed Bylaw No. 4454, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 154, 2021” to the Otter Point Advisory Planning Commission, appropriate
CRD departments and the following external agencies and First Nations for comment:

BC Hydro

District of Sooke

FLNR - Archaeology Branch

FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
FLNR - Water Protection Section

Island Health

Ministry of Environment & Climate Change Strategy — Environmental Protection and Sustainability
Ministry of Transportation & Infrastructure

Otter Point Fire Department

RCMP

Sclianew

T’Sou-ke First Nation

Submitted by: | lain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning

Concurrence: | Michael Barnes, MPP, Acting General Manager, Planning & Protective Services

ATTACHMENTS

Appendix A: Subject Property
Appendix B: Site Plan
Appendix C: Bylaw No. 4454
Appendix D: Letters of Support
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Appendix C: Bylaw No. 4454

CAPITAL REGIONAL DISTRICT
BYLAW NO. 4454

A BYLAW TO AMEND BYLAW NO. 2040, THE “JUAN DE FUCA LAND USE BYLAW, 1992"

The Capital Regional District Board, in open meeting assembled, enacts as follows:
1. Bylaw No. 2040 being the “Juan de Fuca Land Use Bylaw, 1992" is hereby amended as follows:
A. SCHEDULE A, PART 2, SECTION 4A.01 RURAL RESIDENTIAL A KENNEL ZONE - RR-AK

(a) By renumbering Section 4A.01 as Section 4AK.0 and renumbering the subsections
accordingly; and
(b) By adding a new paragraph 4AK.01(h) as follows:

“(h) athletic facility accessory to a principal residential use”;

2 This bylaw may be cited as “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 154, 2021".

READ A FIRST TIME THIS day of ,2021.
READ A SECOND TIME THIS day of ,2021.
READ A THIRD TIME THIS day of ,2021.
ADOPTED THIS day of ,2021.
CHAIR CORPORATE OFFICER

PPSS-35010459-2566
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Appendix D: Letters of Support

From: lain lawrence

To: Wendy Miller

Subject: FW: Letter of Support for Otter Point Athletics rezoning
Date: Wednesday, August 11, 2021 9:51:24 AM

From: steve dalman

Sent: Wednesday, August 11, 2021 9:34 AM

To: lain Lawrence <ilawrence@crd.bc.ca>

Subject: Letter of Support for Otter Point Athletics rezoning

CAUTION: This Email is from an EXTERNAL source. Ensure you trust this sender before clicking
on any links or attachments.

Good day Ian,

I am writing a letter in support of the Otter Point Athletics (OPA) rezoning application. I have
been a member of OPA for over three years.

OPA is an outstanding business in Sooke run by a fantastic owner. From a personal fitness
perspective, OPA has been a huge benefit in my life - vastly improving my fitness in general
and specifically improving a chronic back issue. Previous to finding OPA, I have never
enjoyed nor stayed with another gym, but - and the other coaches have made going to the
gym a fun experience I look forward to.

OPA has also had a big impact socially - within 3 months of joining OPA, I had met far more
residents of Sooke than in the five years I had already lived here.

Another thing is how important OPA was during covid. - did an amazing job of adapting
the gym to any new restrictions or recommendations or cleaning during covid for everyones
safety. Ihad a very small bubble, so having the gym open during those times was a huge
benefit for me - something to look forward to.

Thank you,

Steve Dalman
, Sooke BC

PPSS-35010459-2566
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From: Marina Braggio

To: Iain Lawrence; Otter Point Athletics
Subject: Otter Point Athletics

Date: Sunday, June 27, 2021 8:48:25 AM

ICAUTION: This Email is from an EXTERNAL source. Ensure you trust this sender before clicking]
on any links or attachments.

Dear Mr. Lawrence,

My name is Marina Braggio, both my husband and I attend this gym and it's been an
incredible experience for both of us.

| have been coming to Otter Point Athletics (OPA), well over 5 years and to the Otter Point
location for the last 4 years. | can’t express how great it is to have OPA in my life. The location
is only 5 minutes away and it’s such a unique place to work out in. The building and outdoor
workout areas are what make it special, the community feels elevates the experience too. It's
been such an important place for me to come and grow as an athlete, for both my physical
and mental health. | have met many incredible and inspiring individuals, we are so supportive

of one another. | consider some of these individuals close friends.

During this last year’s COVID pandemic,- has provided a safe and healthy
environment and has made the location adaptable to the restrictions given to such an
important place. Gyms are not regarded as important in some respect, however, during the
pandemic they have proven to be SO IMPORTANT, for our mental health. | can’t express how
much | value OPA, this past year and a half. It’s really cemented the importance of having

fitness in your life.
Yours truly,

Marina Braggio
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From: Malcolm Constantine

To: Iain Lawrence

Subject: Letter of support for Otter Point Athletics
Date: Monday, June 21, 2021 9:32:23 AM

ICAUTION: This Email is from an EXTERNAL source. Ensure you trust this sender before clicking]
on any links or attachments.

Dear sir,

| am writing this letter in support of Otter Point Athletics as | believe it is a business that has
benefited not just myself but our community at large. | joined the gym back in 2017 and was
very unmotivated exercise wise and didn’t know very many people in my community. This
gym has been a great source of motivation and helped keep my physical and mental health
thriving even during the Pandemic. The owner and staff and amazing people and great role
models not only in our gym but in this community. In the fall of 2019, | applied to become a
recruit for the Sooke Fire Rescue Department. | was accepted and completed my recruit
training and am now a member of the SFRD as a paid on call firefighter. This wouldn’t have
been possible without the support and belief of the fine folks of Otter Point Athletics. | believe
that this gym is greatly needed and has united many people from all different walks of life to
come together and not only work out but also create new and lasting friendships. The positive
effect it has on all of its members is incredible and | have never seen this close knit of a
community that has been formed here anywhere else.

Thank you for your time

Malcolm Constantine
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From: Gillian Amanda Dixon

To: Iain Lawrence

Subject: RE: Support of OPA"s zoning application
Date: Tuesday, June 15, 2021 3:47:42 PM
Dear Ian,

I am writing to you in support of Otter Point Athletics (OPA) as an integral business for the community of Sooke.
OPA not only benefits the physical and mental health of its members, - and his employees (past and
present) have cultivated a welcoming community of adults of all ages.

Unlike many other cross-training gyms I have been a member of in various cities, OPA focuses less on the
competitive nature associated with this type of training. Instead, the focus is on doing the best we can with what we
have. Skill, shape, size and age do not matter. What matters is that people show up, and we try. Those wanting to
compete can. Those who want to be better versions of themselves are allowed to do so with support and
encouragement from the staff as well as other members.

I grew up in Sooke and left for 17 years. Upon my return, I found the offerings of the other gyms in Sooke were not
engaging or motivating. As a result, I did not go to the gym, and my overall fitness levels deteriorated. I found
OPA and loved it, but then had to leave the country for work. Due to the pandemic, I returned to Canada pre-March
2020, shut down, and ran into . He welcomed me back for whatever time I was home, and the schedule worked
for me. He was not interested in making me sign up for a long-term membership: he was just happy to see me show
up. The offering at OPA is exceptionally reasonable in terms of pricing, and- flexibility is appreciated. An
unusual feature of a cross-training gym that speaks to- integrity as a business person and his motivations for
getting people to the gym.

We appreciate the extensive cfforl- put in to diversify his business model to work within the guidelines to keep
the box going when many gyms could not. The facilities and equipment are well-maintained, impeccably clean and
safe. There is no better “box”in my experience in terms of the quality of the facilities.

In all my years in Sooke, I have not witnessed a single business that fosters the health and well-being of its members
like- does. OPA creates an inclusive kinship amongst its members that is welcoming regardless of age, gender,
sexual orientation, race, "new Sooke" or "old Sooke." As Sooke grows, we need more places in our town that
accept the new, the weird, the quiet and the fun without judgement. Therefore, I ask that you support zoning OPA
accordingly to ensure that we continue to stay healthy, positive and welcoming to anyone who wants to join us on
this journey.

Kind Regards,

Gill Dixon
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From: Trisha Bartlett

To: Iain Lawrence

Subject: Rezoning Application for Otter Point Athletics
Date: Saturday, June 12, 2021 6:38:27 AM
Hello Ian,

I am writing to express my support for the rezoning application for Otter Point Athletics (3312
Otter Point Road, Sooke, BC).

When I became a member at Otter Point Athletics over three years ago, I had no idea a gym
could become such a significant part of my life. The group fitness classes are fun, challenging
and incredibly rewarding. The coaching team is very knowledgeable and dedicated to making
each fitness class a positive experience for every member. # runs the business in a
professional manner and works hard to create a supportive atmosphere with clean, well-
organized equipment. He has cultivated a strong sense of community where members of all
backgrounds come together with a common goal of having fun and staying healthy.

Without question, Otter Point Athletics positively contributes to the wonderful community of
Sooke and I sincerely hope its location remains unchanged.

Kind Regards,
Trisha Bartlett
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From: Leanne

To: idf info; Iain Lawrence

Subject: Otter Point Athletics

Date: Friday, June 11, 2021 4:03:21 PM

To whom it may concern ,
Hello , my name is Leanne Hannam and [ write to you regarding- ( Otter Point Athletics)zoning issue.

My husband and I decided to join the gym two years ago in our late 40s. We were fat , not sleeping , multiple
medical conditions and in general , in poor shape . We sat on the couch and ate chips while watching ** The Biggest
Loser” . Quite pitiful and utterly unmotivated .

experience on day one to walk into a place where people show up as their best possible selves day in and out . Yet,
the people there could not have been more welcoming and supportive , celebrating every small victory with us . And
believe me in the beginning just showing up was a victory . Slowly but surely we stopped feeling bad , both
physically and mentally . Both of us lost weight , had less physical pain , and now take 1/4 of the medications we
previously were on. [ have a debilitating chronic condition that keeps me in regularly pain daily . With the addition
of meaningful exercise and routine I require very little medical intervention currently . It is a mystery to my doctors
but the only change in my life is CrossFit . More importantly we became part of the OPA community and consider
many of them our friends . Soon we didn’t just go to the gym , we also met up to go hiking , practise running etc. To
put it in perspective the gym has a running path that is 200 meters . When we started two years ago my husband
mike and I would run out around the corner ., where we thought no one could see us , and walk the rest of the
distance . April of 2021 Mike and I ran the TC 10k. And we didn’t run around the corner and walk !

The members of of OPA are a diverse bunch . Come one , come all , fat , skinny , young and old . It is an inclusive
place where the coaches encourage you to be the best you.- himself is a dedicated and caring man . He reads the
needs of the whole , while caring for and adjusting for the few . Clearly OPA is his passion and it shows in
everything he does .

For example when the whole world was on lockdown in 2020- was unable to have members at the gym . So he
lent out all of his equipment to people and we worked out together on Zoom five days a week . For months . He rose
to the occasion and most of us look back on that time and know he saved us mentally when there was so much
suffering and fear .

In shorl- and his gym are a meaningful part of the community in the most positive of ways . Having belonged to
all of the gyms here in the Sooke area at one time or another [ can tell you confidently that- is providing
something special , and something people need .

I do hope our story 1s something that is helpful in making your decision down the road .

Please feel free to contact me with any questions you may have .

Respectfully,

Leanne Hannam

Sent from my iPhone
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From: Melissa

To: lain Lawrence

Subject: Zoning for OPA

Date: Friday, June 11, 2021 8:26:25 PM
Hello

I am writing to advocate for the wonderful gym .I have been a member since January 2018. It is so nice to have
something close to my home . (I live on tugwell ) Otterpoint athletics is beyond a gym . It’s a community of like
minded people . It’s therapy and sanity for me , especially through this last year .

I have never been in better mental and physical health . I believe sooke is better for having this gym and would be a
huge loss to see us loose it - has put his soul into this gym and it shows .

Thank you Mel
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Ian Lawrence
CRD

625 Fisgard St,
Victoria, BC
V8W 1R7

Re: Letter of Support for Otterpoint Athletics

June 11, 2021

Dear Mr. Lawrence,

I am writing to you today in support of Otterpoint Athletics and the owner |l L Pia
joined OPA in the fall of 2018 after having previously been at a CrossFit gym in Ontario and
upon my move to Sooke joining a different gym. I switched mainly due to the excellent reviews I
heard from others about OPA and all its coaches. I was not disappointed.

At OPA I found a community and culture of openness, encouragement and support that was built
by il his staff, as well as all members that I met. My father, Hermann joined OPA in 2019.
Both of us have found a home at OPA, and it has improved our standard of living immensely.

With the onset of Covid-19, ] and all coaches have tirelessly managed to always adapt and
adhere at the new restrictions that have allowed for continuous training for much of the
pandemic. This has not only been a big support in our physical well-being but also our mental
health. Otterpoint Athletics has continued to be a valuable addition to our life, for ourselves, and
in engaging with the Sooke community.

Having studied abroad for the last two years, and only coming home for a 8 week visit last
Christmas, I was immediately welcomed back at the gym and the community is truly one of

mutual respect and support.

For these reasons, both my father and I would like to utter our support for Otterpoint Athletics in
seeking a new building designation.

Please feel free to reach out to us, should you have any questions.

Sincerely,

Pia and Hermann Brinkschulte

PPSS-35010459-2566
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From:
To:

Cc:
Subject:
Date:

Ellen Anderson

lain Lawrence

CFOPA

Support for rezoning request
Friday, June 11, 2021 8:27:10 PM

I’'m writing in support of the rezoning request by Otter Point Athletics on Otter Point Road.

I am a senior citizen and community physician who has lived in the area for over 25 years. [ appreciate all the
opportunities for outdoor recreation in this region, and definitely find that I need regular fitness training in order to
stay active as [ age.

I regularly attend this fitness gym run by

Sent from my iPhone

and can attest to it being very well run with excellent facilities
and coaching staff, ample parking, and great programming. More recently the gym has been very effective in
keeping members safely active outdoors during pandemic restrictions.

The gym and its community of CrossFit participants is an important asset to health of people in the Sooke and Juan
de Fuca region.

Dr Ellen Anderson
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From: john h

To: Iain Lawrence

Subject: Otter point athletics

Date: Thursday, June 10, 2021 1:58:00 PM

> To whom it may concern,

>

> [ wanted to take a moment and share my appreciation for the gym. OPA is a community that ['m grateful to be
able to take part in. It’s increasing my health and fitness, my mental health and introducing me to members of my
new community since moving here from Nova Scotia.

=

> Respectfully,

> John Helpard

>

> Sooke, BC

>

>

PPSS-35010459-2566
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From: Anna Tsougrianis- Brereton

To: Iain Lawrence; jdf info

Subject: Otter Point Athletics

Date: Thursday, June 10, 2021 4:09:34 PM

Dear lan and the CRD,

| am a current member of Otter Point Athletics and have been since it was first established-
starting in the old mechanic garage on Sooke Rd.

- has brought the community together as we had over 100 members at one point
prior to COVID. Our community is now stronger and fitter and more importantly healthier.
Anywhere you look around Sooke, you will always find one of our athletes sporting the Otter
Point athletics or "OPA" hoodie.

We are such a tight nit community but also so welcoming to new members.

Personally, Otter Point Athletics was the way | met a great group of friends that | now consider
my family. | am not originally from Sooke, but was offered such a warm welcome .

We have supported of friends through Crossfit competitions, marathons, Weightlifting
Competitions, trail races and hikes.

What this gym has done for me, | will forever be grateful for.

Whenever | am a having a stressful day at work, | look forward to a great workout with great
people.

Otter Point Athletics is the only gym of its kind in Sooke, please re-consider any re zoning
plans.

Sincerely,
Anna Brereton
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S O O K E SCHOOL DISTRICT NO. 62 (SOOKE)
A 3143 JACKLIN ROAD,
SCHOOLS VICTORIA, BRITISH COLUMBIA e V9B 5R1
i Yo TELEPHONE: 250-474-9800 FAX: 474-9893
apin omorrow loda .
A 9 y WEBSITE: WWW.SD62.BC.CA

June 10, 2021

Dear Land Use Committee:

Otter Point Athletics has provided critical healthy programs to many community members of a variety of ages
and professions. [ilJ has created a fitness community that not only benefits community members in Otter
Point, but also Sooke and as far as East Sooke. - has improved the health of many people from doctors to
teachers to retirees. This health and wellness is vitally important for the health of a community. Itis my belief
that- provides a service that is of a significant positive value and I strongly support his business.

- very generously provides a scholarship every year to EMCS youth to promote health and wellness.
He has also donated much loved toques for students in the School District that promote health. He is generous
and extremely professional with his business.

I wholeheartedly support this business with the Land Use Committee.

Sincerely, ) { /
) // ‘I‘L //

( W )/ Pl
L Ned gy 0V }

|
Stephanie Hedley-Smith
Associate Superintendent of Schools

PPSS-35010459-2566
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