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Making a difference...together

JUAN DE FUCA LAND USE COMMITTEE
Notice of Meeting on Tuesday, October 18, 2022 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 September 20, 2022
4, Chair’s Report
5. Planner’s Report
6. Development Permit with Variance Applications
a) DV000086 - Lot 1, Section 9, Otter District, Plan 12535 (8492 West Coast Road)
b) DV000089 — Section 41, Otter District as Shown on Plan Deposited Under DD 55112
(Clark Road)
7. Zoning Amendment Application
a) Rz000281 — Strata Lot A (3692 Waters Edge Drive) and Strata Lot B (12051 West
Coast Road), Section 2, Renfrew District, Strata Plan VIS6939

8. Adjournment

Please note that during the COVID-19 situation, the public may attend the meeting in-person or electronically through
video or teleconference. Should you wish to attend the meeting in-person, please contact the Juan de Fuca Community
Planning Office at 250.642.8100. Should you wish to attend electronically, 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

Minutes of a Meeting of the Juan de Fuca Land Use Committee
Held Tuesday, September 20, 2022 at the Juan de Fuca Local Area Services Building
3 — 7450 Butler Road, Otter Point, BC

PRESENT: Director Mike Hicks (Chair), Vern McConnell, Roy Mcintyre (EP),
Ron Ramsay, Dale Risvold, Sandy Sinclair
Staff: lain Lawrence, Senior Manager, JdF Local Area Services;
Wendy Miller, Recorder

ABSENT: Stan Jensen

PUBLIC: 6 in-person; 2 EP

EP — Electronic Participation

The meeting was called to order at 7:00 pm.

The Chair provided a Territorial Acknowledgment.
1. Approval of the Agenda

MOVED by Vern McConnell, SECONDED by Dale Risvold that the agenda be approved.
CARRIED

2. Approval of the Supplementary Agenda
No supplementary items.

3. Adoption of Minutes from the Meeting of July 19, 2022

MOVED by Dale Risvold, SECONDED by Vern McConnell that the minutes from the meeting
of July 19, 2022, be adopted. CARRIED

4. Chair’s Report
It was advised that the current LUC membership can anticipate meeting in October and
November, prior to the appointment of the new Director.

5. Planner’s Report
No report.

6. Development Permit with Variance Application
a) DVv000087 — Strata Lot 5, Section 16, Otter District, Strata Plan VIS7096 (11-7450
Butler Road)
lain Lawrence spoke to the staff report for a development permit with variance to authorize
the siting of a permanent shipping container and to authorize construction of an additional
building within a designated commercial and industrial development permit area.

lain Lawrence highlighted the subject property and site plan. The location of the existing
boulevard landscaping and the location of the building were identified. The application was
referred to the Juan de Fuca Community Parks Program as the building is adjacent to a
community trail. Program staff had no concerns regarding the proposed development, and
additional landscape screening was not requested.
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lain Lawrence confirmed that no comments were received in response to the notice of
intent mailed to adjacent property owners within 500 m of the subject property.

The Chair confirmed that the applicants were present.

lain Lawrence responded to questions from the LUC advising that:

- access for firefighting is considered as part of the building permit referral to the fire
department

- spatial separation is considered by the Building Division when building plans are
reviewed

- there is a registered architect overseeing the application

- the subject property backs onto vacant strata common property

- the subject property is zoned Sooke Business Park Industrial (M-SBP), which permits
a lot coverage of 60%

- rainwater collection is not a requirement of the M-SBP zone

The applicants responded to questions from the LUC advising that:

- the property is serviced by rainwater collection and by trucked water
- the building is a steel structure with no windows

- the structure is the standard height for a shipping container

- the structure will be used for auxiliary cannabis processing

MOVED by Roy Mcintyre, SECONDED by Ron Ramsay that the Juan de Fuca Land Use
Committee recommends to the Capital Regional District Board:
That Development Permit with Variance DV000087, for Strata Lot 5, Section 16, Otter
District, Strata Plan VIS7096 to vary 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
0.6 m for the purpose of constructing an industrial building and to authorize the siting of a
permanent shipping container, be approved.

CARRIED

b) DV000090 - Lot 14, Section 97, Sooke District, Plan 14282 (35 Seagirt Road)
lain Lawrence spoke to the staff report for a development permit with variance application
to authorize construction of a single family dwelling with secondary suite and related
services, and to reduce the side yard setback requirement.

lain Lawrence highlighted the subject property, site plan, and construction drawings. It
was confirmed that the proposed single family dwelling with secondary suite is sited in the
location of the previous dwelling which was constructed in 1974 and demolished in 2019.
It was further confirmed that no comments were received in response to the notice of intent
mailed to adjacent property owners within 500 m of the subject property.

The Chair confirmed that the applicant was present.

The applicant responded to a question from the LUC advising that the subject property
has not been subdivided since the original house was constructed.
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MOVED by Vern McConnell, SECONDED by Dale Risvold that the Juan de Fuca Land

Use Committee recommends to the Capital Regional District Board:

That Development Permit with Variance DV000090, for Lot 14, Section 97, Sooke District,

Plan 14282, to vary Juan de Fuca Land Use Bylaw No. 2040, Part 2, Section 10.09(b) by

reducing the side yard setback requirement from 6 m to 3 m to authorize construction of

a single family dwelling with secondary suite and related services, be approved.
CARRIED

7. Zoning Amendment Applications

a) Rz000273 - That Part of Section 17, Otter District, Lying East of Otter Point Road,
Except Parcel C (DD437821) And Except Parts in Plans 3054 And 17721 (3542 & 1-
3542 Otter Point Road)
lain Lawrence spoke to the staff report for the application that proposes a minor expansion
of the Rural Residential 2 (RR-2) zone on the northern portion of the property and rezoning
the southern portion of the property from the Industrial Sawmill (M-3) zone to a new Rural
Industrial (M-RU) zone to permit business and general industrial uses.

lain Lawrence advised that the LUC directed referral of the proposal to agencies and to
the Otter Point Advisory Planning Commission (APC) at its meeting of July 20, 2021.

lain Lawrence directed attention to the referral comments as included in the staff report. It
was reported that Otter Point APC considered the proposal at its meeting of August 11,
2021. It was further reported that the applicant has amended the proposal in response to
comments from the agencies and the APC. Amendments include a southerly expansion
of the RR-2 zone to ensure alignment of future property lines with zoning boundaries;
removal of cannabis production and accommodation for recreational vehicles; and
limitations to the general industrial use.

lain Lawrence highlighted the subject property and proposed zoning boundary and
outlined the proposed M-RU zone.

The Chair confirmed that the application agent was present.

The application agent responded to a question from the LUC advising that the applicant
withdrew the cannabis production and recreational vehicle component from the proposal
in response to concerns raised through the referral process regarding high water use.

lain Lawrence responded to questions from the LUC advising that:

- each of the four M-RU zoned lots proposed by subdivision application SU0O00711
would be permitted opportunity to have an accessory caretaker unit

- under the original Rural A zoning, the subject property could have been subdivided
into three lots and each lot would have had opportunity to have multiple dwellings and
a suite

- the maximum floor area proposed by the M-RU zone regulates density

In response to comments received from the APC, the Chair reported that it is not a function
of the LUC to monitor water use. lain Lawrence advised that the applicant was required to
register a covenant (CA8709728) to ensure the installation of a 60,000 gallon water supply
dedicated to fire protection for the industrial sawmill use and the community, in response
to comments made by the APC and the Otter Point Volunteer Fire Department.
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The application agent stated that the road access into the subject property has reduced
the amount of land zoned RR-2. To support the potential for six rural residential zoned
lots, a minor expansion of the RR-2 zone on the northern portion of the property has been
requested.

MOVED by Sandy Sinclair, SECONDED by Vern McConnell that the Juan de Fuca Land

Use Committee recommends to the Capital Regional District Board:

a) That the referral of proposed Bylaw No. 4423, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 153, 2021” to the Otter Point Advisory Planning Commission;
the Juan de Fuca Electoral Area Parks and Recreation Advisory Commission; CRD
departments; BC Hydro; Department of Fisheries and Oceans; District of Sooke;
Ministry of Agriculture; Ministry of Environment and Climate Change Strategy; Ministry
of Forests, Lands and Natural Resource Operations; Ministry of Transportation and
Infrastructure; RCMP; Sooke School District #62; and T'Sou-ke First Nation be
approved and the comments received;

b) That proposed Bylaw No. 4423, “Juan de Fuca Land Use Bylaw, 1992, Amendment
Bylaw No. 153, 2021” be introduced and read a first time and read a second time; and

¢) That in accordance with the provisions of Section 469 of the Local Government Act,
the Director for the Juan de Fuca Electoral Area, or Alternate Director, be delegated
authority to hold a public hearing with respect to Bylaw No. 4423.

CARRIED

b) Rz000278 - Add Detached Accessory Suite as a Permitted Accessory Use in the
Wildwood Terrace 4 (WT-4) Zone
lain Lawrence spoke to the staff report for a joint application to amend the Wildwood
Terrace 4 (WT-4) zone to allow a suite to be located in an accessory building.

lain Lawrence advised that the LUC directed referral of the proposal to agencies and to
the Shirley-Jordan River Advisory Planning Commission at its meeting of July 19, 2022.

lain Lawrence directed attention to the referral comments as included in the staff report
and highlighted the subject property and proposed amendment to the WT-4 zone.

MOVED by Ron Ramsay, SECONDED by Roy Mcintyre that the Juan de Fuca Land Use

Committee recommends to the Capital Regional District Board:

1. That the referral of proposed Bylaw No. 4496, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 156, 2022”, to the Shirley-Jordan River Advisory Planning
Commission, appropriate CRD departments, 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
Transportation & Infrastructure, Pacheedaht First Nation, RCMP, Sooke School
District #62, and T’Sou-ke First Nation be approved and the comments received;

2. That proposed Bylaw No. 4496 be introduced and read a first time and read a second
time; and

3. That in accordance with the provisions of section 469 of the Local Government Act,
the Director for the Juan de Fuca Electoral Area, or Alternate Director, be delegated
authority to hold a Public Hearing with respect to Bylaw No. 4496.

CARRIED
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c)

RZ000279 - Strata Lots 1, 2, 3, & 4, Section 85, Sooke District, Strata Plan EPS1027
Together with an interest in the Common Property in proportion to the Unit
Entitlement of the Strata Lot as shown on Form V (476, 478, 480 & 482 Becher Bay
Road)

lain Lawrence spoke to the staff report for a joint application to amend Bylaw No. 2040 by
changing the zone from Rural Zone — A (Rural A) to the Rural Residential 6A Zone (RR-
6A) for the purposes of dissolving the strata and facilitating subdivision to create the
equivalent number of parcels.

lain Lawrence highlighted the subject property and strata plan, advising that the East
Sooke Official Community Plan, Bylaw, No. 4000, provides policies to support the rezoning
of Rural A zoned lands and existing building strata developments for the purposes of
subdivision as an alternative to a building strata to create an equivalent number of lots.

MOVED by Sandy Sinclair, SECONDED by Dale Risvold that staff be directed to refer
proposed Bylaw No. 4505, "Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No.
157, 2022", to the East Sooke Advisory Planning Commission, First Nations, appropriate
CRD departments and the following external agencies for comment:
BC Hydro
District of Sooke
Island Health
Ministry of Forests — Archaeology Branch
Ministry of Forests — Water Protection Section
Ministry of Land, Water and Resource Stewardship
Ministry of Transportation & Infrastructure
RCMP
Sc’ianew (Beecher Bay) First Nation
Sooke School District #62
T’Sou-ke First Nation
CARRIED

8. Adjournment
At this time, the Chair responded to a question from a LUC member advising that comment
raised by the Shirley-Jordan River APC at its meeting July 19, 2022, regarding vacation rental
use will be an item for consideration by the next Director. The Chair responded to a further
guestion from a LUC member confirming that next Director will make recommendation to the
CRD Board to appoint individuals to the APCs and vacant LUC positions.

The meeting adjourned at 7:40 pm.

Chair
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, OCTOBER 18, 2022

SUBJECT Development Permit with Variance for Lot 1, Section 9, Otter District, Plan
12535 - 8492 West Coast Road

ISSUE SUMMARY

A request has been made for a development permit with variance to authorize subdivision and
proposed development on a parcel partially designated as Steep Slopes and Sensitive
Ecosystems Development Permit (DP) areas, and to reduce the requirement that 10% of the lot
perimeter of a parcel front onto a public highway.

BACKGROUND

The 2.87 hectare (ha) property is located at 8492 West Coast Road and is zoned Rural
Residential 3 (RR-3) in the Juan de Fuca Land Use Bylaw No. 2040 (Appendix A). The subject
property is bounded by Rural Residential 3 (RR-3) zoned parcels to the east and west, a Rural
(A) zoned parcel to the north, and by West Coast Road to the south. There is a single-family
dwelling, two accessory buildings (detached garage and studio), and several smaller sheds
located on the subject property, which is accessed by an existing driveway in the southeast corner
of the parcel. All existing structures are to be located on the proposed remainder lot.

The applicant has submitted an application for a two-lot fee-simple subdivision (SU000741),
dwelling, workshop, driveway and septic field (Appendix B). The RR-3 zone establishes an
average minimum lot size of two hectares (ha); however, the application was made under Section
514 of the Local Government Act (Subdivision to Provide Residence for a Relative). Inclusive of
the panhandle, proposed Lot A is 2 ha and the remainder parcel is 0.87 ha.

Portions of the parcel are designated as Steep Slopes and Sensitive Ecosystems development
permit areas by the Otter Point Official Community Plan, Bylaw No. 3819; therefore, a
development permit is required to authorize subdivision and the alteration of land. Proposed Lot A
does not meet the requirement that 10% of the perimeter of the lot front on a public highway.
Therefore, a variance is requested in conjunction with the development permit.

ALTERNATIVES

Alternative 1

The Land Use Committee recommends to the CRD Board:

That Development Permit with Variance DV000086 for Lot 1, Section 9, Otter District, Plan 12535,
to authorize the subdivision and proposed development of land designated as Steep Slopes 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 for
proposed Lot A from 10% of the lot perimeter (116.9 m) to 2.8% of the lot perimeter (33 m), as
shown on the plans prepared by Mcllvaney Riley Land Surveying Inc., dated January 14, 2022,
be approved.

Alternative 2
That Development Permit with Variance DVO00086 be denied.

DV000086
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IMPLICATIONS

Legislative Implications

The Otter Point Official Community Plan, Bylaw No. 3819, designates development permit areas
(DPAs) and outlines development permit guidelines (Appendix C). The property is located within
the Steep Slopes and Sensitive Ecosystems DPAs; therefore, a development permit is required
prior to subdivision or the alteration of land. CRD Delegation of Development Permit Approval
Authority Bylaw, 2009, Bylaw No. 3462, grants 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, 1992, Bylaw No. 2040, Schedule A, Part 1, Section 3.10(4),
specifies that the minimum frontage on the highway shall be one-tenth of the perimeter of the lot
that fronts on the highway. Proposed Lot A does not meet this requirement; therefore, a variance
is 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 may, at any time, 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 m. Any responses received from
the public will be presented at the October 18, 2022, 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 certified by Tony Grimson, P.Geo., and Shane Moore, P.Geo., (Ryzuk
Geotechnical), dated July 13, 2022, was submitted by the applicant to address the Steep Slope
development permit (DP) guidelines relative to the proposed subdivision and development of the
new parcel. The report described the site conditions, identified a safe building site on the proposed
parcel, and confirmed that the proposed subdivision was feasible from a geotechnical perspective
and safe for the use intended in accordance with Section 56 of the Community Charter.

Report recommendations included driveway construction parameters for the proposed parcel,
and that silt mitigation measures should be considered if construction will be carried out in the
rainy season. The professional report is attached to the draft development permit with variance
as an appendix.

An Environmental Assessment report certified by Erin Vekic, R.P.Bio., M.Sc., and Julie Budgen,
R.P.Bio, B.Sc., (Corvidae Environmental Consulting Ltd), dated August 2022, was submitted to
review the proposed development in relation to the Sensitive Ecosystem DP guidelines. The
report described the site conditions, characteristics, and proposed development, noted that the
remainder lot is fully developed with a dwelling and associated services, and confirmed that the
areas within the designated Sensitive Ecosystem meet the definition of Mature Forest, being
greater than 80 years old.

Recommendations to reduce potential impacts included: constructing the driveway on the existing
logging road and removing vegetation only where necessary within the project footprint (including
retaining trees > 50 cm diameter where feasible), replacing mature trees at a 2:1 ratio, replanting
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disturbed areas with native species, removing invasive species, and making use of erosion and
sediment control methods. The professional report is attached to the draft development permit
with variance as an appendix.

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. The applicant has proposed to reduce the minimum frontage requirement from 10% of the
lot perimeter (116.9 m) to 2.8% (33 m) for proposed Lot A.

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?

Does it create any environmental impacts?

Will reducing the frontage produce an awkward lot configuration?

Will reducing the frontage eliminate future subdivision potential of the lot and of lots
beyond?

e Will the exemption reduce road network and access options?

o Does the proposed reduction disturb existing residences?

The proposed lot boundaries are located to accommodate an existing access, which is to be
upgraded for use as a driveway access to proposed Lot A. The proposed parcel is limited to a
maximum lot coverage of 15%. All existing structures located on the proposed Remainder Lot
meet the required yard setbacks specified by Bylaw No. 2040. The creation of one additional
parcel is not anticipated to substantially affect the public road network or neighboring properties.
Permitted uses for each parcel support one single-family dwelling, along with related accessory
uses, including one secondary or detached accessory suite subject to regulations. The applicant
proposed to construct a new dwelling, workshop, septic field and driveway on the new lot.

Development Permit with Variance DV000086 has been prepared for consideration to authorize
subdivision and proposed lot development within Steep Slopes and Sensitive Ecosystems
Development Permit Areas, and to grant a variance to reduce the minimum frontage requirement
for proposed Lot A (Appendix D). 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 Alternative 1, subject to public notification and consideration of comments from
neighbouring residents.

CONCLUSION

The applicant has submitted a 2-lot subdivision application under Section 514 of the LGA and is
required to obtain Steep Slopes and Sensitive Ecosystems development permit prior to
subdivision, land alteration or construction. A variance has also been requested to reduce the
minimum frontage requirement for proposed Lot A from 10% of the lot perimeter (116.9 m) to
2.8% (33 m). Professional reports were received to address the Steep Slopes and Sensitive
Ecosystems DP guidelines. Staff recommend approval of development permit with variance
DV000086, subject to public naotification. 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.
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RECOMMENDATION

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

That Development Permit with Variance DV000086 for Lot 1, Section 9, Otter District, Plan 12535,
to authorize the subdivision and proposed development of land designated as Steep Slopes 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 for
proposed Lot A from 10% of the lot perimeter (116.9 m) to 2.8% of the lot perimeter (33 m), as
shown on the plans prepared by Mcllvaney Riley Land Surveying Inc., dated January 14, 2022,
be approved.

Submitted by: | lain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services

Concurrence: Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services
Concurrence: Robert Lapham, MCIP, RPP, Chief Administrative Officer

ATTACHMENTS

Appendix A: Subject Property Map
Appendix B: Proposed Subdivision Plan
Appendix C: Development Permit Guidelines
Appendix D: Permit DV0O00086
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Appendix A: Subject Property Map
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Appendix B: Proposed Subdivision Plan

FOR DEVELOPMENT PERMIT  NOT FOR CONSTRUCTION

Subdwision of 8482 Wesl Coast Hoad, Saoke

s | SURVEY AND SITE PLAN
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Appendix C: Development Permit Guidelines

Development Permits issued in “Steep Slope DPA” will be in accordance with the following:

1.

10.

11.

12.

No development, subdivision or sewage disposal system will be permitted in a “Steep Slopes DPA”,
as specified in the Justification above, except as allowed by a Development Permit or subject to a
general exemption as outlined in Section 6.2 of this Plan.

Avoid intrusion of development into Development Permit Areas and to minimize the impact of any
activity in these areas. Development shall generally only be supported where the applicant provides
compelling reasons supported by a Qualified Professional’s recommendations for mitigation to support
the request or if there are no alternate building locations. Variances from other applicable regulations,
including height, setback and location regulations may be considered in order to minimize
encroachment into the “Steep Slopes DPA”.

Development or subdivision of land should be designed to comply with the policies in Section 5.4 of
the Plan.

An application for a Development Permit for land within a “Steep Slopes DPA” on Map 5a, shall provide
an assessment of the slope conditions on the proposed development site by a geotechnical engineer,
and recommendations on the suitability and stability of the soil for the proposed development. The
assessment should include recommendations for vegetation protection, enhancement or retention,
where applicable. A plan prepared by a British Columbia Land Surveyor may be required as a
condition of the Development Permit.

As a condition of the issuance of a Development Permit, compliance with any or all conditions
recommended in the report prepared by the Qualified Professional may be required.

A Development Permit shall not be issued without confirmation by the Qualified Professional regarding
the safety of proposed development and assurances that the development will not have detrimental
impact on the environment or adjoining properties. No development or alteration of land shall occur
where the Qualified Professional’s geotechnical engineering report indicates that a hazardous
condition may result except in compliance with all conditions recommended by the Qualified
Professional’s report.

An applicant may be required to provide a sediment and erosion plan with recommendations for
implementation. Erosion control measures, during and after construction, may be specified in the
permit.

Any development must be designed to avoid storm water runoff that could destabilize the slope or
cause damage to neighbouring properties. An applicant may be required to provide a drainage plan
with recommendations for implementation.

Removal of vegetation should be minimized to allow only for building sites, sewage disposal systems,
driveways, landscaping and other permitted land uses.

A disturbed site should be re-vegetated using plant material indigenous to the site or other suitable
non-invasive plants. An applicant may be required to provide a re-vegetation plan with
recommendations for implementation.

An applicant may be required to register a covenant under Section 219 of the Land Title Act attaching
a copy of the report of the Qualified Professional.

Where the Qualified Professional recommends re-vegetation or remediation works, a landscaping
plan and security deposit may be required.

Development Permits issued in “Sensitive Ecosystems DPA” will be in accordance with the following:

1.

No development, subdivision or sewage disposal system will be permitted in the “Sensitive
Ecosystems DPA”, except as allowed by a Development Permit or subject to the general exemptions
as outlined in Section 6.2 of this Plan.

Avoid intrusion of development into Development Permit Areas and to minimize the impact of any
activity in these areas. Development shall generally only be supported where the applicant provides
compelling reasons supported by a Qualified Environmental Professional’s recommendations for
mitigation to support the request or if there are no alternate building locations. Variances from other
applicable regulations, including height, setback and location regulations may be considered in order
to minimize encroachment into the Development Permit Area.

PPSS-35010459-2883
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10.

11.

12.

13.

14.

15.

16.

17.

18.

Development or subdivision of land should be designed to comply with the policies in Section 5.3.2
of the Plan.

The applicant for a Development Permit for land within the “Sensitive Ecosystems DPA” must provide
an assessment by a Qualified Environmental Professional on the environmental conditions on the
proposed development site and recommendations on the suitability of the site for the proposed
development. The assessment must include recommendations for vegetation protection,
enhancement or retention, where applicable. A plan prepared by a British Columbia Land Surveyor
may be required as a condition of the Development Permit.

As a condition of the issuance of a Development Permit, compliance with any or all conditions
recommended in the report prepared by the Qualified Environmental Professional may be required.

Disturbance to existing vegetation that is not directly affected by the footprint of building, ancillary
uses, and driveways must be minimized. Any disturbed areas shall be rehabilitated with appropriate
landscaping and habitat compensation measures. Loss of natural habitat shall be minimized.

A buffer zone within which land alteration or structures will be limited to those compatible with the
characteristics of the sensitive ecosystems, or those that can be mitigated in a manner recommended
by a Qualified Environmental Professional may be required and the specific or general location of the
buffer zone may be designated.

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

Environmentally sensitive areas and the habitat requirements for wildlife species at risk as defined in
the federal Species at Risk Act should remain in their natural state and should not be developed or
disturbed.

Where possible, large tracts of wildlife habitat or continuous habitat corridors should be preserved, in
order to facilitate movement of wildlife. In addition, where possible, landscape plans should enhance,
expand or create wildlife habitat such as wetlands, native aquatic and terrestrial plants.

Planting of invasive species adjacent to or within designated “Sensitive Ecosystems DPA" will not be
permitted.

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 under-storey plants will be minimized.

Any development must be designed to avoid storm water runoff and the development or subdivision
may be required to be carried out in accordance with recommendations contained in a drainage plan
that the applicant may be required to provide.

Removal of gravel, sand, soil or peat in “Sensitive Ecosystems DPA” will be strictly limited and only
permitted if impacts can be mitigated in a manner recommended by a Qualified Environmental
Professional.

Development should generally conform to Develop with Care 2012: Environmental Guidelines for
Urban and Rural Land Development in British Columbia.

Development may be required to incorporate environmentally sound building practices where
appropriate, such as natural drainage, or use of permeable paving materials.

A subdivision application which proposes the creation of parcels less than the average parcel size
supported by this Plan and located within a smaller footprint of the parent parcel may be supported
where the conditions are secured for the permanent on-going protection or restoration of
environmentally sensitive features without an amendment to this Plan. However, the overall number
of parcels must be consistent with the Land Use Designation.

Where the Qualified Environmental Professional or Qualified Professional recommends re-vegetation
or remediation works, a landscaping plan and security deposit may be required.

PPSS-35010459-2883
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CAPITAL REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE NO. DV000086

This Development Permit with Variance is issued under the authority of Sections 490 and 498 of the
Local Govemment 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: 004-050-827;
Legal Description: Lot 1, Section 9, Otter District, Plan 12535 (the “Land”)

This development permit authorizes a 2-lot fee-simple subdivision, single-family dwelling, workshop,
and related services (the “development”) on the Land, located within the development permit areas
established under the Otter Point Official Community Plan, Bylaw No. 3819, Section 6.3 (Steep
Slopes) and Section 6.6 (Sensitive Ecosystems) 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 in conformity of the Subdivision Plan
prepared by Mcllvaney Riley Land Surveying Inc, dated January 14, 2022;

b. That the proposed development comply with the recommendations outlined in the report
prepared by Tony Grimson, P.Geo., and Shane Moore, P.Geo., dated July 13, 2022 (the
“Geotechnical Report”);

c. That the proposed development comply with the recommendations outlined in the report
prepared by Erin Vekic, R.P.Bio., M.Sc., and Julie Budgen, R.P.Bio, B.Sc., dated August
2022 (the “Environmental Report”); and

d. That upon substantial completion of the development, a final report be submitted from a
qualified professional confirming that the recommendations outlined in the Environmental
Assessment Report have been completed in accordance with the report.

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 the minimum frontage requirement of proposed Lot A be reduced from 10% of the
perimeter of the lot to 2.8%;

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 (DVVO00086) 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 pemit 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 A: Subdivision Plan
Appendix B: Geotechnical Report
Appendix C: Environmental Report

10. This Pemmit is NOT a Building Permit.
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11. In issuing this Development Pemit, 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 , 2022,

ISSUED this day of , 2022.

Kristen Morley
Corporate Officer

PPSS-35010459-2883
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Appendix B: Geotechnical Report
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RYZUK GEOTECHNICAL

Engineering & Materials Testing

©6-10 Ladillac Ave, Victoria, BU, V82112 lel: 250-1/5-3131  E-mail: mail@iyzuk.com  wwww.ryzuk.com

Tnly 15, 2622
Tile No: 11210-1

8192 t Coast Road
Sovke BC
V9Z LEL

Artn: I (e I

Re: 2 Lot Subdivision
$492 West Coast Road, Sooke BC

As requested, we have completed an assessment of'the geotechnical conditions at The referenced site, as
suchrelate to the proposed suldivision. We undenstand the proposed developroent is Lo consisl of
subdivision of the existing property wo create two lots including one [or the existing residence, The site 1s
located within the Otter Point Cfficial Conummnity Plan Development Pemnit Area No. 1 Steep Slopes
{DPA) and as snch requires a development permit. tor slopes exceeding 30% over a minimnm 10 m min,
unless otherwise exempred. The following letter summarizes the results of cur investigation and
associgled recommendations as related (o the proposed development and are provided inaccordance wilh
the previously accepted Terms of Engagement.

The parcel is a roughly 2.8 ha triangular shaped lot with approximately 100 m of trontage on West Coast
Roud, bounded by single Barily rural lots 1o Lhe north, cast and soulh and by West Coust Roud Lo the
west. Topography of the site i3 mostly benign descending down from a forested knoll in the north cagt to
West Coast Roaid with avertical relief of aboir 60 m across a horizontal distance of abort 530 m.
Currently there is a single-tamily residence and associared accessory buildings occupying the parcel,
accessed by a gravel surtaced driveway oft West Coast Road.

Onrr geotechnical investigarion consisted of an office-hased study of available geotechnical informarion,
inclnding the proposed smbdivision plan dared April 9, 2022 (attached), satellite imagery, and snrficial
and bedrock geology mapping. Our review of available geology mapping for the site indicares that the
parcel i3 underlain by shallow bedrock with polenlial for a veneer of undillercntiated soil cover. The
bedrock mapped at the site is comprised of volcanic rocks of the Metchosin Ignsous Complex.

Onre field review inchided site rece i e and az L across the parcel on Tine Il'lu‘) 2022, 10
visually assess the lerrain, ncluding steep slopes and poteniial building site.

The parcel rises genrly off the West Coast Road across an open grassed meadow to the cnurent residence
ronghly 85 m tram rthe tront propenty line. The fopography of' the parcel is generally bedrock confrolled
and with 2 sparse cover of mature red alder and conilerous species and a shrubby undersiory of salal and
sword fem. We observed grass covered bedrock slopes up Lo 2 m high paralleling Lhe nothwestem

DVv000086

Ryzuk Geatechnical
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Proposed Subdivision July 13, 2022
8492 VWest Coast Road, Saoke, BC

DVv000086

property line roughly 25 m from the residence. An overgrown access trail lzads from behind the nomthern
corner of the residence, near the property line, and provides access to the proposed site of the dwelling
and septic system on Lot 2 of the snbdivigion. There iz a prominent. bedrock slope trending, northwest —
southeast across the parcel, roughly 30 m behind the existing dwelling on Lot 1. Bedrock is exposed ina
steeply sloped bench between 2 und 3 m in heighl with some small loose weulhered boulder material al its
bage. Behind the bedrock bench is a gently sloped area that is the site of the sepic system for proposed
Lot 2. Soils expesed in shallow test pite dug for infiltration testing consist of a veneer of black silt topsoil
and vegetation averlying native dense brown silty gravelly soils.

To the northeast of the area designaled for the sepuic Geld, Lhe site of the proposed dwelling on Lol 2 is
located on a sloped area, measured on sitc at approximately 15 degress trom horizontal. Similar native
soils were observed under a shallow layer of vegetation. Roughly 3¢ m behind the proposed dwelling site
a small northwest-sontheast alignment of partially exposed bedrock was observed, oughly 0.5 m high
and sloped at 23 degrees from horizonral. Beyond this exposure genrle, forested slopes, cn the order of 15
degrees from horizontal were observed to the approximate property comer.

DBased on the characteristics of the site we consider the proposed subdivision is feasible from a
georechnical perspective. Tn general, based on onr ohservations on site and on the tapographic contomr
data provicled on the attached site plans, we consider the parcel to generally contain no steep slopes as
detined in DPA No.1 Steep Slopes section 6.3.1. During our reconnaissance we observed several areas
with steeper bedrock slopes, but such were generally limited to horizontal distances less than 10 m.

We consider that based on the generally centle slopes at the location of the proposed dwelling on Lot 2,
md the observation of dense native sails likely developed atop shallow, massive competent bedrock thal
Lhe proposed building sile 1s sale 1o1 construction. Developmient at the proposed dwelling sile will Lkely
invelve removal of some of the existing vegetative understory and trees to accommodate new
develapment footprintx. We do not expect the removal of vegetation, inchuding trees and stumps wonld
adverselv affecr. the sire conditions from a geotechnical perspective, and can be completed with rypical
crosion protection. We do ol anticipate teal silt snitigation measures will be required for the proposed
construction, however, it may be necessary if carried out during the rainy season. Temporary construction
silt mitigarion should consist of the installation of silt fencing downslope of construction areas.

Based on the site plan drawings we understand a new driveway will be required for access to the propased
Lot 2. The driveway will mostly be gravel surfuced excepl ushon section where grades exisl ul near 20%
and will be asphalt paved in this section. We note that bedrock is exposed at the ground surface in this
area. We recommend that native soil subgrade or bedrock be exposed prior to placement of subbase
gravels for the driveway. Where the proposed driveway isto he gravel snrfaced we consider that a
subbase layer comsisling of 150 min of 75 o mines crushed rock with 100 mmrn of 19 mom mmnus arushed
rock alop will provide suitable long term support (o the proposed driveway. Where the proposed driveway
is to be asphalt paved, we recommend a similar subbase and base thickness of gravels and with a 30 mm
layer of asphalr. pavement atop

Ryzuk Geotechnical Page 2
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Proposed Subdivis'on July 13, 2022
8492 West Coast Road, Sooke, BC

Based on the above, and provided our recommendations are followed, we consider the undisturbed, native
dense brown silty gravelly scils, exposed and cleared bedrock, or engineered fill placed atop such to be
capable of providing stable, long-term support to foundations elements. Such should be inspected by
qualified personnel at the tiwe of construction

We consider the proposed dwelling site as documenited on the attached site plan is safe for use intended,
that being single family residential constructior, completed in zecordance with the BC Building Code. This
is pursuant to and in accordance with Section 56 of the Community Charter. We therefore support u steep
slopes developmant permit exemption pursuant to Section 6.1.4 of the Otter Point Official Community Plan
CRD Bylaw No. 3819.

We trust the preceding is suitablz for your purposes at present. Pleass do not hesitate to contact our office
if we can be of further assistance.

jLL

Regards, {

Ryzuk Geotechnical ‘/ ) (

PPTN 1002996 g 3
- QU i &

Tony Griwisth, ¥.Geo. Shane Moore, P.(Geo.

Geoscientist Lead Geoscientist/Principal

Attachment — Proposed Subdivision Plan, April 9, 2022

DVv000086
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Appendix C: Environmental Report

ENVIRONMENTAL ASSESSMENT
FOR 8492 WEST COAST ROAD, OTTER POINT, BC

PREPARED FOR:

8492 WEST COAST ROAD
SOOKE, BC, V9Z 1E1

CORVIDAE PROJECT #2022-108
AUGUST 2022

CORVIDAE

ENVIRONMENTAL CONSULTING INC
6526 WATER STREET, SOOKE, BC

SOLUTION ORIENTED. PROTECTION OF THE ENVIRONMENT. ABSOLUTE INTEGRITY. OPEN COMMUNICATION. RESPECT.

PPSS-35010459-2883


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2883

Report to the LUC — October 18, 2022

DV000086

17

aeamn

Making a difference...together

PPSS-35010459-2883

Environmental Assessment 8482 West Coast Road August 2022
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CAVEAT

This Environmental Assessment (EA) has been prepared with the best information available at the time
of writing, including the Otter Point Official Community Plan, communications with the client, a site visit,
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.
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Environmental Assessment 8482 West Coast Road August 2022

1 INTRODUCTION

Corvidae Environmental Consulting Inc. (Corvidae) is pleased to provide this Environmental
Assessment (EA) for the proposed subdivision and development at 8492 West Coast Road within the
Otter Point Community, BC (the Site) (PID: 004-050-827; LOT 1, PLAN VIP12535). The Site boundaries
are shown in Figure 1, designated by the red polygon (property houndary). The Site is currently zoned
as Rural Residential 3 {RR-3) and includes one residential home and associated accessory
buildings/structures.

The landowner is seeking to construct a dwelling, workshop, driveway, and septic field on the property
to the north/northwest of the existing dwelling (Figure 1). Two development permit areas (DPAs) overlap
the property, including the Steep Slopes DPA and Sensitive Ecosystems Areas DPA (Figure 2). The
Sensitive Ecosystems Areas DPA on the property is listed as Mature Forest. No surface water features
were identified at the ime of the assessment.

This document addresses the requirements in Sections 6.6 and 6.3 of the Otter Point Official Community
Plan (OCF) Bylaw No. 3819, provides a detailed assessment on the environmental conditions on the
Site, potential impacts of the proposed development, and recommendations for the protection of
environmentally sensitive features and methods te minimize impacts of the proposed development.

Page 1 of 24 G
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Environmental Assessment 8482 West Coast Road August 2022

11 OBJECTIVES

The purpose of this EA is to assess the current terrestrial and riparian environments onsite, identifying
terrestrial and aquatic habitat, sensitive ecosystems, vegetation communities, and wildiife habitat,
including wildlife trees, nests, and any other wildlife features. This EA also identifies the presence of
threatened or endangered species on or around the Site, which includes a 200 metre (m) buffer around
the Site boundaries. As part of the EA, Corvidae completed a detailed field assessment to document
biophysical features, hahitat and verify available ecosystem inventory data and DPA layers,

From this information potential impacts have been determined and mitigations provided to protect the
Mature Forest DPA area, the natural environment, its ecosystems and associated biological diversity.
This report and planning meet the environmental requirements in the Otter Point Official Community
Plan, zoning hyJaws and addresses provincial and federal laws.

1.2 REGULATORY FRAMEWORK

This environmental assessment is designed to comply with the provisions set aut in the Otter Point
Official Community Plan (OCP) for development permit areas and for compliance with the provisions for
environmental protection contained in the following relevant legislation:

Municipal

. Otter Point OCP, Bylaw No. 3319 (Capital Regional District 2014} — Development
Permit Area No. 4 - Sensitive Ecosystems Areas:

"That pant of the Otter Point area within the boundaries of areas marked “CHffs”,
“Seasonafly Flooded Agricultural Fields', “Herbaceous’, "Mature Foresl’, “Sparsely
Yegetated” and “Woodland" on Map 5d, which is altached to and forms a part of this
bylaw, is designated as a Development Permit Area, the “Sensitive Ecosystems DPA”,
under Section 919.1(1)(a) of the LGA for the protection of the natural environment, its
ecosystems and biclogical diversity.”

6.6.3 Objectives for the Sensitive Ecosystems Area to iegulate devefopment in a manner
that:

i. Minimizes the impact of development on the natural environment.

ii. Protect habitat for rare and endangered species of native vegetation or wildlife
and to provide wildlife corridors as secondary habitat within Otter Point.

. Otter Point OCP, Bylaw No. 3819 (CRD 2014) — Development Permit Area No. 1
— Steep Slopes:

“That part of the Ofter Foint area shown as “Steep Slopes® on Map 5a, which is aftached
loandfonmns a part of this bylaw, is designated as a Development Permit Area, the “Steep
Slopes DPA", under Section 979.1(1)(b) of the LGA, for protection of development from
hazardous conditions. The “Steep Slopes DFPA™ boundaries include areas having siopes
exceeding 30% or 16.7 degrees in slope over a minimum 10 metre run. Notwithstanding
the areas identified on Map 5a, the actual Development Permit Area will in every case
be verified”.

Page 3 of 24 G
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6.3.1 Objectives for the Steep Slopes DPA:

. To regulate development in the area with a view to protecting the integrity of the
slopes and reducing the risk of injury to persons or damage to property resulting
from erosion, landslide and slope slippage.

The guiding principle for the use of Development Pemits is found within the Local Government Act.
DPAs can be designated for purposes such as, but not limited to: protecting. enhancing and restoring
the biodiversity and ecological values and functions of environmentally sensitive areas; fostering
campatibility between development, existing land uses and environmentally sensitive areas; maintaining
connectivity between sensitive ecosystems; and protecting water quality and quantity.
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Provincial

. Wildlife Act {1996)

. Invasive Species Council of BC

. Weed Control Act (1996, current as of October 2016)
Federal

. Migratory Birds Convention Act (1994)
“ Species at Risk Act (SARA) (2002)

1.3 DEVELOPMENT PERMIT AREAS

The Site contains sections of DPA No. 4 (Sensitive Ecosystems Areas) and DPA No. 1 (Steep Slopes).
DPA No.4 includes areas of Otter Point that are marked as “Cliffs”, “Seasonally Flooded Agricultural
Fields”, "Herbaceous’, "Mature Forest”, “Sparsely Vegetated” and “Woodland” on Map 5d of the OCP.
These argas were identified previously in the Sensitive Ecosystem Inventory report completed by
Raincoast Applied Ecology/HB Lanare in 2011. The sensitive ecosystem that is mapped on the property
is listed as "Mature Forest". This DPA designation occurs to protect the natural environmental character
of Qtter Paint and to minimize impacts of development on the natural envircnment.

DPA No.1 includes the parts of Ctter Point that are shown as “Steep Slopes” on Map 5a. This DPA was
created for the protection of the development from hazardous conditions and includes areas having
slopes exceeding 30% or 18.7 degrees in slope over a minimum 10 metre (m) run. Steep Slope DPAs
are susceptible to erosion hazard and careful control of development of these slopesis needed to reduce
risk to life and property, to prevent erosion and potential risks to down-slope properties, and to prevent
destabilization of slopes. A Steep Slope DPA is mapped on the property behind {to the east/northeast)
the existing dwelling. The proposed development layout will avoid much of this DPA, only engaging a
small portion of it with the proposed driveway/road alignment.
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2 SCOPE OF WORK

Corvidae completed an environmental assessment for the Site and documented the ecological features.
Background information was reviewed, including applicable databases. The following features were
documented and pravided in this report:

* Areas of sensitivity, including aquatic ecosystems and riparian areas.
* Areas of habitat and biodiversity values.

« Plant communities and plant species on site.

+ Potential wildlife presence and wildlife habitat.

« Soil types and terrain.

o Surface water flow patterns.

Following the field assessment, the biophysical features were mapped. Mitigations to minimize the
impacts of the proposed development on the environment have heen provided in Section 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 2022a and 2022b).

« BC HabitatWizard {Province of BC 2022).

« Aerial photographs of the Site {Google Earth 2022).

« CRD mapping system and database (CRD 2022).

« Ofter Point Official Community Plan Bylaw No. 3819 (Capital Regional District 2014).

3.2 FIELD ASSESSMENT

A field assessment of the Site was completed by a Qualified Environmental Professional (QEP) from
Corvidae. The assessment included characterization of vegetation and habitat types, wildlife sign and
species observations, wildlife habitat, and assessed the cumrent conditions of the Site.
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4 ENVIRONMENTAL SITE ASSESSMENT

Corvidae completed a site visit on July 8, 2022. Site photographs are included as Appendix A.
41 LAND USE

A primary residence and various accessory structures are present within the property. Areas not
occupied by structures are characterized by second growth forest, previously disturbed grassy areas,
anisolated pond, and open areas (mowed lawn). Surrounding land use is primarily residential. The Site
is bound by West Coast Road to the southwest, and by residential properties to the north, eastand west.

4.2 CLIMATE AND BIOGEOCLIMATIC ZONE

The praject is located within the Coastal Western Hemlock (CYWH) biogeoclimatic zone, and specifically
in the westem variant of the Very Dry Maritime subzone (classified as CWHxm2: BC CDC 2022b). The
CYVHxm2 occurs from sea-level to 450m of elevation on southem Vancouver Island. The CVWHxm2 has
warm, dry summers and moist, mild winters with relatively litlle snowfall. Growing seasons are long and
can experience water deficits.

4.3 TERRAIN AND SOILS

Sails in this biogeoclimatic zone are typically moderately deep Orthic Humo-Ferric Padzols with
Hemimor humus forms (Pojar et al. 1991). Soils on the property are described as well-draining, Orthic
Humeo-Ferric Podzols that predominantly loamy in texture {Robertson Soil Association, 80%). These
soils are underlain by well-draining Duric Humo-Ferric Podzols (30%) and undifferentiated bedrock
(10%) (Province of BC 2021).

The terrain on the property is moderately sloping from northeast to the southwest toward Vest Coast
Road. A Stesp Slopes DPA is mapped immediately northwest of the existing residence.

44 VYEGETATION

The CWHxm2 is typically dominated by components of westemn hemlock { Tsuga helterophylfa), Douglas-
fir {Pseudotsuga menziesi) and westem red cedar { Thuja plicata) (Pojar et al. 1991). Salal { Gaultheria
shaiion), dull Oregon-grape {Mahonia nervosa), and red huckleberry { Vaccinium parvifolium) typify the
poorly to moderately developed shrub layer. Oregon beaked moss (Kindbergia oregana), step moss
{Hylocomium splenden), lanky moss (Riiytidiadelphis loreus). and flat moss (Plagiothecium unduiatum)
dominate the well-developed moss layer (Pojar etal. 1991).

The sauthern portions of the Site have been disturbed to accommodate the onsite residence and

accessory struciures. These areas are characterized by grasses, lawn, and predominantly native shrubs.

Ornamentals are also present. Coniferous trees occur immediately north of West Coast Road and along
the north/northwest property line. A primarily deciduous stand of trees occurs to the northeast of the
existing residence on a steeply sloping portion of the property, which is dominated by red alder.

Toward the upper extent of the property, the canopy becomes predominantly coniferous (Douglas-fir
dominant) and was observed to be mature, second growth forest (Figure 3). Raincoast Applied Ecology
and HB Lanarc describe Mature Farests as conifer-dominated ecosystems that are typically older than
80 years of age. They have a more complex structure than young forests, possess more coarse woody
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debris on the forest floor, and display an increased differentiation between canopy layers (2011). Large
Douglas-fir trees (> 50 cm dbh) occur intermittently amongst younger conifers (Douglas-fir, western
hemlock, western redcedar). The understory is well-developed and comprised of predominantly salal,
sword fern, with some red huckleberry.

The Mature Forest on the property has been historically logged, and it is second growth forest with trees
older than 80 years. There has been more recent clear-cutting on neighbauring properites. Evidence of
logging included cut stumps, coarse woody debris, and old logging trails. Re-growth adjacent to
disturbed areas on the property was comprised of native shrubs (e.g., Oceanspray and salmonberry)
and ground cover species (e.g., sword fem and salal). Prior fragmentation of the Mature Forest DPA
has occurred to the north of the property where clear-cutting has occurred. Fragmentation and edge
effects that result from the adjacent clearcutting can negatively impact forest health, cause biodiversity
loss, and result in the spread of invasive species.

Two invasive plant species were observed on the Site: English holly and Himalayan blackberry.
Measures to remove and prevent invasive species are discussed in Section 6 of this report. All
vegetation species noted during the July 8, 2022, field visit are included below in Table 1.

Table 1. Plant species observed on site during the July 8, 2022, field visit

SARA Schedule 1
C Name Scientific Name BC Provincial Status’ Status?
Bamboo Poaceae family Exotic -
Bigleaf maple Acer macrophyilum Yellow =%
Bracken fern Pteridium aquitinum Yellow -
Cleavers Galium aparine Yellow -
Common velvet grass Halcus lanatus Exotic -
Douglas-fir Pseudotsuga menziesil Yellow -
English holly lex aquifolium Invasive; Exotic -
Himalayan blackberry Rubus armeniecus Invasive; Exotic -
Nootka Rose Rosa nutkana Yellow -
Oceanspray Holodiscus discolor var. discolor Yellow -
Oregon beaked moss Eurhynchium oreganum Yellow -
Red alder Alnus rubra Yellow -
Red elderbarry Sambucus racemesa Yellow -
Red huckleberry Vaccinium parviflorum Yellow -
Salal Gaultheria shalion Yellow -
Salmonberry Rubus spectabiiis Yellow -
Siberian spring beauty Claytonia sibirica Yellow -
Sword fern Polystichum munitum Yellow -
Trailing blackberry Rubus ursinus Yellow -
Western hemlock Tsuga heterophyfla Yellow -
Western redcedar Thuja plicata Yellow -
TBC CDC 2022a

2 Government of Canada 2022
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4.5 WILDLIFE

The forested habitat found in the CWH biogecclimatic zone 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, northern 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 biogeoclimatic zone: western toad, Pacific freefrog, western
redbacked salamander (Pojar et al. 1991).

Existing trees on the Site may provide nesting and roosting habitat for birds, including migratory
songbirds, year-round resident species, raptors, and owls. No nests were observed during the site
assessment. The landowner noted that deer and black bear frequent the property. Bear scat was noted
near the eastern property boundary. Species listed in Table 2 below were observed during the site
assessment.

Table 2. Wildlife Species observed on site during the July 8, 2022, field visit

SARA Schedule 1
Common Name Scientific Name BC Provincial Status’ Status?
Black bear (scat) Ursus americanus Yeliow -
Pacific wren Troglodytes pacificus Yellow =
Dark-eyed Junco Junco hyemalis Yellow -
American robin Turdus migratorius Yellow -

BC CDC 2022a
2 Government of Canada 2022

4.6 SPECIES AT RISK

A query of the BC CDC iMap tool yielded one (1) occurrence of a species at risk within a two-kilometer
radius of the Site: the seaside bone lichen (Hypogymnia heterophylla) (BC CDC 2022b). The seaside
bone is a provincially red-listed species and is listed as threatened on Schedule 1 of the Species at Risk
Act (SARA). This species grows in seaside habitats on the branches of conifers, particularly shore pine.
All Seaside Bone sites in Canada are within 1 km of the ccean coast in sparse Shore Pine forests
exposed to winds and storms (Government of Canada 2021).

The seaside bone lichen was not detected on the property. Although the property occurs within 1 km of
the ocean, seaside bone is unlikely to occur given that sparse, shore pine forest habitat was not
identified during the site assessment The location of the element occurrence in relation to the Site
is provided in Figure 4.

This species occupies a variety of moist, forested habitats and riparian sites from low to middle
elevations with adequate shelter (i.e., decaying logs and other woody debris, leaf litter, and the bases
of Sword Ferns) (Province of BC 2022). Warty jumping-slug is unlikely to occur on the Site given the
lack of suitable cover on the Property and fragmentation of forested habitat in the area. slug was not
detected on the Site.
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CRITICAL HABITAT

A 50 km? grid square of critical habitat for litle brown myotis (Myotis lucifugus) and Northern myotis
{Myolis septentrionalis) overlaps the property.

Note, critical habitat mapping is done at a high level to indicate areas in which the biophysical attributes
of crifical habitat are known to or may oceur. For example, the 50 km” pelygon for bats contains a known
occurrence of the species and therefore, it is assumed that additional populations may occupy suitable
habitat in the area. No suitable matemal roosting habitat was observed for bats (caves or rock
crevasses). Use of the property by little brown myotis and Northern myotis is considered low based on-
site characteristics.

Large polygons that reflect mapped, final critical habitat for VWestem Painted Turtle (Pacific Coast
population) { Chrysemys picta belliiy ocour within 2 km of the property, however, current site conditions
do not support this species (i.e., steep slopes and lack of aquatic habitat onsite).
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5 POTENTIAL ENVIRONMENTAL EFFECTS

The potential impacts of the proposed development of the Site on the environment are:
. Impacts to mature forest.
. Less of native vegetation and spread of invasive plant species.
. Change in wildlife habitat availability and wildlife mortality risk.
. Sediment movement in the project area.

The residual environmental impacts of the activities on the Site will be reduced by the implementation
of the mitigation and restoration measures recommended in Section 6 of this report

SENSITIVE ECOSYSTEMS AREAS

The proposed praject area occurs within the Sensitive Ecosystems Areas DPA. The objective of this
DPA is fo minimize the impact of development on the natural environment. Clearing of trees and
vegetation within this area will resultin the permanent loss of second growth Mature Forest habitat.

VEGETATION

The effects of trees and vegetation removal may include 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 and plant communities immediately adjacent to cleared areas may experience
changes due to windthrow and changes in microclimate (increased light and moisture penetraticn) due
ta tree removal within the project area.

INVASIVE SPECIES

Invasive plants are particulady adept at colonizing degraded plant communities and disturbed soils
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
native species by capturing resources and occupying habitats.

WILDLIFE AND WILDLIFE HABITAT

Loss and alteration of temestrial habitat can result in the loss of habitat for wildlife species. Tree and
shrub dearing can directly alter or remove wildlife habitat. Noise from site preparation and construction
may temporarily disturb and displace remaining wildlife.

EROSION AND SEDIMENT

Remaval of vegetation during construction expases soils to erosion and can result in the movement of
sediment on the Site. Damage or degradation of soil surfaces dunng construction can include loss of
soil structure, increased erosion, and soil compaction.
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6 RECOMMENDED ENVIRONMENTAL PROTECTION
MEASURES

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

. The Otter Point OCP, Bylaw No. 3819 (Capital Regional District 2014)

. 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 (Government 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).

SENSITIVE ECOSYSTEM AREAS

Impacts to mature forest habitat on the Site can be reduced by retaining large trees (>50 cm dbh) where
feasible within the project alignment, and only removing vegetation where necessary within the project
footprint. The proposed driveway alignment has been selected to follow the path of a former logging
road, thereby reducing impacts to forested habitat. Mature Forest located to the north of the proposed
development within the property will remain intact and protected throughout construction.

VEGETATION

It is recommended that areas disturbed by project construction or activities that are not part of the
permanent footprint are to be replanted with native vegetation. Tree removal is required to
accommodate the proposed development. Trees will be replaced at a 2:1 ratio.

Overall plant density should be approximately one plant per 1 to 2 m? of disturbed space. The purpose
of using native species is to reduce irrigation maintenance in the future. The optimal time for revegetation
is in the fall, prior to the wet winter season. However, planting at any time of the year (with irrigation as
needed) is acceptable to prevent invasive species. Natural recruitment is anticipated within the second-
growth forest and will also contribute to the re-establishment of native vegetation

Invasive plant species that are encountered during development activities are to be removed. Areas that
become void of vegetation following invasive species removal will be replanted with native species.
Table 4 details native plant species that are suitable for the area. Recommended plant density following
invasive removal is 1 to 2 m?for shrubs and 3 m?for trees.

Table 3. Recommended native vegetation to plant in disturbed areas

Name Species
Douglas-fir Pseudotsuga menziesii
oceanspray Holodiscus discolor
red huckleberry Vaccinium parvifolium
salal Gaulthenia shallon
sword fern Polystichum munitum
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| westem redcedar

| Thuja plicata

INVASIVE SPECIES

Invasive weed control is difficult for established populations. 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. Details of removal methods for the invasive species detected on the property are included
below in Table 4.

Table 4. Removal and disposal methods for invasive species

ground. If possible, dig out the
roots, paying careful attention

before they produce berries
as canes that are cut as the

p Method | Timing Plant Disp
Himalayan Can be removed by pulling or Removal should occur in the | Burned or bagged and disposed of
blackberry cutting the canes from the spring and early summer properly In a landfill. Do not compost.

PPSS-35010459-2883

not to damage nearby plant is producing flowers
vegetation. are |east likely to re-sprout.
English holly | English holly can be removed by | Removal is best done before | Holly does not root again once

hand pulling small lingsor | fi g to seed . 50 it can also be piled to
cutting mature trees at ground production. desiccate on site.
level removing all plant material. Can be bagged and disposed of

properly in a landfill. Do not compost.

Mitigation measures to control and minimize the spread of invasive weeds on the site include:

. Clean all machinery before arrival onto the site to ensure that more weed seeds
and other propagules (e.g., pieces of roct) are not brought into the project area.

. Use available fill and soil from on site where possible. If fill or topsoil is imported
from external areas, ensure that it is from a weed-free source.

Disturbed areas should be seeded with fast growing vegetation such as a mix with a native clover or
seed mix to compete with weed species, fix nitrogen and provide soil stabilization right after clearing.

WILDLIFE AND WILDLIFE HABITAT
Mitigation measures to minimize impacts on wildlife and wildlife habitat include:

. Vegetation clearing should be completed outside of the migratory bird window
(prior to March 15th or after August 15th; Government of Canada 2018). If
vegetation clearing is scheduled within the sensitive time period for breeding
birds, a QEP should conduct nest search surveys a maximum of 2-3 days prior
to the start of activities. If an active nest is discovered during nest searched or
clearing activities, the nest will be subject to site-specific mitigation measures
(e.g., protective buffer around the nest or unobtrusive monitoring) until the young
have naturally fledged/left the area. Multiple nest sweeps may be required. Nest
search areas include both vegetation and onsite, man-made structures that are
scheduled for removal.
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. If clearing is schedule between January 1 and August 15, a raptor nest survey

should be completed by a QEP prior to clearing. Occupied or active nests would
be subject to the actions described above. In addition, permits are required to
remove gagle or asprey nests regardless of occupancy.

. Avoid additional removal of established trees or shrubs, where practical (outside
of the project footprint}, except for identified danger trees that cannot be avoided.

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.

Mitigation aptions to minimize the potential effects of the project on the natural envirohment include:

. Prior to dearing, delineate areas to be cleared and install construction fencing to
protect the integrity of surrounding mature forest habitat outside of the project
footprint.

. Seed and straw placement on any exposed soils.

. If soil is being stored in place for more than one growing seasocn, tarp or seed

with a quick growing species (fall rye, clover or other agronomic).

. Heed weather adviseries and scheduling initial dearing work to avoid excessively
rainy periods (>10 cm in 24 hours) that may result in high flow volumes and/f or
increase erosion and sedimentation.

7 CONCLUSION

The potential environmental impacts of the proposed project at 8452 West Coast Road include the loss
of some Mature Forest (as shown in Figure 3). However, the proposed buildings are small and larger
{>50 cm) frees can be avoided. The driveway is planned on an existing logging road and can avaid >50
cm trees. Implementation of the mitigation and restoration measures recommended in this report,
including aveiding tree removal where feasible and replanting with native vegetation during construction,
will minimize the impacts of the proposed development on the environment and the majority
(approximately 80%) of the Mature Faorest ecosystem will remain intact. All waorks are ta be completed
in compliance with the Migratory Bird window.

Page 17 of 24 6

27


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2883

Report to the LUC — October 18, 2022
DV000086

36

aeamn

Making a difference...together

Environmental Assessment 8482 West Coast Road

DVv000086

August 2022

Report Prepared By:

Erin Vekic, R.P.Bia, M.Sc.
Corvidae Environmental Consulting Inc.
604-617-5024

Julie Budgen, R.P.Bio., B.Sc.

Corvidae Environmental Consulting Inc.

250-415-8563

Page 18 of 24

PPSS-35010459-2883

28


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2883

Report to the LUC — October 18, 2022
DV000086

aeamn

Making a difference...together DV000086

Environmental Assessment 8482 West Coast Road August 2022

8 REFERENCES

British Columbia Conservation Data Centre (CDC). 2022a. BC Species and Ecosystems Explorer.
B.C. Ministry of Environment. Victoria, B.C. Available: hitp:#/a100.qav.be.ca/publeswp/.
Accessed: July 2022.

British Columbia Conservation Data Centre (CDC). 2022b. CDC iMap [web application]. Available at:
hitp #fmaps gov be.caless/svicde!. Accessed: July 2022

British Columbia Ministry of Envirenment {MOE). 2014a. Procedures for Mitigating Impacts on
Environmental Values (Environmental Mitigation Procedures) Version 1.0. Available at:
hitps:Avww 2 gov.be. ca/assets/qov/environment/natural-resource-policy-
legislationfenvironmental-mitigation-policy/em procedures may27 2014.pdf. Accessed: July
2022.

British Columbia Ministry of Environment {MOE). 2014b. Develop with Care 2014: Environmental
Guidelines for Urban and Rural Land Development in British Columbia. Available at:
hitps: Awww?2 gov be. calgovicontent/environmenthatural-resourcestewardship/naturalresource-
standards-and-quidance/best-managementpractices/develop-with-care. Accessed: July 2022.

British Columbia Ministry of Environment. 2004. Environmental Best Management Practices for Urban
and Rural Land Development. Available at:
hitps:#vww env.gov.be.calwid/documents/bmp/urban ebmpfurban ebmp html. Accessed: July
2022.

Capital Regicnal District. 2014. Official Community Plan Bylaw No. 3819. Available at:
hitps: vww crd.be.ca/docsidefault-source/erd-document-
library/oylaw s/uandefucaelectoralarea/38 19-—otter-point-official-cormmunity-plan-bylaw-no-1-
2014 pdf. . Accessed: July 2022,

Capital Regional District. 2021. CRD Regional Map. Available at:
hitps:#maps. crd.be. ca/HtmISViewer/2viewer=public. Accessed: July 2022

Govermmment of Canada. 2018. General nesting periods of migratory birds. Available at:
hitps:/Avww canada ca/enfenvironment-climate-change/services/avoiding-harm-migratory-
birds/general-nesting-pericds/esting-periods.html. Accessed: July 2022.

Govermment of Canada. 2021, Species at Risk Public Registry: Seaside Bone Lichen. Available at:
htips.#species-regisiry.canada.ca/index-en himl#species/ 127-424. Accessed. July 2022,

Govermment of Canada. 2022a. Species at Risk Public Registry. Available at:
hitps/Avww canada ca/enfenvironment-dimate-change/services/species-risk-
publicregistry.html. Accessed. July 2022,

Pajar, J., K. Klinka, and D.A. Demarchi. 1991. Coastal VWestemn Hemlack Zone. In Ecosystems of
British Columbia. D. Meidinger and J. Pojar (editors). B.C. Ministry of Forestry, Victoria, B.C.
Spec. Rep. Ser 6. Pp 95-111.

Province of British Golumbia. 2022. HabitatWizard. Available at:
hitp:#maps.gav.be.calessihm/habwiz/. Accessed: July 2022,

Raincoast Applied Ecology & HB Lanarc. 2011. Otter Peint Sensitive Ecosystem Inventory. Available
at: https://a100.qov be.cafpub/acatidocumentsir40904/2011-Otter-Point-SEI-

Report 1389212847288 9199664023 pdf. Accessed July 2022.

Page 19 of 24 G

29

PPSS-35010459-2883


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2883

Report to the LUC — October 18, 2022
DV000086

38

aeamn

Making a difference...together DV000086

Environmental Assessment 8482 West Coast Road August 2022

APPENDIX A - SITE PHOTOGRAPHS

Photo 1. East view of existing residence. July 8, 2022,

Photo 2 Southwest view of southern extent of the p

roperty. July 8, 2022,
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Photo 3. Northwest view of road alignment near existing dwelling. July B, 2022,
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Photo 5. Typical view of Mature Forest DPA habitat on the property. April 21, 2022,
Ex £ T " =

M ¥ 3>

Photo 6. East view of second growth forest near the eastern extent of the property. July 8, 2022.
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Environmental Assessment 8482 West Coast Road August 2022

Photo 7. Southwest view of propo
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o 5 1

c field location. July 8, 2022,
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Making a difference...together

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, OCTOBER 18, 2022

SUBJECT Development Permit with Variance for Section 41, Otter District as Shown on
Plan Deposited Under DD 55112| — Clark Road

ISSUE SUMMARY

A request has been made for a development permit with variance to authorize subdivision layout
on a parcel designated as Steep Slopes, 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 76.5 ha parcel located at the end of Clark Road and is zoned Forestry
(AF) in Juan de Fuca Land Use Bylaw No. 2040 (Appendix A). The subject property is bounded
by Resource Land (RL) and Rural Residential 3 (RR-3) zoned parcels to the north, a Rural (A)
zoned parcel to the east, and Forestry (AF) zoned parcels to the south and west. Several logging
roads traverse the parcel providing access secured by easements to land in the Rural Resource
Lands Official Community Plan (OCP) area to the north. There are no structures located on the
lot.

The Forestry parcel is not classified as Private Managed Forestry Land (PMFL) under the Private
Managed Forest Land Act; therefore, a development permit (DP-29-11) and a Riparian Areas
Regulation notification were required to authorize timber harvesting on the parcel in 2011. Further
logging affecting Riparian areas was undertaken after the Development Permit had been closed.
As a result, a Conditions and Impact Assessment Report and the replanting of disturbed areas
was required under Development Permit DP000376 prior to consideration of any further
development proposals. A subsequent development permit (DP000384) authorizing the alteration
of land within a Steep Slopes DP area for road construction works is currently active.

The owner has submitted a subdivision application for the creation of 18 fee simple parcels
(Appendix B). Portions of the parcel are designated as Steep Slopes, Watercourses and Wetland
Areas, and Sensitive Ecosystem development permit areas by the Otter Point OCP, Bylaw No.
3819. Therefore, a development permit is required to authorize subdivision. The proposed plan
of subdivision includes three lots that do not meet the required frontage on a public highway.
Therefore, a variance is requested in conjunction with the development permit.

ALTERNATIVES

Alternative 1
The Land Use Committee recommends to the Capital Regional District Board:
That Development Permit with Variance DV000089 for Section 41, Otter District as Shown on
Plan Deposited Under DD 55112l to authorize the subdivision of land designated as Steep
Slopes, Watercourses and Wetland Areas, 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 for:
a) proposed Lot 3 from 10% of the lot perimeter (88 m) to 7.5% of the lot perimeter (66 m);
b) proposed Lot 7 from 10% of the lot perimeter (119 m) to 0.5% of the lot perimeter
(6 m); and
c) proposed Lot 18 from 10% of the lot perimeter (141 m) to 0.46% of the lot perimeter
(6.5 m)
as shown on the plan prepared by J.E. Anderson, revised September 21, 2022, be approved.

DV000089
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Alternative 2
That Development Permit with Variance DVO00089 be denied.

IMPLICATIONS

Legislative Implications

The Otter Point Official Community Plan, Bylaw No. 3819, designates development permit areas
(DPAs) and outlines development permit guidelines (Appendix C). The property is located within
the Steep Slopes, Watercourses and Wetland Areas, and Sensitive Ecosystems DPA and 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, Schedule A, Part 1, Section 3.10(4)
specifies that the minimum frontage on the highway shall be one-tenth of the perimeter of the lot
that fronts on the highway. Three of the proposed lots do not meet this requirement; therefore, a
variance is 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 may, at any time, 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 m. Any responses received from
the public will be presented at the October 18, 2022, 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 certified by Tony Grimison, P.Geo, and Andrew Jackson, P.Geo., P.L.Eng.
(Ryzuk Geotechnical), dated February 11, 2022, was submitted by the applicant to address the
Steep Slopes development permit guidelines relative to the subdivision proposal. The report
confirmed that a safe building site exists for each parcel and provided Landslide Assessment and
Flood Assurance Statements for the subdivision design. Future development activity proposed
within the designated development permit areas on the newly created parcels will require a
subsequent development permit application and accompanying professional report.

A Riparian Assessment report was submitted by Thomas Roy, R.P.Bio., of Cascadia Biological
Services, dated November 26, 2021, and updated August 26, 2022. The report addressed the
Riparian Areas Protection Regulations (RAPR) and Watercourses and Wetland Areas DP
guidelines for the proposed subdivision. The report described the watercourses and wetlands on
site, provided a historical analysis of recent logging activities and delineated the Streamside
Protection and Enhancement Areas (SPEA). The biologist noted that a Conditions and Impact
Assessment report was completed separately to address the previously cleared Riparian areas.

The report confirmed that the watercourses are determined to be fish bearing by default and
identified a 30 m SPEA for the wetland, a 20.8 m SPEA for King Creek, and a 15 m SPEA for all
five tributaries to King Creek on the parcel. The Province approved the biologist’s report for
subdivision layout through the Riparian Areas Protection Regulation Notification System
(RAPRNS) on September 6, 2022.

PPSS-35010459-2884
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Works associated with the subdivision include the installation of two culverts for stream crossings.
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 professional reports are attached to the proposed development permit with variance.

Sensitive Ecosystems DPAs were desighated when the Otter Point Official Community Plan was
adopted in 2014. Development Permit (DP-29-11) authorized tree harvesting in 2011 and the
subject property has been replanted. Therefore, no further assessments to meet the Sensitive
Ecosystems guidelines were requested in support of the application.

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. The applicant has proposed to reduce the minimum frontage requirement from 10% of the
lot perimeter to 7.5% for proposed Lot 3, 0.5% for proposed Lot 7, and 0.46% for proposed Lot 18;
the remainder of the proposed lots in the plan meet the minimum frontage requirement.

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?

Does it create any environmental impacts?

Will reducing the frontage produce an awkward lot configuration?

Will reducing the frontage eliminate future subdivision potential of the lot and of lots
beyond?

o Will the exemption reduce road network and access options?

e Does the proposed reduction disturb existing residences?

The proposed lot boundaries are not conventional; however, they follow the natural topography
and are designed to minimize stream crossings through the use of panhandle driveways. The
proposed lots meet the required 4 ha minimum parcel area specified by the AF zone, and the
proposed panhandles meet the minimum 6 m width requirement for parcels that cannot be further
subdivided under the provisions of the Bylaw. The subdivision layout provides access to lands
beyond in accordance with the Ministry of Transportation and Infrastructure’s requirements.

Proposed panhandle Lot 7 is located adjacent to forestry land to the north and vacant rural
residential land to the east. Proposed panhandle Lot 18 is located in the southeast corner of the
subject property and the closest dwelling, situated on Eaglecrest Drive, is over 125 m from the lot
boundary. Adjacent properties to the east and south are currently vacant. Parcels are limited to a
maximum lot coverage of 10% and permitted uses support a single-family dwelling and related
accessory uses, including a secondary or detached accessory suite. Therefore, the proposed
reduction is not anticipated to disturb existing residences. Through the public notification process,
any residences that may be affected by the proposed frontage reduction will have an opportunity
to come forward with their concerns.

Staff recommend Alternative 1, subject to public notification and consideration of comments from
neighbouring residents.

PPSS-35010459-2884
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CONCLUSION

The applicant has submitted an 18-lot subdivision application and is required to obtain a Steep
Slopes, Watercourses and Wetlands, and Sensitive Ecosystems development permit prior to
subdivision. A variance has also been requested to reduce the minimum frontage requirement for
proposed Lot 3 from 10% of the lot perimeter (88 m) to 7.5% of the lot perimeter (66 m), for
proposed Lot 7 from 10% (119 m) to 0.5% (6 m); and for proposed Lot 18 from 10% (141 m) to
0.46% (6.5 m). Staff recommend approval of development permit with variance DV000089
(Appendix D), 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 DV0O00089 for Section 41, Otter District as Shown on
Plan Deposited Under DD 55112l to authorize the subdivision of land designated as Steep
Slopes, Watercourses and Wetland Areas, 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 for:
a) proposed Lot 3 from 10% of the lot perimeter (88 m) to 7.5% of the lot perimeter (66 m);
b) proposed Lot 7 from 10% of the lot perimeter (119 m) to 0.5% of the lot perimeter
(6 m); and
c) proposed Lot 18 from 10% of the lot perimeter (141 m) to 0.46% of the lot perimeter
(6.5 m)
as shown on the plan prepared by J.E. Anderson, revised September 21, 2022, be approved.

Submitted by: | lain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services

Concurrence: | Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services

Concurrence: | Robert Lapham, MCIP, RPP, Chief Administrative Officer

ATTACHMENTS

Appendix A: Subject Property Map

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

Appendix D: Permit DVO00089
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Appendix A: Subject Property Map
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Appendix B: Plan of Subdivision with Requested Frontage Variances
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Appendix C: Development Permit Guidelines

Development Permits issued in “Steep Slope DPA” will be in accordance with the following:

1. No development, subdivision or sewage disposal system will be permitted in a “Steep
Slopes DPA”, as specified in the Justification above, except as allowed by a
Development Permit or subject to a general exemption as outlined in Section 6.2 of this
Plan.

2. Avoid intrusion of development into Development Permit Areas and to minimize the
impact of any activity in these areas. Development shall generally only be supported
where the applicant provides compelling reasons supported by a Qualified Professional’s
recommendations for mitigation to support the request or if there are no alternate building
locations. Variances from other applicable regulations, including height, setback and
location regulations may be considered in order to minimize encroachment into the
“Steep Slopes DPA".

3. Development or subdivision of land should be desighed to comply with the policies in
Section 5.4 of the Plan.
4, An application for a Development Permit for land within a “Steep Slopes DPA” on Map

5a, shall provide an assessment of the slope conditions on the proposed development
site by a geotechnical engineer, and recommendations on the suitability and stability of
the soil for the proposed development. The assessment should include recommendations
for vegetation protection, enhancement or retention, where applicable. A plan prepared
by a British Columbia Land Surveyor may be required as a condition of the Development

Permit.

5. As a condition of the issuance of a Development Permit, compliance with any or all
conditions recommended in the report prepared by the Qualified Professional may be
required.

6. A Development Permit shall not be issued without confirmation by the Qualified

Professional regarding the safety of proposed development and assurances that the
development will not have detrimental impact on the environment or adjoining properties.
No development or alteration of land shall occur where the Qualified Professional’s
geotechnical engineering report indicates that a hazardous condition may result except in
compliance with all conditions recommended by the Qualified Professional's report.

7. An applicant may be required to provide a sediment and erosion plan with
recommendations for implementation. Erosion control measures, during and after
construction, may be specified in the permit.

8. Any development must be designed to avoid storm water runoff that could destabilize the
slope or cause damage to neighbouring properties. An applicant may be required to
provide a drainage plan with recommendations for implementation.

9. Removal of vegetation should be minimized to allow only for building sites, sewage
disposal systems, driveways, landscaping and other permitted land uses.

10. A disturbed site should be re-vegetated using plant material indigenous to the site or
other suitable non-invasive plants. An applicant may be required to provide a re-
vegetation plan with recommendations for implementation.

11. An applicant may be required to register a covenant under Section 219 of the Land Title
Act attaching a copy of the report of the Qualified Professional.

12. Where the Qualified Professional recommends re-vegetation or remediation works, a
landscaping plan and security deposit may be required.

PPSS-35010459-2884
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Development Permits issued in the “Watercourse DPA” will be in accordance with the following:

PPSS-35010459-2884

1.

10.

11.

12.

13.

14.

No development, subdivision, or sewage disposal system will be permitted in a
“Watercourses DPA”, except those allowed by a Development Permit or subject to the
general exemptions as outlined in Section 6.2 of this Plan.

Avoid intrusion of development into Development Permit Areas and minimize the impact
of any activity in these areas. Development shall generally only be supported where the
applicant provides compelling reasons supported by a Qualified Environmental
Professional’'s recommendations for mitigation to support the request or if there are no
alternate building locations. Variances from other applicable regulations, including height,
setback and location regulations may be considered in order to minimize encroachment
into the Development Permit Area.

Development or subdivision of land should be designed to comply with the policies in
Section 5.3.1 of the Plan.

The application for a Development Permit for land within the “Watercourses DPA” on Map
5¢, must provide an assessment by a Qualified Environmental Professional on the
environmental conditions on the proposed development site and recommendations on
the suitability of the site for the proposed development. The assessment should include
recommendations for vegetation protection, enhancement or retention, where applicable.
A plan prepared by a British Columbia Land Surveyor may be required as a condition of
the Development Permit.

As a condition of the issuance of a Development Permit, compliance with any or all
conditions recommended in the report prepared by the Qualified Environmental
Professional may be required.

Construction at a time of year and using construction methods that minimize the impacts
on rare and sensitive species may be required.

Development must be designed so as to maintain the quality of any storm water flowing
toward or into the identified water features and so as to prevent any increase in volume
and peak flow of runoff. An applicant may be required to provide a drainage plan with
recommendations for implementation.

Indigenous vegetation may be required to be planted on the site to reduce erosion risk,
restore the natural character of the site, improve water quality, or stabilize slopes and
banks. An applicant may be required to provide a re-vegetation plan from a person
qualified and the development permit may include conditions intended to implement the
recommendations.

Modification of channels, banks or shores which could result in significant environmental
harm or significantly alter local hydrological conditions will not be permitted.

Landscaping and other related residential activities should be sited so as to prevent
nutrient-rich water from entering natural water features.

A buffer zone within which land alteration or structures will be limited to those compatible
with safeguarding the characteristics of the water feature in accordance with the
professional report may be required and the specific or general location of the buffer zone
may be designated.

Conditions relating to road and driveway construction in these areas will ensure that:

a. watercourse crossings are located so as to minimize disturbance of water feature
banks, channels, shores, and vegetation cover;

b. wherever possible, bridges are used instead of culverts for crossings of fish-
bearing watercourses; and

c. culverts are sited below the seasonal low water level to allow unrestricted
movement of fish in both directions.

Where the Qualified Environmental Professional or Qualified Professional recommends
re-vegetation or remediation works, a landscaping plan and security deposit may be
required.

In order to ensure unnecessary encroachment does not occur into the Development
Permit Area at the time of construction, permanent or temporary fencing measures may
be required.
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15.

16.

17.

18.

Development should be designed to minimize stream crossings. However, any required
crossing should be in compliance with all conditions recommended by the Qualified
Environmental Professional’s report.

If any temporary stream alteration or diversion takes place, streams should be rerouted
through their original channels with provincial or federal approval.

The removal of gravel and soil from streambeds of watercourses is prohibited unless
provincial or federal approval is received.

In reviewing a Development Permit application the CRD shall consider the site-specific
natural features, ecological processes that support riparian function, wildlife ecology, and
unigue ecosystems. These include, but are not limited to:

a.

> 2 0 T

—h

maintenance of an effective visual and sound (natural vegetated) buffer around
nesting trees or other sensitive features;

vegetation, trees, snags, and root systems;
rare and uncommon species and plant communities;
soils and soil conditions (moisture, nutrients and permeability);

birds and other wildlife species and their habitats, such as shelter, nesting trees,
perch trees, and breeding areas;

maintenance of linkages with adjacent riparian ecosystems to minimize
fragmentation;

topography and relative orientation of features on neighbouring properties; and,
appropriate timing of construction.
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CAPITAL REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE NO. DV000089

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.

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: 009-497-757;
Legal Description: Section 41, Otter District as shown on Plan deposited under DD 551121
(the “Land”)

This development permit authorizes an eighteen lot subdivision (the “development”) on the Land, located
within the development permit areas established under the Otter Point Official Community Plan, Bylaw
No. 3819, 2018, Section 6.3 (Steep Slopes), 6.5 (Watercourses and Wetlands Areas), and 6.6 (Sensitive
Ecosystems), in accordance with the plans submitted to the CRD and subject to the conditions set out
in this Pemit.

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

a) Thatthe components ofthe development occur as identified on the Subdivision Plan, prepared
by JE Anderson & Associates, dated September 21, 2022;

b) That the development comply with the report prepared by Tony Grimison, P.Geo, and Andrew
Jackson, P.Geo., P.L.Eng. of Ryzuk Geotechnical, dated February 11, 2022 (the
“Geotechnical Report”); and

c) That the development comply with the report prepared by Thomas Roy, R.P.Bio., of Cascadia
Biological Services, dated November 26, 2021 (the “Riparian Assessment Report”).

The Capital Regional District's Juan de Fuca Land Use Bylaw No. 2040 Schedule A, Part 1, Section
3.10(4) is varied under section 498 of the Local Government Act as follows:

a) proposed Lot 3 from 10% of the lot perimeter (88 m) to 7.5% of the lot perimeter (66 m);
b) proposed Lot 7 from 10% of the lot perimeter (119 m) to 0.5% of the lot perimeter (6 m); and
c) proposed Lot 18 from 10% of the lot perimeter (141 m) to 0.46% of the lot perimeter (6.5 m)

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 (DV000089) 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 fom a
part hereof.

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

Appendix 1: Subdivision Plan
Appendix 2: Geotechnical Report
Appendix 3: Riparian Assessment Report

10. This Pemit is NOT a Building Permit.

PPSS-35010459-2884
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11. Inissuing this Development Pemmit, 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 , 2022.
ISSUED this day of 2022
Corporate Officer

Kristen Morley

PPSS-35010459-2884
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Appendix 1: Subdivision Plan
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’ RYZUK GEOTECHNICAL
Engineering & Materials Testing

6-40 Cadillac Ave, Victoria, BC, VBZ 172 Tel: 250-475-3131 E-mul: mail@ryzuk.com www.ryzuk.com

February 11, 2022
File No: 8447-10

Re:  Geotechnical Assessment for Proposed Subdivision
Section 41, Clark Road - Otter District, BC

INTRODUCTION

As requested, we attended the referenced site on January 21st, 2021, to complete a visual
reconnaissanee and assessment of the existing geotechnical conditions as such relate to the proposed
subdivision. We understand that the currert proposal consists of a conventional subdivision creating
L8 fee simple lots along w.th access roads as shown on the artached plan by J.E. Anderson &
Associates dated Cetober 25, 2021.

At this time we have reviewed the Proposed Subdivision Review from the MOTI which indicates that
the Approving Officer considers the land within the proposal may be subject to natural hazards such
as flooding, erosion, landslip or avalanche, Our work has been carried out in accordance with
Engineers & Geoscientists BC’s (“EGBC’s™) Guidelines for Legislated Landslide Assessments for
Proposed Residential Developments in BC and Guidelines for Legislated Flood Assessments in a
Changing Climate in BC, end our findings and associated recommendations are provided herein,
including Appendix D: Landslide Assessment Assurance Statement, and Appendix I: Flood
Assurance Statement. Although we are familiar with these types of assessinents and MOTI's
expectations for reporting there is the potential that additional geotechnical requirements may be
identificd by MOTTI in the course cf the suadivision process. Our work has bzen carried out in
accordance with, and is subject 10, the previously provided Terms of Engagement.

Our assessment has consisted of a review of available background information, followed by our field
reconnaissance to ground truth the site and assess for potential geohazards. Our desktop review
included the proposed subdivision layout, review of surficial and becrock geology mapping, BC
Water Rescurces Atlas groundwater well mapping, CRD online atlas Sm interval contour data, BC
Govemment LiDAR digital clevation model (DEM) images and available sazellite imagery. Our
essessment was carried out on January 21, 2022, and consisted of a general traverse of the accessible
ereas of the site to review the surficial geotechnical conditions including terrain, ground cover, and

Ryzuk Geotechnical
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select shallow test pits previously complezed by others. Certain areas which were not assessed due o
access constraints are described below.

SITE DESCRIPTION

The site is situated approximately 9 km west of the Town of Sooke and 2 km northwest of the Otter
Point Roadl #nd West Coast Highway 14 junction and is located within generally forest covered
rolling foothills overlooking the Strait of Juan de Fuca, It is a rural parcel of approximately 80
hectares and is bounded by undeveloped land to the north and east and light residential acreage
development to the south and west.

The parcel is currently undeveloped except for access roads for previous logging and contains no
habitable structures. The northwest half of the site is covered in thick immature coniferous cover. The
remainder of the site is generally clear of large trees with sparse smaller coriferous trees, low
scrubby brush and felled timber indicative of past logging oserations. Based on available imagery
(Google Earlli Pre), logging and/or clearing activity has generally oceurred since 2004. It 1s apparent
{hat the northeast zast quadrant was logged prior 10 2004, ard subsequently replanted. Most of the
tree removal on the remaiader of the parczl has occurred between 2010 and 2012.

The site is characterized by several large bedrock knolls with low to moderately sloping flanks in the
north, west and south with a flatter, open northeast trending valley in the central portion of the sile.
Average slopes across the site are in the order of 7 to 15 degrees from horizontal, with some steeper
slopes on the flanks of bedrock hills. The terrain is cut by one central watercourse, King Creek,
which generally traverses the property from northeast to sovthwest with several smaller unnamed
creeks feading it. Total relicf across the parcel is in the orde: of 70 m from the highest peaks on the
east and west at 170 m geodetic to the valley adjacent to the southemn property boundary at 100 m
geodetic.

Site access is present from a gravel road extension to Clark Road which enters the property from the
lower west side property line. It joins the logging roads on the property at the junction of the two
main proposed roads on the site. For the purposes of description, we have named the roads on the
attached site plan. Road Dedication ‘A’ traverses the property from west to east separating Lots 14,
15, 16 and 17 from lots 8 to 12, Road Dedication ‘B’ traverses the property from south ta north,
commencing at the junction of roads ‘A’ end *B’. There were several smaller logging roads which
branch off Road ‘B’ currently providing access to other lots within the proposed subdivision.

We were not able to access certain areas of the site due to vegetation/terrain, including most of Lots
4, 5 and 6. On Lot 2 we were able to discern the style of terrain by viewing such from the proposed
building site on Lot 3. Good access was available throughout the remainder of the proposed Lots and
Proposed Building Sites, which we consider suitable to complete our assessment,

SITE CONDITIONS

We traversed the site commencing at the termination of proposed Road ‘A’ documenting geomorphic
features of the propeity as a whols and at cach proposed building site. Overall, the topography of the
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site is strongly bedrock controlled. Mostly all the proposed building sites are locatec atop exposed
bedrock slopes, Surface conditions were mostly observed to be damp with ponded water and small
rivulets of water conveying surface water from exposed bedrock slopes toward the central
wetercourse, King Creek generally has a low slope gradient at roughly 5 degrees from horizintal, is
between 2 to 4 m wide, 0.3 m deep and in places has abundant vegetation and fallen tree debris.
Stream flow at the time of our visit was low to moderate and turbulent with 10 observed incision of
the stream channel.

Native soils exposzd in several test pits generally consisted of light brown sandy gravelly silt with
some cobbles. Soils are generally oresent as a veneer over bedrock but occasional occurrences of a |
to 1.5 m thick soil horizon were exposed in logging road cuts in various parts of the property.

As noted above, terrain is relatively benign over much of the site. A summary of conditions and
“clevant features/potential hazards is provided by ot below. A photo log is provided in the
attachments which contains a selection of photos highlighting notable featurss and typical surficial
conditions of the proposed building sites. The attached site plan shows the general arca of our
traverse, along with road labels and our photo locations.

Lol 1

Lot 1 spans an entrance road to the site at the southwest corner of the proposed subdivision. We
observed moss covered vertical bedrock slopes roughly 4 m high adjacent to the gravel entrance road

which display some vertical jointing. No rockfall material was observed at slope base. To the south of

the entrance road brown dense silty soils with cobbles were observed in a shallow test pit adjacent to
the roadway. A rough gravel trail traverses shallow slopes to the top of an exposed bedrock hill where
the proposed building sitc for Lot | is located. Well weathered and rounded bedrock exposures
consisted of a fine grained erystalline extrusive igncous rock. To the southcast of the bedrock hill
slopes in the order of 10 degiees iom horizontal lead to a shallow valley which seperates Lots 1 and
13. No loose rock or boulder debris was observed at the base of the bedrock hill.

Lots 2 and 3

Lot 2 was mostly inaccessible due to the thick overgrowth of vegetation, Stands of immature pine,
alder and recently planted conifer cover most of the Lot. We observed the Lot from the building site
on Lot 3 and note that Lot 2 is loczted on an extension of the same bedrock ridge. Bedrock exposures
were of weathered, and rounded massive grey crystalline rock. No loose or weathered boulder
material was observed on the slope. The building site for Lot 3 is located nezr the top of & local
bedrock hill. Slopes in the order of 15 — 20 degrees sloping to the cast were barren of trees but on the
shallower sloping portion near the toe of the slope vegetation cover was thick.

Lots 4, S5and 6
Lots 4, 5 and 6 were inaccessible due to vegetation cover and, as such we were not able to observe

the building lots. We note that the building site on Lot 5 is located near 2 closed topographic contour
#f 150 m geodefic The building site on Lot 6 is located on a “idge at approximately |55 m geodetic

DVv000089

Ryzuk Geotechnical Page 3


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022

DV000089

16

el

Making a difference...together

PPSS-35010459-2884

February 11, 2022
Section 41, Clark Road - Otter District, BC

elevation.

We observed a narrow drzinage course running west through a 600 mm diameter culvert under a
logging roud which parallels the proposed property line boundary between Lots 4 and 5. The creek
was roughly | m wide, with low flow across exposed light brown silty and cobbly soils. The creek
eventually flows southcast joining King Creek within the limits of Lot 10, Additionally, there isa
watercourse shown on the arached site plan to the north of Lol 6 which we observed to contain some
ponded water but with no flow observed. The depression was roughly 2 m wide and comained felled
tree debris and organic matler.

Lot7

Lot 7 is lacated atop an exposed hedrock knoll at elevation 165 m geodetic with some pine tree
cover. The lot slopes down to the south at an inclination of approxirately 20 degrees from horizontal
and meets a gravel access road that separates the Lot from King Creek. We observed some steeply
sloped bedrock vutciop approximately 2 - 3 m high upslope of the gravel road. Exposed bedrock was
well weathered, rounded and moss covered with no indication of boulders or loose malerial al the
slope toe. Cutslopes up to approx:mately 1.5 m along the gravel roadway have exposed dense brown
silty soils overlying bedreck and are inclined at up (o 70 degrees from horizontal.

Lot 8

Lot 8 has been logged and hosts some younger second growth conifers. Shallow slopes on the order
of 7 to 10 degrees from horizontal slope down from east to west across the Lot. The building lot is
located atop bedrock with a veneer of dense silty soil. Bedrock consisted of fine grained massive
crystalline material. There is a topograph.c low which separates Lot 8 from Lot 17 to the south and
we observed ponded water and surface stormwater run-off pproximately 50 mm deep flowing
toward Road ‘A", We expect these are preferential surficial storm water flow chanuels and expect
surficial runoff can be managed as described in our recommendaltions below. Soils exposed in the
stream bed consisted of light brown gravelly silt.

Lot9

Lot 9 is largely barren of vegetative cover with a lot of fallen trees and mounds of organic remains
from logging and clearing activities. Limited exposure of bedrock was observed on this Lot which is
mostly level with a cover of native brown silty, gravelly soil. The proposed building site is located
centrally within the Lot. Shallow slopes down Lo the south were covered in grass and shrubbery.
There was a small drainage course running parallel to Road A at the southern portion of the site
which was approximalely 1 m wide and 0.2 m deep. The drainage course conained grass, organic
matter and tree stumps. On the north side of Lot 9 moderate tree covered slopes were obseryed that
traversed down te the King Creek edge.

Lot 10

Lot 10 is devoid of tree cover on the eastern half and is covered in thick secord growth forest on the
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western half. Therz is a gravel road which skirts the tree line leading to a (lat topographic high in the
southwest corner of the Lot where the proposed build site is located. Down slope to the north we
observed & small creck roughly 1.5 m wide complete with sand and gravel in the base. Banks either
side of the creck were in the order of 2 — 2 m high, with flowing water deptt approximately 0 3 m
The Lot slopes on the order of § dzgrees from horizontal down to the east into the King Creek valley.

Lots 11 and 12

Lots L1 and 12 have second growth forest covered western portions and logged eastern portions.
King Creek traverses near the eustern property line of both Lots. Both Lots have exposed barren
aedrock topographic highs that the proposed building sites are located atop, Bedrock displays no
evidence of large-scale joints or fractures, but some small < 0.3 m diameter boulder material was
observed atop the exposed rock.

Tree and grass covered slopes mezsured at 15 degrees from horizontal are present flanking King
Creek which at this locaticn is roughly 2 — 4 m wide and 0.5 m deep and contains abundant logs and
vegetation

Lot 13

Terrain on Lot 13 is like that observed on Lots 14 to 18 with mostly open bedrock slopes devoid of
tree cover bul with abundant remnant logging debris strewn across the Lot. The proposed building
site is located atop the bedrock knoll at a closed topographic contour.

Lot 14

Lot 14 building site is located on an undulating bedrock knoll which has been logged. We observed a
northeast-southwest trending joint set developed in exposed bedrock creating vertical bedrock slopes
roughly 0.5 — I m in height. There was some weathered bedrock colluvium present at the base of
these slopes up t0 0.4 m in diameter. The lot slopes gently to the southeast oward a valley which
drains off the property line. Soils exposed in an excavation on site consist of very dense to hard
brown gravelly silt with some cobbles.

Lots 15, 16 and 17

Lots 15, 16 and 17 are in the southeast portion of the propoased subdivision hlack All lots are
characterized by mostly open barren bedrock slopes which form either topographic Lighs or are on
bedrock ridges. There is some sparse second growth tree cover on Lot 16 and 17 and abundant
vegetation and felled tree debris across all three lots. Exposed bedrock comprised dark grey 1o black
fine grained igneous rock which in places “ormed sub vertical bedrock slopes between 2 — 4 m in
height. We observed a preferential alignment of these bedrock ridges along a primary joint set which
strikes northeast — southwest and a secondary joint set developed at 90 degrees to this primary joint
direction. Where soil was ceveloped on these Lots it was generally < | m thick, comprised of dark
brown gravelly silt and with abundant bedrock colluvium in the form of boulders up to roughly 0.6 m
in diameter,
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We observed a northwest — southeast trending valley approximately 15 m in depth separating Lots |5
and 16. There was no sormwater flow observed within this valley and note it is located at a drainage
divide with water likely to flow to the southeast across the property line.

Lot 18

Lot 18 was accessed via a sccondary gravel logging road which connects to Road *A’, The proposed
building location was observed toward the base of a slope measured at 27 degrees from horizontal.
We observed a veneer of native gravelly silt soils atop bedrock on these slopes and with abundant
bedrock colluvium. Cutslopes in soil for the gravel access road are 1.5 m high on tke upslope side ol
the road. At the southemn portion of Lot 18 we observed some surficial storrawater flow downslope
into a natural valley that continues south across the southern proper:v line.

King Creek

King Creek enters the property near the northeast property line and flows in a southwesterly direction
with a generally low gradient stream profile, We observed King Creek at several locations within the
property bounds, as shown on the site plan. At these locations King Creek was approximately 3 — 4m
wide with a moderate turbulent flow between 0.2 to 0.4 m water depth. The channel base contained
sand, gravel and some bedrock colluvium roughly 150 mm in diameter. In location #19 the creek
was heavily vegetated and contained fallen trees. At location #20 King Creek flows through a2.1 m
diameter culvert placed in preparation for a proposed road crossing. We observed bedrock rip rap up
to 0.5m in diameter placed up and downstream of the culvert. Bank height is between 0.5 and 1.5 m
in hoight und generally sloped at 2H:1V. Banks on both sides of King Creek were observed to be well
vegelated with fems, shrubs and second growth cedar, Water flow was low to moderate and there was
no evidence of incision within the creck channcl.

SURFACE AND SUBSURFACE CONDITIONS

Bedrock geology mapping of the area by the BC Ministry ol the Environment indicates that bedrock
consists of volcanic and intrusive igneous rocks of the Metchosin Igneous Complex, namely basalts
and dioritic to gabbroic intrusives. Surficial Geology of the Sooke Area maps by the Geological
Survey Branch of the BC Ministry of Energy, Mines and Petroleum Resources indicates the parcel is
characterized by a blanket (>1 m) of till ceposited directly by glaciers, generally well compacted
material with variable structure and texture. Bedrock topographic highs to the east and west of the
parcel are mapped as consisting of a veneer of bedrock colluvium overlying bedrock. We observe on
the maps that morainal ridges of till left by retreating glacial icc are oriented northeast southwest.

This mapping is consistent with cur observations on site. Exposed bedrock outcrop comprised dark
arey to black fine grained crystalline igneous rock (basalt). At several localities we observed that
exposed bedrock was ‘polished’ to a clean well-rounded merphology, indicative of ice movement
across the bedroc surface. Soils exposed in test pits on the parcel and in cutslopes along gravel
logging roads corsisted of very dense brown gravelly silt with bedrock colluvium cobbles which we
consider is glacial till and has been well compacted due to the weight of overlying ice during
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deposition.

We observe a large north-south contact between the Metchosin Igneous rocks and Carmanah Group
Sedimentary rocks on geo.ogy maps and on satellite imagery approximately 1.5 km to the west of the
parcel. Otherwise, there are no large-scale structural elements on the geology maps we reviewed that
would significantly affeet the parcel. This is consistent with our site observations of no obvious
faulting or apparent abrupt changes in rock type indicative of large-scale structures. We consider that
the massive, dense and unstructured nature of the bedrock observed on the parcel is indicative of very
low potential for global bedrock failure.

Topographic data from the CRD online mapping tool shows closed topographic contours (170 m and
140 m geodetic) at bedrock highs on the west side of the parcel. The 165 m geodetic contour closes at
a linear bedrock ridge at the northeast corner of the parcel. In the south central area the 135 m
contour line closes at a localized bedrock high and off the eastern property line is a large topographic
high with the 190 m contour closed at the top.

Available BC Government LiDAR digital elevation model imagery covers the southwest comner of
the parcel. Review of such images shows features indicative of bedrock outcrop disseeted by a
network of surface drainage channels. We observed the main drainage systera that traverses the
praperty on LiDAR and note that this drainage is largely controlled by bedrock outcrop. We also note
on LiDAR and available topographic maps that the drainage system continues south of the parcel
across flatter topography before draining iato the Juan De Fuca Strait roughly 2.7 km to the south.

Review of available groundwater well data from the BC Watzr Resources database indicates there are
two wells drilled immediately offsetting the parcel. The well located approximately 0.5 km to the
west intersected dark grey bedrock at 3.5 m beneath sandy and silty till soil, Static water level in the
well was recorded at 2.6 m BGL, In the well drilled approximately 0.7 km to the eas: ol the parcel,
volcanic bedrock was encountered 2 m below unidentified seil. This is consistent with our
observations on site of a thin till based soil developed above volcanic bedrock.

GEOTECHNICAL ASSESSMENT & RECOMMENDATIONS

Overall, we did not observe any imminent or poternitial geohazards that would preclude development
of the site as proposed, provided such is undertaken in accordance with the recommendations
presented below. The dense native soils or intact bedrock encountered withir the site are considered
stable and suitable lor long term support of residential structurcs and associased infrastructure.

Geohazard Assessment

Based on our review ol he Proposed Subdivision Status Letter, we understand that the Approving
Authority (MOTI) considers that for the purposes of the landslide and the corresponding Appendix D
statements, the Province of British Columbia does not have an adopted level of landslide safety.
However, they have indicated that when considering risk from an event based on its probability of
cccurtence, the qualified professional must distinguish between damaging events and life-threatening
events. For damaging events, a probability of occurrence of 1 in 175 years (10% probability in 50
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years) should be consicered for landslide hazards. Such events may result in adverse consequences to
the subject property that may be reduced through mitigative measures but are not considered (o be
czpable of destroying residential buildings or infrastructure.

Based on our review of tepographic maps we observe that the slapes beyond the property boundary
to the north and east are relatively benign sloped at roughly 2H:1V or less. The bedrock is comprised
of massive volcaric rock with no large-scale faulting or structuring or pervasive jointing that would
indicate future potential for global instability. We would consider geohazard from landslip or
avalanche beyond the property bounds to be very low.

We observed steep rock slopes locally on exposed bedrock knolls within the parcel but with minimal
rockfall material at the base of such slopes. In general, the proposed buildirg sites as per the attached
subdivision plan are located atop topographic highs or ridges. We recommend that during
subdivision preparation aay loosened bedrock material which may be considered a rockfall hazard be
cleared during carthworks and that during the construction phase steep rock slopes created during
individual lot preparation should be inspected by & gevtechmical professional at that time.

We consider that the veneer of very dense native soils observed on site have high friction angles and
have undergone densification under the weight of receding glaciers. Shallower slopes on the parcel
with soil development are not likely to be prone to failure because of the soil composition. There are
some over steepened soil and rock cuts present along existing gravel access roads which are not
considered globally unstable but may be arone to surficial ravelling or ongoing erosion. These areas
could be addressed in one of two ways: accepted as an ongoing maintenance item; or, addressed in
the course of subdivision preparation (civil servicing and associated earthworks) either by flattening
to a stable angle, or armouring w.th an appropriately designed riprap or rctaining structure. ‘Where
slopes are left as is, and proposed civil infrastiucture or bui'dings coincide with these slopes,
recommendations of a geotechnical professional should be followed.

Flood Hazard Assessment

Based on our review of available topographic maps, limite¢ LIDAR imagery and observations during
our site reconnaissance we consider that the valley occupied by King Creek traverses the parcel and
follows a mostly well defined path generally controlled by bedrock outerop. The ereek hasa low
gradient profile and flows across dense brown till based soils with no indications of incision or
erosional downeutting into the creck substrate. We observed no steep scarps or erosional
undercutting of the creek banks, The active creek channel is maximum 4 1 wide based on our
observations in the field and in places has room to migrate across the enclosing valley for perhaps 20
m across the valley floor. Beyond the valley floor bedrock topography would limit lateral migration
of the active channel.

We note that in November 2021 the Sooke and Victoria areas recorded a 24-hour rainfall event
whose rainfall amount was greater than the 100-yr return period amount fo- the region. Presumably
the small catchment arca that feeds King Creek (approximately 160 Hectaras) also experienced this
greater than 100-yr return period rainfall. We did not observe stormwaler transported vegetation ot
colluvium up the creck banks beyond the ‘normal” [low height. No: did we obscrve crosional
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removal of the ereck bank vegetation on creek sides. Based on these observations we consider that
the active channel width and depth can accommodate the 100-yr return period stormwater flow and
with some redundancy. Additionally, we observed that proposed building sites on lots 7. 8, 9, 10, 11,
12, 13, 14. 15 and 16 which are situated e:ther side of the main tributary of King Creek are
positioned upslope al a minimum 5 m vertical offset from the creek. In most cases the building sites
are located greater than 10 m vertical offsct from the creek elevation,

We consider that the shallow bedrock occarrence on the parcel would limit infiltration of stormwater.
Conscquently, the smaller tributaries and wrickling overland flow we observed on the parcel may be
seasonal or intermittent and during the wet season actively feed King Creek. The [low in these
smaller tributaries and rivulets was very low, generally less than 100 mm deep and in some cases
with no defined channe] edges indicative of their non-permanent state. We consider that during
subdivision preparation and construction ¢ stormwater plan be developed to manage such and is
discussed further under stormwater considerations.

Based on the abovz, we consider the noted drainage channel to be suitable for conveying flow
generated during a 200-year storm event. As such, given the results of our analysis we do not
consider the proposed development to be subject to flooding hazard with a probability of occurrence
of' 1 in 200 years, assuming no land usage changes in the catchment.

Safe Building Sites

Based on the above, we consider the building areas described herein and shown on tae attached
drawing to be safe from large scale geohazard and that residential construction can be carried out
safely on each of the proposed Lots 1 through 18 provided our recommendations are followed. We
were not able to access the proposed building sites on Lots 4, 5 and 6 however based on our general
observations on the parcel and the proposed locations being at topographically high 2ositions on their
respective lots we consider there to be low risk of geohiazard or (lood al these locations.

Accordingly, we consider the land may be used safely for the use intznded, that being subdivision
and single-family residential construction undertaken in accerdance with the current BC Building
Code and pursuant to our recommendations contained herein. Our assessment is provided in
consideration of Section 86(d) and 219 of the Land Title Act, pursuant to the Guidelines for
Legislated Landslide Assessments for Proposed Residential Developments in BC,

Our assessment has considared a safe building site to be that which is frec from hazard or has a low
hazard of landslide and is considered safe ‘rom a damaging event with a 10% probability of
excecdance in 50 years, as well as from seismically induced slope instabilily associated with a design
cvent having a 2% probability of exceedance in 50 years.

MOTI indicates that where life threatening catastrophic events are known as potential natural
hazard to a building lot the Qualified Professional is 1o consider everts having a probahility of
occurrence of 1 in 10,000 years and should identify areas beyond the influence of these extreme
events. In attempting to address the 1:10,000 year event, we note that there is no peak ground
acceleration data for o design evenr with a 0.5% in 50 ycar retum period. Additionally, in
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consideration of a flood event, the available short duration rainfall intensity curves [rom
Environment Canada model retura periods up to 100 years and when considering climate related sea-
level rise the Provincial guidelines project out to the year 2100.

Designing for the 1:10,000 year hazard event is difficult given the timelines for model input data are
typically limited to withir. an approximately 100 year period. In uddition, we propose that the
intermittent occupancy of a residential structure should be considered when addressing a potential
natural hazard having a probability of occurrence of | in 10,000 years and that the design life of a
residential structure is approximately 75 years,

Based on our observations in the field of mostly thin very dense till based soils with high friction
angle atop unstructured massive hard bedrock and a low gredient creek chaanel which drains a
relatively small catchment area and proposed building sites that are positioned in vertically high
posilions above the creck flow, we expect that the building sites indicated within the proposed
subdivision would be beyond the influence of such an extreme event.

We consider the building sites as documented on the attached drawings arc safc from geohazard and
flood hazard and are safe for residential construction. We expect that other sites within each proposed
Lot can be used safely for the use intended but such would require turther geotechnical review at the
time of development and that this requirement should be documented within a covenant for the
proposed subdivision.

Building locations should be prepared by removal of all topsoil/organics and loose/disturbed soil or
rock to cxposc undisturbed native soils or intact bedrock. Where foundations are proposed on
bedrock that is sloping greater than approximalely 10 degrees from horizontal and not naturally
keyed, such should either be chipped level, or foundations dowelled into in:act bed-ock to resist
sliding. The specification for this, if necessary, is typically provided at the time of constuction based
on review of the specific zonditions exposed. Excavation cutslopes should be carried out in
conformance with WorkSafeBC criteria, or as per professional review.

Stormwater Consideralions

A stormwater management plan for the proposed development should be designed Hy others. We
expect the silt and gravel-based soils observed within the site may suitable for in-ground disposal of
stormwater and we can provide further irput if/as desired. We recommend appropriate perimeter
drainage be provided such as but not limited to conventionzl perieter foundation drainage, to
prevent buildup of hydrostatic pressure upon foundation wells.

CLOSING

This report has been prepared for the exclusive use of our client and authorized representatives. The
Ministry of Transportation and Infrastructure and the Capital Regicnal District may also rely on this
report for the sole purpose of the current subdivision application. The report may be included as a
notation on title if required. Any use of this report by a third party, or any reliance on ordecisions ta
be made based vn it are the responsibility of such third parties.

Ryzuk Geaotechnical Page 10
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February 11, 2022
Section 41, Clark Road — Ctter District, BC

We trust the preeeding is suitable for your purposes at present. If you have an)ggy\ggp.gpcgug&um
anything further, plense do not hesitate to contact us,

b Asaation of 0 '\muh-ull p
reresie, 3

s vessm,k.,
Yours very truly, .é”‘

h

Ryzuk Geotechmc AG Gg?. Qi

/% C 1\ -

L \o o ,\{9. E .
Tony ermxﬁon P.Geo. Y’A o0 3 4% Andrew Jackson, P. Geo ‘plfng“
Geoscientist Lead Geoscientist / Engineering Licensee
Attachments — Site Plan - Regional Location of Proposed Subdivision Parcel

Tentative Plan of Subdivision — I.E. Anderson & Associates

Site Plan — Parcel Subdivision, Topography and Photo Locations

Photo Log ~ Images Captured by Ryzuk Geotechnical January 21, 2022
Appendix D: Landslide Assessment Assurance Statement

Appendix [: Flood Assurance Statement

Ryzuk Geotechnical Page 11
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February 11, 2022
Section 41, Clark Road — Otter District, BC
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Project: Proposed 18 Lot Subdivision

cren: |
ENGINEERING & MATERIALS TESTING Date ofSitc Visit: Jﬂﬂ'Jﬂ!y 21‘ 2022
Practical. | tive. Experi d Location: Clarke Road, Otter Point, RC

Photographic Log

Photo 1 - Locking from the proposed building site on Lot 1 atop an exposed rounded bedrock high to the west.

DVv000089

Inspector: TGG/AR]
Ryzk Tnh Number: 8447-10
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Photo 2 - Looking southeast tovsard proposed building site on Lot 2, shallow soils supporting pine tree grovsth atop
shallow bedrock
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Photo 3 — Fxposed weothered bedrock knoll at the proposed Lot 3 Building Site — looking east
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Photo 4 - Shallow drainage course which flows under the gravel road between proposed Lots 4 and 5
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Photo 5 — Proposed building site at Lot 7 located atop o lecal topographic high. A veneer of tili hased soil was observed
atop bedrock. A thin cover of grass and juvenile pine trees were observed at this location.
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Photo 6 — Laoking south from topographic high on Lot 7 downslope across a gravel logging road and the King Creek
Valley toward Lot 9.
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Photo 7 — Shaliow siopes on proposed Building Site on Lot 8, shailows soils covering dense, fine groined crystaliine
bedrock.
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Photo 8§ — Shallow surface woter run-off flowing west on Lot 8 toward Road "A’
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Photo 9 — Native dense brown silty gravelly soil expesed at the Proposed Building Site on Lot 9.
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Photn 10 - Shollow sleping grass covered Building Site on Lot 10
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Photo 11 — Small drainage course roughly 1.5 m wide with water flowing east toward King Creek opproximately 0.3 m
deep
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Pholo 12 — Lot 11 Proposed Building Site atop an exposed bedrock knoll looking across the King Creek Valley to the east
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Photo 13— Lot 12 Froposed Building Site on borren exposed bedrock high. Some small bedrock boulders cbserved at the
base of the bedrock knoll.
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Photo 14— Looking west from Proposed Building Site on Lot 14 toward Building Site an Lot 13
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PPSS-35010459-2884

Iy flat exposed bedrock high with small sub-vertical slopes at edges
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Photo 16 — Locking toward Lots 15 and 16 from propoerty line on Lot 17 —open logged hedrock siopes typical of the
parcel
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photo 17 - Typical rounded weathering profile of bedrack exposed an Lots 15, 16 and 17
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Photo 18 - Lot 17 Prapesed Building Site on barren exposed bedrock high locking north across the subdivision parcel
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Photo 19 - View of King Creek on Lot 12 creek is approximately 3-4 m wide with water depth rougnly 0.3 m
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Phota 20 — View of King Creek adjacent to Lot 14. Flow depth is roughiy 0.3 m with a creek base of sand and grovel and
with some rip-rep placed upstreum of G culvert placed beneath proposed roadway ‘A’.

Page 20 of 22

37

PPSS-35010459-2884


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022
DV000089 47

el

Making a difference...together DV000089

BEOR Ok oL TN YR,

Photo 21 — Typical soil exposure on site of brovin very dense gravelly silt (till)
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Pliolo 22 - Vertical bedrock slopes observed within Lot 1 adjacent to a gravel ent
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APPENDIX D: LANDSLIDE ASSESSMENT ASSURANCE
STATEMENT

Note: Ths Statzment is o be reac and completed in con unction with the *APEGBC Guidelines for | egislated Landstoe

Tor Propused Residential Develovinent in British Columbia’, March 2006/Revised Scptember 2008 ("APEGBC
Guidelines’) and the *2006 BC Buiding Code (BCEC 2006)" a~d is to be provided for landslide assessrients inol loods or ficcd
concrals) for the purposss of the Land Title Act. Commurity Chzrer or the Local Government Act. [talicized words are defined in lhe
APEGAC Guidelinzs.

T

o

: The Approving Autharity pate. February 11, 2022

Miniskry of “ransporiatian and Infrasiniclur=, Sanick Arsa D¥ice

240-4460 Chatteton Way, Victonia, BC VEX 5J2

Jurisdiction and address

With reference to (chack cne):

Land Tille Act (Seclion 88) — Subdivision Approval
Local Government Act (Sections 919.1 and 920) — Develcpment Parmit
Community Charter (Section 56} — Building Permit

00 Local Government Act (Section 910) — Flood Plain Bylaw Variance

[0 Local Government Act (Section 910) — Flood Plain Bylaw Exemption

L British Columbia Building Code 2006 sentences 4.1.8.1€ (8) and 9.4 4.4,(2) (Refer to BC Building
and Safety Policy Branch Information Bulletin B10-01 issuad January 18, 2010)

1161333, 377009 Section 41, Otter District

For the Property:

Lega descripten and ¢ vic addrass of the Proparty

The undersigned hereby gives assurance that he/sha is a Qualified Professional and iz a Professional
Engineer or Frofessional Geoscientist.

| have signed, sealed and dated, and thereby caertified, the attachad landslide assessment report on the

Property in accordance with the APEGEC Guidelines. That report must be read in conjunction with this

Statement. In preparing that repart | have:

Check to the &ft of zpplicable itzms

Collested and reviawad appropriate background information

D_Zv Reviewad the propased residential development on the Property

3. Conducled field work on and, if required, beyond the Property

4. Reported on the results of the field work on and, if required, beyond the Property

5. Considered any changad conditions on and, if required, beyond the Property

For a landslide hazard analysis or landslide risk analysis | have:

5.1 reviewed anc characterized, if appropriate. any iandslide that may affect the Property

5.2 estimated the /andslide hazard

J]s.z identified existing and anticipated future elements at risk on and, if required, beyond the
Property

D_GA estimated the potential consequenses lo those elemants al risk

7. Where the Approving Authority has adopted a level of landsiide salely | have.

___7.7 compared the leve! of landslide safely adopted by the Approving Aulhorily with the findings of
my investigation

7.2 made a finding on the leve! of landslide safety on the Property based on the compariscn
___7.3 made recommendations to reduce landslide hazards and/for landsiide risks

8. Whers the Approving Autherity has not adopted a level of landslide safely | have:

Guidslings for Legislatea Lanastioe Assessments 55
APEGEC ® Revised May 2010 for Propesed Residzntial Developmant in British Coiumbia
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described the method of fandsiide hazard analysis or landslide risk analysis used

referred to an appropriate and identified provincial, nationa! or international guideline for level

of landslide saiely

[¥18.3 compared this guidel ne with tha findings of my investigation

made a fincing on the leve! of landslide safety an the Property based on the comparison

.5 made recommendations to raduce landslide hazards and/or landslide risks

D_Q‘ Reported on the requirements for future inspections of the Property and recemmended who should
conduct those inspections

Based on my comparison behwveen

Check ane
n the findings from Ihe investigation and the adoptec fevel of landslide safety (item 7.2 ebove)
the apprapriate and icentified provincial, national or international guideline for fevel of

landslide safety {item 8.4 above)

| hereby give my assurance that, based on the conditions’! contained in the attached landslide
assessment repert,

ck cne
for subdivision approval, as requirad by the Land Title Act (Section 88), “that the land may be
used safaly for the use intended”

Chetk cne
with cne or mere recommended registered covenants.
O withcut any registered ccvenant,

a for a develooment permit, as required by the Local Government Act (Sections 919.1 and
920), my report will “assist the local government in determining what conditions or
requirements under [Saction 920] subsection (7.1) it will impose in the permit”.

O for a building permit, as required by the Community Charter (Section 56), “the land may be
used safely for the use intendec”
Check one:
O  with one or more recommended registered covenants
[0 without any registered covenant

O for flood plain bylaw variance, as required by the *Fload Hazard Area Land Use Management
Guidelines’ asscciated with the Local Government Act (Section 910). “the development may
occur safely”

] for flood piain bylaw exemption, as requirad by the Local Government Act (Saction 910), ‘the
land may be used safely for the use intended".

Anthony Grimison, P.Geo. February 11, 2022
Neme (3;. S Gy X, Date
(4 A& -
Signzture y \(\ =
L/

" \When seismic slope stability asszssTants =72 invoved, lavel of lardslide safety is ccnsidered to be a “lifs salely' crleria as

descrined in the Natio~el Building Coce of Canacz (NBCC 2005) Commentary cn Cesicn for Seismic Effects n the User's Cuide,

Structural Commentaries Pzrl 4 of Division B This sta'es,
“The wimary cojective of seismic Zesign is to privioe an ascapteble ievel of safety for buliding cocupznits and the general public as the
building responas o strong grouna motion; in other words, fo mimimiz loss of We. This imphes thel although thare will ixely bs
exlensive structural and non-structural damage, dunng *he DGM (deaign ground motion). there s o reasonabie degrze of confiderice
that the buiiding vill riot ccllapse nor will Its sitachments bresk off snd fall on peovle near e building. This performance feve is
termed ‘extenisive damage' because. 2ithough the siuclure may be heavily damagec and may fiave lost a substanfial amaun! of its
initial strength ana stiffness, it retalns some margis of resistance against coliause”

Culdsiines for Legis'ated Landslide Asssssmen!s 56

APEGEC ® Revisad May 2010 ior Provused Resiential Development in Btish Columbia
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If the Qualified Frofessional is a member of 2 firm. complete the following.

| am 2 member of the firm RYZUK Geotechnical
and | sign this letter on behalf of the firm. {Print name of firm)

Gulfelines far Legislated Lanaslide Asseszmanis 57
APEGBC e Revised May 210 for Proposed Rasidential Development in British Columbia
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FLOOD ASSURANCE STATEMENT

Note: T1is statement is o b2 rezd and sompleted in con unction v/ih the curent Erginears znd Geusuisnlists BC Professionsl Pradice

Leglslated Fiooo in & Cnanging Climate in EC (he ouidsinzs’) 2nd is {o be provided for floos assessments fo- the
purposes of the Land Title Aci, Community Gharter, or tha L.oca! Governtment Act. Defined tarms arz czpitalized; see the Defied Terms
secior of the gu deings fer definitions.

To The Approving Authority pae: February 11, 2022

Miishy of Transporfation enc Infrastrcturs, Saanich Area Office

240-4460 Chatterton Way, Victoria, BC V8X 5J2
Junsdicton and address

With refersnce to (CHECK ONE):

Land Title Act (Secticn 86) - Sucdivision Approva

Local Government Act (Part 14, Division 7) - Develepment Permit
Community Chartzr (Section 56) - Building Permit

Local Govemment Act (Section 524) ~ Flood Plain Eylaw Variance
Local Goverminent Act (Szction 524) - Flood Plain Bylaw Exemptior

oooo@

For the following property {"the Property):
Map 1161333, 377008 Section 41, Otter District, BC (Section 41 Clarke Road Otter District, BC)
o the Property

_egal desoriztion ard civie adnr
The undersigned hersty gives assurance that hefshe is a Qualified Professlonzl and Is a Profess onal Engineer or Professional
Geoscientizt who fulfls the education, treinng, anc experence requirements 2s outined in the guidelinas.

I have signed, sealad, and dated, and therehy certfied the atiached Flood Assessment Repart on the Property in accerdance
with the guicelines. That recert and tris statement must be read in cenjurction with each other. 'n preparing thal Flood
Asszssment Report | have:

[CHECK TO THE LEFT OF APPLICABLE ITEMS]

[t Consutied with representalives cf the following government organizations

2. Collected and reviewed appropriate background informztion

3 Reviewed te Proposed Development on the Propzrty

D 4. Investigated the p of C ts on the Progerty, and reported zny reevant information
Canducted field work on znd, if required. beyond the Property

Reporled on the results of the feld work on and, if required, beyond the Property

Cansidered any changed conditons on and, if required, beyond the Property

For a Flood Fazard analysis | havs:

1 Reviewsc and charactsrized, if appropiiate, =lood Hazard that may affect the Poperty
2  Fstimated the Fiood Hazard on the Property

D 83  Considered (if appropriate) the effects of clima:s change and land use change

[184  Relied on a previous Flood Hazard Assessmenl (FHA) by others

D 85  Ideniified any potential hazards that ave not add: ty the Flood Report
9 Fora Food Ris analysis | have:

D91 Estimated the Flood Risk on the Proverly

[192  Identified exsting and anticipated future Elaments at Risk on and, if required, beyond the Property
[J93  Estimated the C es to thoss at Risk
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FLOOD ASSURANCE STATEMENT

10, In order o mitigate the estimated Flood Hazard for the Properly, [e folowing approach s taken:
10.1 A standard-based approach
1102 A Risk-based zpproach
1103 The approach cutlined in the quidelines, Apaendix F: Flood Asszssment Consideralions for Development
Approvals
104 No mitigation is =quired because the comp eled flood assessment determ ned thzt the site 's not subject ¢
aFlood Hazard
11, Where the Aggroving Authority has zdoptes a specific level of Flood Hazard or Flood Risk tolerarce, | have:
111 Madz a finzing o the lzvel of Flood Hazard or Flcod Risk on the Prozerty
112 Compared the level of Flood Hazard or Flond Risk tolerance adopted by the Approving Authority with my
findings
11.3  Madz recommendations ‘o reduce the Flood Fazard cr Flood Risk 01 the Property
12. Where the Acoroving Authority has not adopted a leve: of Flood Hazard or Flood Risk tolerance, | have:
121 Descrioed the method of Fload [Hazard anzlysis or Flood Risk analysis used
122 Refarred to an approp-iale and identfied crovircial or national cuideline for level of Flood Hezard cr Flood Risk
123 Mads & finding on the level of Flood Hazard of Flood Risk lolerance o the Propzry
124 Compared :he guidelines with the findings of my flood asszssment
125 Madz recommendations o reduce the Flood Hazard cr Flood Risk
D 13. Corsiderec the potential for transfer of Flood Risk and the potential impacts to adjasent procerties
D 14. Reporied on the requil for imp ion of th= mitigation rzcommendations, including the need for
ional jons and future inspectcns.

Based on my compariscn between

[CHECK ONE]

[0 The findings from iie flood assessment and the azopled leve! of Flood Hazard or Ficod Risk tolerance (item 17.2 above)

The findings from the flonc assessment and the appropriate: and identified provincial or national guideline for lsvel of Flocd
Hazard or Flood Riss tolerancs (item 12.4 above)

| herety give my assurance that, based on the conditions contained in the attachad Flood Assessmenl Recort:

[CHECK ONE

For subzivision sppioval, as required by te Land Title Act (Section 86), ‘that the land may be used szfely for the use
intenced':
[CHECK ONE]
O With one or more rezommended reg stered Covenants.
B Without any registerad Govenant

O Fora development peiil, as required by the Local Government Act {Part 14, Dvision 7), my Floed Assessment Repor will
*zssist the local governmant in determining what conditions or requirements it will mpose under subsection (2) of this
section [Section 4¢1 (4)]".

O Fora buiding permit, s required by the Community Charter (Sectcn 58), ‘the land may ce used safzly for the use
intended":
[CHECA ONE]
O With one or more recemmenced registered Covenants,
O Without ary registered Covenant

O Forflood plain bylaw variance, as requirsc by the Flood Hazard Area Lzna Use Management Cuidellnes and the
Amendment Saction 3.5 and 3 6 azsociated with the Local Goverament Act (Section 524), ‘the deveiopment may occur
safely".

o Forflood plain bylaw exemotion, &s required by e Local Government Act (Section 524), “the land may be used safely for
the use intanded"”.
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FLOOD ASSURANCE STATEMEN
certify that | am a Clualified Professional 2s defned selow.
February 11, 2022
Date
Anthony Grimison, P.Geo. Andraw Jacksen, P.CGeo, P.L.Eng.
Prepared by - Py Reviewed tyﬁ
Anthony Grimison Andrew Jackso
Name (prin%) Name (print) 5
B oA W e e
LRy =
Signature g Signztur
PN e
40 CadillaeAvenue, Victoria BC
Address
V8Z 172
P

2504753131 ,.atz"%fmm*_\; ;
- — or b
Telephone A, G. GRIMIS ),

7032#39?41’ 4

DRMSH !

”-7.0 COLUMBIA /-

tgrimison@ryzuk.com NOSCIEN
23202377,

Emaﬁ o B [7'\{ FoO LR e

(Affix PROFESSICNAL SEAL herz)

If the Gualfied Profsssional is a member of a firm, complete the “ollowing:

T — Ryzuk Geotechnical -

and | sign this leller on cehal’ of the “m. y IN';mP of firm)

45


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022

DV000089

55

aeai

Making a difference...together

DVv000089

Appendix 3: Riparian Assessment Report

FORM 1

Riparian Areas Prolection R r Qualified Envil Professional - A Reporl

Riparian Areas Protection Regulation: Assessment Report
Please refer to submission instructions and nt report guidelines when ing this report.
Date [2021-11-26

1. Primary QEP Information

First Name | Thomas | Middle Name
Last Name | Ray
Designati R P. Bio | Company Cascadia Biological Services
Registration # | 1089 IEmail cascadiabiolgical@shaw ca
Address | 772 Goldstream Ave PO Box 27034
City | Victoria PostallZip VOB SS4 | Phonc# 250 888-4864
Prov/state | BC Waun!ry Canada
Il. Secondary QEP Information (use Form 2 for other QEPs)
First Name | Middle Name
TLast Name
Designation | Company
Registration # | Email
Address
City | Postal/Zip [ Phone #
Provi/state | Country |
1ll. Developer Information
First Name | Middle Name
Last Name
Company
Plone / [ I
Address
Victoria Postal/Zip -
Prov/state | BC I Country Canada
IV. Develop t Informati
Develop Type | Other: Subdivision: > 8 Single Family Lots |
Area of Develop (ha) | 0.32 | Riparian Length (m) | 2464 |
Lot Area (ha) | 77 Nature of Development I_Ne'\\ |
Proposed Start Dare | 2021-12-01 Proposed Fnd Date | 2022-12-31
V. Location of Proposed Develof t
Street Address (or nearest town) | Otter Point
Local Government | Juan de Fuca Electoral District | City Sooke
Stream Name | King Creek
Legal Description (PID) | 009497757 [___Region CRD
Stream/River Type | Stream | DFO Area_ South Coast

Watershed Code | 930-027900

[
Latitude | 48 23 24  [Longitude [123 [49 [15 |

Insert that form immediately after this page.
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FORM 1

Upactan Arzas Protectian Reagulat on - Cualif ed Lnvirenmerta -rotessiona - Assessme 1t Kzpor:

Table of Contents for Assessment Report
Page Number

1. Description of Fisheries Rescurces Values ....................................
2. Results of Riparian Assessment (SPEA width) .......................... ...

12 = = 1 T

4. Measures to Protect and Maintain the SPEA
(detailed methodology only).

1: Danger Trees...............

2 Windthrow ... ...

3. Slope Stability. ...

4. Protection of Trees..

5. ERCIrOAChITBNT. oo simposesespimssmmmss s s oy s et en

6. Sedimentand Erosion Control... ...

6 | [o]0]/o] =] EARRRMI T

8. Stomwater Management. .. ...
5. Environmental Monitoring ..o

i PIRETOIE somsommmrmonnssars mssmnsmmssse e s s R B RS P B S LSRR

~l

. Assessment Report Professional Opinion ... ..

Form 1 Page 2 of 46

47

PPSS-35010459-2884


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022

DV000089

57

aeai

Making a difference...together

PPSS-35010459-2884

FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2reflessiciizl - Assess iz, eporl

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

(Pravide as a minimum: Species present, type of fish habitat present, description of current riparian
vegetation condition, connectivity to downstream habitats, nature of development, specific activities
proposed, timelines)

WSC - 830-027900

The purpose of this Riparian Areas Protection Regulation (RAPR) assessment is to determine RAPR
agacssment arca boundarics as well as designated Strcamside Protection and Enhancement Arca (SPEA)
zanes for one parent property which measures approximately 76.51 hectares. The parent property is being
subdivided into 18 4-hectare lots. The lots are located at an unnamed address in the municipality of Otter
Point (CRD}. From owr assesement of the 18 lots, we have deterimined that there are numerous building
sites and ample septic field areas for each of the lots. ‘L'his includes ancillary development which can all be
kept outside of the RAA within each individual lot. There will be no undue hardship applications made for
arry ol the proposed Tols as the lols] developable area e exceeds the rraxirmrn sllowable ofprink lor each
lol (reler (o riapping and Lsble). Al proposed Tols have binlding siles outside of the 30mn RAA us well as
driveway access not reqiiiring stream croasings or infriziong info the RAA.

The subject property is relatively square, encompassing approximately 75 hectares and has a general
southern aspect. The property is loosely bounded by Otter Point main to the North and Vest, Caglecrest
Drive to the East and a logged area undergoing developiment to the South. The property iz largely
dominated by third generation mixed coniferous and deciducus forests nearing the mid-succeszional stage.
I'he property has a history of logging, quadding, metorcycling all using a wide network of logging reads.
Our assesstnen|. ol The subject. property m early Jime 1o Tale August 2021, delerrmned There were 3
walercourses (hal. mel the delinilion ol s walerconrse as identilied by the Fish-Sirearn Tdenlilicalion
Guidebook (1998). Stream #1 is the main stem which runs from the nertheast corner to the center of the
gouthcrn boundary of the property. The other streams enter stream #1 primarily from west to cast with the
sonthern mrihitariez entering onrside of the property. Please refer to site plan for stream locarions and
names. All streams flow into King Creek.

Stream #] Reach #1 (King Creek)

This 3™ order strearn exits the property along the southwest corner of the study area and includes flows
from six tributaries. It and all of the tributariez are considered fish bearing by default. With an average
channel width of 6.76m and an average gradient of (%%, the stream merphology is considered cascade pool.
‘Thereach is approximately 100m in length and has a canopy closure is between 70-80%%6 and is composed
ol older second-generalion conilers as well as yonng rixed loresl where previons lngging has nconred.
The umderstory vegelulion varies wilh salimonberry, sword Fem, slank cubbage, hracken lerm snd sedges in
the nnderstory closest ta the creek with evergreen huckle-bemy and oceanspray as you move firrther ip the
reach. The strcam channcl is fairly defined with a substrate dominated by eravel and cobble.

Stream #2 Reach 1

This 2nd order stream enters Stream #1 along the northern boundary of the property. Measuring
approximately 300m, the etream drains the largest wetland within our study area. With an average channel
width of 3.40m and an average gradient of 5%, the stream morphology is considered cascade pocl. The
reach has a canopy closure between 065% and 810 and is composed of a mixed young forest as well as
srnaller polygons ol older seconil generalion conilers. The imiderstory vegelalion consisls o salrmeomberry
swortl [erm, skuril cablisge, bracken Fem imd oceanspray. The siresn charmel is Fawly delined with o
sitbstrate dominated by gravel and smaller fines in lesser concentrarions.
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FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2reflessiciizl - Assess iz, eporl

Sirearn 42 Reach 2

Reach 2 consiars of'a large headwater wetland consisting primarily of a mix ot westem red cedar, wesrern
hemlock, Douglas fir, alder, and bitter cherry. Currently most of the thermal regulation is provided by
scazonal understory foliage. The wetland itsclf is dominated by sedges and hardhack with skunk cabbage
and salmon berry being co-dominate. Open water was limited to approximately 10% of the entire wetland
area. The water depth ranged from 0.25m to 0.78m in deeper areas. The wetland remains wetted for the
entire vear as water was observed in late Julv.

Strean #2 Reach 3

1'his beadwaler secoud order reachs sirean enters Lhe properly along the northweslerm comer of the sile.
This slrestn Nows down a southerly aspect wilh anaverage slope ol 5%. The average bink [l wiidlh was
1.88m at the time of' survey. As areailf, it has been classified as a cazcade-ponl morpholagy. This area iz
thick with salal, sword fern and salmon berry. The canopy is a mix of alder and mixed conifers with an
average closime of 60%. Atthetime of'the survey the channel maintained 100% connectivity. The channel
is gencrally well defined and the substrate is dominated by gravel, with cobble in the stepper arcas.

Stream #3 Reach |

This stream is all within a 15-20 year cld clear-cut. It begins just below an old logging road in a small
draw. This stream flow south-southwest , croszes a logging road and enters into Stream #2. The riparian
ared 13 highly canposed of comlerous pole/saplings. The dommanl understory plants are saknon berry and
swordl lerms. With a gradient. ol $% and a bank -lidl (Wh) ol 1.19rn the strearns morphological type s
cascade-ponl. The channels bed load is dominated by gravel and sand in stream and arganics in the low
eradient areas.

Strcam #4 Reach 1

Stream #4 is a short 17 order stream segment within the confines of the property and originates in the lower
southeastem corner of the property and zoon exits along the same area. Measuring approzimately 289m in
length, the stream segment has an average bankfull channel width of 1.88m az well as an average gradient
of 5% resulting in a cascade-pool morphoelogy. ‘Ihe chaunels bed load is dominated by gravel and sand in
strearn and organics i the low gradient areas. The canopy 15 4 mix of alder and ruixed conilers wilkian
average closure ol 50%. Allhe Lirne ol'lhe sivvey the chiannel mambained 100% cormectivily

Stream #S Reach 1

This strcam beging in a small draw in the lower southwestern corner of the subject property. This stream
gocs through a low eradient arca of skunk cabbaec and scdges before forming a small well developed
stream channel. The average gradient of this stream is 9% and has a average bankfull width of 1.20m. The
strearn morphological tvpe is classified as step-pool. The substrate is dorinated by gravel with cobble in
the steeper secticn: and sand and organics in the lower gradient areas. The cancpy is of a pele sapling
forest development stage with recent logging decumented within the RAA within the last 10-15 vears. At
the time of the survey the stream showed approximately 75% connectivity.

Previous Disturbances Within the RAA

Qur aseessment of the property has rezulted in the identification of several areas where historical logeing
has intruded into the RAA. It appears that sclect logeing practices were cmployed within the property by
the previous owner (Timberwweat) within the last 10 ycars. As a result, we asscssed whether the previously
disturbed areas were adequately replanted or had been revegetated naturally. We determined that the

regrowth in its present form is adequate as the vegetation is sufficiently densified and that the majority of
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Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2reflessiciizl - Assess iz, eporl

trees growing are in the 5-12 foot range. We expect this density and grewth to result in the Proper
Functioning Condilion (PEC) of the SPEA within the niext 5-10 years. Ne olher plantings are required.

Note Addendum July 25 2022:

Most northerly proposed crossing is not being built at the moment as it is only a proposcd RoW to lands
bevond. The road at this location will stop 30 from the 1% order stream. There are no works proposed
within steep unstable slopes assaciated with the road networks. All new plantings resulting from the C&ILA
will be protected from future works and disturbances by way of both temporary and permanent fencing az
detennined by the R.F. Bio.

Nale: The 15rn SFMZ, has heen pul. il place inonder Ly add wmore of 4 riparian huler L the creeks im
hopes of'an increase in fittire TWT) recmitment
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FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2relessicizl - Assess iz, eporl

Section 2. Results of Riparian Assessment (SPEA width)

2. Results of Detailed Riparian Assessment

Rezw=rtc Chapter 3 of 2sseszment Methodolzgy Date: | 2021-11-26
Description of V/ater badies involved (number, type) | 1 Stream {S1R1) |
Stream #1

Wetland

Lake

Ditch

Number of reaches 1

Reach #

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and only provide widths if a ditch)

Channel Width(m) Gradient (%)
starting point | 5.63 I, _Lhomas <oy, hereby =1t ty that:
a) | am a qaahhed environr =rtal protessiznal as detinedir ths
Ups"‘eam 8.75 Kipgnsn A=az Regul underthe s Frorecton Act;
721 8 t cfthe assazsment of the
6.80 0 2
702 i ert o ErCpesa
A s i 5 il arid
Downstream | 6.24 d) IncaTyna cut my assacsmont of the dav I, |
6.78 4 hiavs frlowzd 71e 3z5es5r ot i thcds sot cLle
7.01 to the Riparian Arzas Roau atior .
7.22
8.78 High
6.06 Low
Total: minus high low | 60.86
Mean | 6.76 6
RIP C/P SiP
Channel Type | [x ]

Site Potential Vegetation Type (SPVT)
Yes No

SPVT Polygons | I X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

I,_homas 2cy |, herebv car: -y that:

a) lar z quelifizd arvirormental srofessional, as d29ired in the Riparian Arzas
Regula & Lnderthe Sist Frofechon Aci

bl ny el is parl ol

e gstessnze ol iz ceveloprsn. sroposdl
¢) | 1ave carried out an assossmen: ol
5ot oLtin thiz Aszessmen: Report
d} 11 camying out my 3350557207 2% clopmzn 270po33 | have fo cwed tha
dassess wl L nelhicds sal wal il e Sul eduls Lo the Riparian Alves Eaga elicn.

vclopment proposa enc my aszzcsment iz

Polygon Na: 1 Method employed if other than TR
LC SH TR
sPvTType [ [ X |

Polygon Na Method emplayed if other than TR
Y9 play
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Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

LC SH TR

sPviTyee [ T T 1]

Polygon Na: [ Method employed if other than TR |
SPVT Type | [ [ | 1 |

Zone of Sensitivity (ZOS) and resultant SPEA

Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water ‘
No: bodies multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel | 13.52

Stability ZOS (m)

Litter fall and insect drop | 15

ZO8 (m)

Shade ZQS (m) max 20.28 | South bank [Yes [X No [ |

Ditch Justification description for dassifying as a ditch (manmade,
na significant headwalers or springs, seasonal flow)

Ditch Fish | Yes No ‘ If non-fish bearing insert no fish

Bearing

bearing status report
SPEA Maximum [ 20.28 | (For ditch use table3-7)

Segment | 2 ’ Iftwo sides of a stream involved, each side is a separate segment. For all water

No: bodies multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel | 13.52

Stability ZOS (m)

Litter fall and insect drop | 15

ZOS (m)

Shade ZOS (m) max 20.28 | South bank [ Yes | [No [X |
SPEA Maximum [ 20.28 [ (For ditch use table3-7) ]

Segment
No:
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

Iftwo sides of a stream invalved, each side is a separate segment. For all water
bodies multiple segments occur where there are multiple SPVT polygons

ZOS (m)
Shadg ZOS (m) max South bank [Yes | [Ne
| _SPEA Maximum [ [ (For ditch use table3-7) |

|, Thomas oy, 12reby et fy that:

a)  lan a gaalified envirc wrertsl profess cral, as defec inthe B aarizr Awas Regula: an mece uncerthe Ssn Anbacion Act

by lwngagifiedlo cay oa. s parl ol lhe auscesment of the development preposal 1 e by the dove |

¢) lhavz d oLt an asszcoment of the d2vzlepment propesal a7d ry assessment is ot cutin this Aszcsoment <CEe &re

d;  In2a~yrc cut my astossment of tie davelcpment proposal,  Feve foll awed the asszzsment method: sot out in tie Schedu 2 ta
the Riparian Arnin Fog 1 ation

Comments

Segment 1 represents the left bank facing downstream. For the shade ZoS on Reach 1 of
King Creek, we are using the 20.28m ZoS and projecting perpendicular to the creek on both
sides as opposed to projecting the shade ZoS southerly {drag polygon) as it affords a larger
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[ protected area.
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FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2relessicizl - Assess iz, eporl
Seclion 2. Resulls of Riparian Assessmenl (SPEA widihy

2. Results of Detailed Riparian Assessment
Ra%rin Chapter 3 of Asses=ment Methodol gy Date: | 2021-11-26
Description of Water badies involved (number, type) [ 1 Stream (S2R1) |
Streamn #2
Wetland
Lake
Ditch

Number of reaches 3

Reach # 1

Channel width and slope and Channel Type {(use only if water body is a stream ora
ditch, and only provide widths if a ditch)

Channel Width(m) Gradient (%)
starting point | 2.67 IVM) : ‘I ‘fhbd‘wby_uéllh: Hllull ’ —
¢) | am a gualificd enwiroar ertal prefossional as defivedir tre
Updteean | 1288 Riperen A=a= Regulatinr made linder the JSsh Saienton Act,
271 5 f, 1 am qual fied to caTv ol th = pert cfthe as

2.79 deva cpmert proposal mads ay the cevel
285 9) I havz cemied oLt ar zsszssmert ofthe

’ andmy azsessTeIs I T this Asgas
Downstream | 4.09 hy In caTvnacut my asszesment of the df

4.34 High have fo lowad 21e azsessreat methcd
256 4 to the Riparian Araas Fsu atior
367
1.51 Low
3.33
Total: minus high flow | 27.75

Mean | 3.08 4.5

R/P CiP SIP
Channel Type | [ X [

Site Potential Vegetation Type (SPVT)
Yes No
SPYT Polygons | | X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

1. g 2cy hereby car 7y that:
o) i virormental arofen i

nzde by the d
A, | nave carned
set oLt inthiz Aszessmen: bl
h; |1 camying out my assess
assessr-ert metheds szt ot ntr Fedile o the Ziparian &rees Rag 1 aticn.

Polygon Na: 1 Method employed if other than TR
SPVTType [ [ X ]

n: avelopmen: 2-0posa | have fo cwed ths

Polygon No: I:l Method employed if other than TR
LC SH TR
SPVT Type
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Polygon Na: | Method employed if other than TR I
SPVT Type | | [ 11 I

Zone of Sensitivity (ZOS) and resultant SPEA

Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments oceur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10
ZOS (m)

Shade ZOS (m) max 024 | South bank [Yes | Na | ]
Ditch Justification description for classifying 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)

Segment | 2 Iftwo sides of a stream invalved, each side is a separate segment. For all water

No: bodies multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10

ZOS (m)

Shade ZOS (m) max 024 | South bank [Yes | [No [X ]
SPEA Maximum |10 | {For ditch use tahle3-7) |

Segment If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

ZOS (m)
Shade ZOS (m) max South bank [ Yes | [Ne [X |
[ SPEA Maximum | [ (For ditch use takle3-7) ]

I, Thomas Zov , tereby m=rtfy that

e, lam a giahbed envircamr ertel profess oral, as det1sc inthe R caner Aveas Regula: an mece uncer the Sish HProtecion Act
t) lan gaahedto cay oattus part otthe assecsment of the development preposal r

I hava carned oLt an ass2ssment of the ment propesal a1d ry assessment 1
Inza-yre cut my asze ssment of bre davelcpment proposal,  Feve foll awed the ass 2zsment methods
the Uparian Arezs RegJ gtion.

9 i erc
hl out in e Schedu 2 ta

Comments

Segment 1 represents the left bank facing downstream. SPEA being defaulted to 15m in
order to add Fisheries Sensitive Zone (FSZ)
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2. Results of Detailed Riparian Assessment
[ tc Chapter 3 of Asseszment Methadol gy Date: | 2021-11-26
Description of V\fater badies involved (number, type) [ 1 Stream (S2R2) |
Stream #2
Wetland
Lake
Ditch

Number of reaches &

Reach # 2

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and anly provide widths if a ditch)

Channel Width(m) Gradient (%)

starting point |, Thomas 2oy, hereby ==t fy that"
Upstream i) I ama qalified enviraar-ertal prcfrasinnal as defined ir the
P made under the s Frciection Act,

Kipgnen A=az Regula
1} I amqaal hedto caTv

devz cpmert preposal m:
k) | hay2 zemied ot ar zssas:

and my azsess—elis set
Downstream 13 Incarvngcut my assaesment of the .
v fulowed e g_sossr il el edu so.vus 1 he 3u see
to the Riparian Arzas F2au atior .

Total: minus high Alov
Mean

RIP C/P SIP
Channel Type | [ |

Site Potential Vegetation Type (SPVT)

Yes Mo
SPVT Polygons | I X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
|, —hamas Zcy b czr 7y that:
i) larequ innal, as dzired in the Riperian Arzas
<egula o ACT,
iy larcu 3seessn21: aftha cevelopman: aroposal

ey elopment propusa enc my asz2esment iz

set ot in thiz Aszessme
1) Froanying oul my gssess iz, w71
assessrzrt metheds szt out nthe Yohedule to the Ripanan Arszs Rzgd aticn.

Method employed if other than TR

veloprizer. woposs | havs (o cwed Lhis

Polygon Na: 1
LC
sPvTTyee [ [ X ]

Polygon No: E Method employed if other than TR
LC SH TR
SPVT Type
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FORM 1

Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

Polygon No: | Method employed if other than TR
SPVT Type | [ [ | |

Zone of Sensitivity (ZOS) and resultant SPEA

Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 15

Stability ZOS (m)

Litter fall and insect drop | 15
Z0S (m)

Shade ZOS (m) max 15 South bank [ Yes | No [X |

Ditch Justification description for classifying as a ditch (manmade,
na significant headwaters or springs, seasonal flow)

Ditch Fish | Yes No If non-fish bearing insert no fish
Bearing bearing status report

SPEA Maximum [15 | (For ditch use table3-7)

Segment | 2 Iftwo sides of a stream involved, each side is a separate segment. For all water
q bodies multiple segments occur where there are multiple SPVT polygons

No:
LWD, Bank and Channel | 15
Stability ZOS (m)
Litter fall and insect drop | 15
ZOS (m)
Shade ZOS (m) max 20 South bank [Yes [X [No | ]
SPEA Maximum [ 30 | (For ditch use takle3-7) ]

Segment Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel
Stability ZOS (m)
Litter fall and insect drop

708 (m)
Shade ZOS (m) max South bank | Yes | |No |
[ SPEA Maximum | [ (For ditch use table3-7) I

I, lhomas =av__, 1zreby zert ty that:
e ertel pretess oral, as defec inthe R saner Aeas Fegula: an mece uncer the Sish Protecinn Act
o ca -y ol tiis part ofthe assessment of the davelopment preposal race by the deva caer|
ried oLt an assassment of the davalcpment propesal a1d ry assessmentis zet cutin this Assessment Repcit erc
ul iy aszsssmenl ol Lie davelepmenl proposal, | eve folluwed Lhe asse=smernl melhiods sel oulin Lie Schedu = (o
Ltie pariarn Arwes Rogd slion,

Comments

[ Segment 1 represents the northern half of the wetland
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FORM 1

Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

2. Results of Detailed Riparian Assessment
Rzertc Chapter 4 ot Asseszment Methadal 3oy Date: | 2021-11-26
Description of V\fater badies involved (number, type) [ 1 Stream (S2R3) |
Stream #2
Wetland
Lake
Ditch

Number of reaches &

Reach # 3

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and anly provide widths if a ditch)

Channel Width(m) Gradient (%)
7

starting point | 0.8 Loy |, Thomas oy, hereby w2t fy that
Upsiream 298 m) | am a qalified enviraarertal prefrssinaal as defined i fhe

Kipgnen A=az Regulalcr made underthe s Froiecton Act,

146 H'Qh n} | am qaal hed to caTv ou:th = pert ctthe assezsment of the
182 (5] devz cpmert proposal mads ay the cevelod
249 o) | hay2 zemied ot ar zssassmert ofthe
. _" andmy azsess et is 527 ot T this Ass.
Downstream | 2.09 4 P} Incarvngcut my assaesment of the dzy 2|
.84 breavs fu lowsd 2o st coiln cll eds se. wus o e 3d weule

F23u atior .,

195 to the Riparian Arz
1.14
212
2.84
Total: minus high flow | 16.99
Mean | 1.88 5
RIP CiP SiP
Channel Type | [X |

Site Potential Vegetation Type (SPVT)

Yes Mo
SPVT Polygons | I X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
|, Zhamas Yy oz 7y that:
m; lar & queli armental arofessional, as dzfired in the Riperian Arzas
<egulaial & Lndertre st # chon Act,
N, lar coel Iy c Lt this p aseessn21: aftha cevelopman: aroposal
nzde by the deve aper]
o) | vave carried out an assessme
set oLt in thiz Aszessme Report 2
Py Franying oul my gssess =, ol
assessrzrt metheds szt out nthe Yohedule to the Ripanan Arszs Rzgd aticn.

Polygon Na: 1 Method employed if other than TR
LC
sPvTTyee [ [ X ]

2 development propusa enc my aszaesment iz

eysloprnizn. woposs Thave o cwed Lhs

Polygon No: E Method employed if other than TR
LC SH TR
SPVT Type
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Polygon No: | Method employed if other than TR |
SPVT Type | | | | | |
Zone of Sensitivity (ZOS) and resultant SPEA
Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)
Litter fall and insect drop | 10
ZOS (m)
Shade ZOS (m) max 564 | South bank [Yes | No [X |
Ditch Justification description for classifying as a ditch (manmade,
na 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)

Segment | 2 Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10

ZOS (m)

Shade ZOS (m) max 564 | South bank [Yes | [No [X ]
SPEA Maximum [ 10 | (For ditch use takle3-7) ]

Segment Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

ZOS (m)
Shade ZOS (m) max South bank | Yes | |No |
[ SPEA Maximum | [ (For ditch use table3-7) I
I, lhomas =av__, 1zreby zert ty that:
mj e ertel pretess oral, as defec inthe R saner Aeas Fegula: an mece uncer the Sish Protecinn Act
n o ca -y ol tiis part ofthe assessment of the davelopment preposal race by the deva caer|
o) ried oLt an assassment of the davalcpment propesal a1d ry assessmentis zet cutin this Assessment Repcit erc
P ul iy aszsssmenl ol Lie davelepmenl proposal, | eve folluwed Lhe asse=smernl melhiods sel oulin Lie Schedu = (o
Ltie pariarn Arwes Rogd slion,
Comments

Segment 1 represents the left bank facing downstream. Mapping will show shade ZoS as
10m to avoid confusion with landowner. SPEA being defaulted to 15m in order to add
Fisheries Sensitive Zone (FSZ)
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FORM 1

Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

2. Results of Detailed Riparian Assessment
Rzertc Chapter 4 ot Asseszment Methadal 3oy Date: | 2021-11-26
Description of VWater badies involved (number, type) [ 1 Stream (S3R1) |
Stream #3
Wetland
Lake
Ditch

Number of reaches i

Reach # 1

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and anly provide widths if a ditch)

Channel Width(m) Gradient (%)
starting point | 1.19 | Thomas 2oy, hereby m2r fy that ] ]
Upsiream 111 a) | am a qalified enviroarertal prefessinaal as defined ir fhe
~ Kipgnzn A= az Hegulaicr made underthe ~ish Frorection Act,
095 ri | amqaal hed to catv outth = pert ctthe assezsment of the
072 Low 5 devz cpmert preposal mads ay the cevelod
120 s) | hav2 zemied ot ar zssassmert ofthe
. = 5 andmy azsess et is 527 ot T this Ass.
Downstream 85 ngh £} Incarvngcut my assaesment of the dzy 2|
21 breavs fu lowd 2o st coiln cll eds se. wus o e 3d weule
13 7 to the Riparian Arzas Fogu atior.
1.05
165
1.21
Total: minus high flow | 10.70
Mean | 119 5
RIP C/P SIP
Channel Type | [X [

Site Potential Vegetation Type (SPVT)

Yes Mo
SPVT Polygons | I X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
|, Zhamas Yy oz 7y that:
q; lar & queli armental arofessional, as dzfired in the Riperian Arzas
& Lndertre st # chon Act,
Iy c Lt this p aseessn21: aftha cevelopman: aroposal
¥ Ieve aper
s) | nave caried out an assessme
set oLt in thiz Aszessme Report 2
L} Frcanying oul my gssess =i o1 s ceveloprmzn. coposs |have o cwed Lhs
assessrzrt metheds szt out nthe Yohedule to the Ripanan Arszs Rzgd aticn.

Polygon Na: 1 Method employed if other than TR
LC
sPvTTyee [ [ X ]

2 development propusa enc my aszaesment iz

Polygon No: E Method employed if other than TR
LC SH TR
SPVT Type
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Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2relessicizl - Assess iz, eporl
Polygon No: | Method employed if other than TR |
SPVT Type | | | | | |
Zone of Sensitivity (ZOS) and resultant SPEA
Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)
Litter fall and insect drop | 10
ZOS (m)
Shade ZOS (m) max 357 | Southbank [Yes | No [X |
Ditch Justification description for classifying as a ditch (manmade,
na 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)

Segment | 2 Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10

ZOS (m)

Shade ZOS (m) max 357 | South bank [Yes | [No [X ]
SPEA Maximum [ 10 | (For ditch use takle3-7) ]

Segment Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

708 (m)
Shade ZOS (m) max South bank | Yes | |No |
[ SPEA Maximum | [ (For ditch use table3-7) I

I, lhamas =av__, 1zreby zert ty that:

a, lam aqiahh e ertel pretess oral, as defec inthe R saner Aeas Fegula: an mece uncer the Sish Protecinn Act

o lan gaaifiedto ca -y vas tis part ofthe assessment of the davelopment preposal race by the deva caer i

s) ried oLt an assassment of the davalcpment propesal a1d ry assessmentis zet cutin this Assessment Repcit ere

Ly ul iy aszsssmenl ol Lie davelepmenl proposal, | eve folluwed Lhe asse=smernl melhiods sel oulin Lie Schedu = (o
Ltie pariarn Arwes Rogd slion,

Comments

Segment 1 represents the left bank facing downstream. Mapping will show shade ZoS as
10m to avoid confusion with landowner. SPEA being defaulted to 15m in order to add
Fisheries Sensitive Zone (FSZ)

Form 1 Page 16 of 46

61

PPSS-35010459-2884


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022
DV000089

aeai

Making a difference...together

DVv000089

FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2relessicizl - Assess iz, eporl

2. Resuits of Detailed Riparian Assessment

Rizierte Chapber 3 of Asseszment kethadal 5oy
Description of VWater bodies involved (number, type)
Stream #4
Wetland
Lake
Ditch
Number of reaches 1
Reach # 1l

Date: | 2021-11-26
1 Stream (S4R1) |

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and anly provide widths if a ditch)

Channel Width{m}
starting point | 0.87

Low

Gradient (%)

|, Thomas Ziay, hereby cert fy that:

Upstream | 2.96

H

wirarertal pretessional as detinedir tre

igh

146

1.82

249

Downstream | 2.09

1.84

112

ta the Riparian Arzas 20 atior

114

212

284

Total: minus high flow | 16.99

Mean | 1.88

R/P

CiP

bS]
siP

Channel Type |

[BS

Site Potential Vegetation Type (SPVT)

Yes No
SPVT Polygons I [ X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
I,_hamas ¢y rehv ez -y that:
u; lar z quel virormental orofessional, as dz-ired inthe KipgnanArzas
nderthe ~ian Frotechon Aci,
¥) lar ce iy cLLULis parlof he gseossnizr of e caveloprmsn. vroposdl
Tz du Ly lhe deve - *
w) | iavs carried oul @n assessimern. of iz Jevelopmenl proposa sric iy aszzssmenliz
seloclin lhi= Aszessmert. Reporl
1) Frsdiging oul iy dssesuien. o7 cevelopmun. woposy Thave o vwed Lhe
assessroert metheds sat aat nthe Schedule b the Qpanan Arees B2yl gticn.
Polygon Na: 1 Method employed if other than TR
LC SH TR
SPVTType [ T TX ]
Polygon Na: IMethod employed if other than TR
LC SH TR
sPvite [T T 1]
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Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

Polygon Na: l IMethod employed if other than TR |
SPVT Type | [ | | |

Zone of Sensitivity (ZOS) and resultant SPEA

Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10

ZOS (m)

Shade ZOS (m) max 564 | South bank [ Yes | Na [ 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) |
Segment | 2 Ifbwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons

LW, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10

ZOS (m)

Shade ZOS (m) max 564 | South bank [Yes | [No [X |
SPEA Maximum [ 10 [ (For ditch use table3-7) |

Segment
Mo:
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

Iftwo sides of a stream invalved, each side is a separate segment. For all water
bodies multiple segments occur where there are multiple SPVT polygons

ZOS (m)
Shade ZOS (m) max Saouth bank [ Yes | [N ]
| SPEA Maximum [ | (For ditch use table3-7) |

|, Thowm 0w, crereby woil fy Ll

117 lam a qalified envirmamertel privfess nral, as defaqn intke R canar Aeas Regular an mans uncerthe Tiss Mrafani

v)  lam quaifiedto ca~y o riis part ofthe assresment of the davelopment preposal rare hy the deva

w) |havz carfed oLt an asszesment of the davzlicpment propesal and ry assessmentis zet oLt in this Aszessment £re

%) In2a~yrg cut my aszessment of tie dzvelcpment propasal, Feve follswedthe asszzsment methodz set aut in the Sichedu 2 ta
the =tiparian Arezs RegJ etion.

Commenis

Segment 1 represents the left bank facing downstream. Mapping will show shade ZoS as
10m to avoid confusion with landowner. SPEA being defaulted to 15m in order to add
Fisheries Sensitive Zone (FSZ)
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Riparian 2rseys Frolaclion R alelion - Qual fied Ei vironmerlal 2rclossiciiel - Asssssizn. eporl

2. Results of Detailed Riparian Assessment
Rzerte Chapter 3 of Asseszment Methodal 3y
Description of V\fater badies involved (number, type)

Stream #5

Wetland

Lake

Ditch

Number of reaches i

Reach # 1

Date: [2021-11-26
]

1 Stream (S5R1)

Channel width and slope and Channel Type (use only if water body is a stream ora
ditch, and anly provide widths if a ditch)

I, Thomas 2oy, hereby =t fy that-

y) | am a qalified enviroarertal prefessinaal as defined ir e
Kipznen A=az Regulalcr made underthe s Froiecton Act,

z) | am qaal hed to caTv outth = pert ctthe assezsment of the
devs cpmert proposal mads ay the cevelod

@a’l hav2 cemed out ar esszssmert ofthe
andmy azsess et is 527 ot T this Ass.

bl catv ng cut my assaesment of the dzy 2|
v fulowed Jiw st el el edu oo vus 1 he 3ul sede
to the Riparian Arzas F2au atior .

Channel Width(m) Gradient (%)
starting point | 1.23
Upstream | 1.08
1.41 8
088
1.13
Downstream | 1.23 10
0.88 Low
1.23
152 High
113
1.42
Total: minus high flow | 10.82
Mean | 1.20 9
RIP CiP SiP
Channel Type | [ [X

Site Potential Vegetation Type (SPVT)

Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

|, “hamas Yy
v) lar & queli

set oLt in thiz As =

aa; | 1ave caried out an assessme
5597 Rep
bbb Frcanying oul my gs5ess 1210, o

assessrzrt metheds szt out nthe Yohedule to the Ripanan Arszs Rzgd aticn.

oz 7y that:
armental arofessional, as 4zfired inthe Riperian Arzas

<egulanan € Lnderthe ~isn F ctenr Aci,
z) lar cogl Iy c Lt this p aseessn21: aftha cevelopman: aroposal
nzde by the deve aper]

2 development propusa enc my asz2esment iz

2
1l

eysloprnizn. woposs Thave o cwed Lhs

Yes No
SPVT Polygons | | X
Polygon Na: 1
SH
SPVT Type

Polygon No: E

LC SH

SPVT Type

Form 1

PPSS-35010459-2884

Method employed if other than TR

TR

IMethod employed if other than TR
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Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2relessicizl - Assess iz, eporl
Polygon No: | Method employed if other than TR |
SPVT Type | | | | | |
Zone of Sensitivity (ZOS) and resultant SPEA
Segment | 1 If two sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10

Stability ZOS (m)

Litter fall and insect drop | 10
ZOS (m)

Shade ZOS (m) max 360 | South bank [Yes | No [X |
Ditch Justification description for classifying as a ditch (manmade,

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

No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel | 10
Stability ZOS (m)
Litter fall and insect drop | 10
ZOS (m)
Shade ZOS (m) max 360 | South bank [Yes | [No [X ]
SPEA Maximum [ 10 | (For ditch use takle3-7) ]

Segment Iftwo sides of a stream involved, each side is a separate segment. For all water
No: bodies multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel
Stability ZOS (m)

Litter fall and insect drop

ZOS (m)
Shade ZOS (m) max South bank | Yes | |No |
[ SPEA Maximum | [ (For ditch use table3-7) I
I, lhomas =av__, 1zreby zert ty that:
v e ertel pretess oral, as defec inthe R saner Aeas Fegula: an mece uncer the Sish Protecinn Act
z) o ca -y ol tiis part ofthe assessment of the davelopment preposal race by the deva caer|
aa) | hava carfed oLt an assassment of the davalcpment propesal a1d rry assessment is zet cut in this Aszessment Repcit erc
bb) Insay ul iy aszsssmenl ol Lie davelepmenl proposal, | eve folluwed Lhe asse=smernl melhiods sel oulin Lie Schedu = (o
Ltie pariarn Arwes Rogd slion,
Comments

Segment 1 represents the left bank facing downstream. Mapping will show shade ZoS as
10m to avoid confusion with landowner. SPEA being defaulted to 15m in order to add
Fisheries Sensitive Zone (FSZ)
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Section 3. Site Plan
Insert jpg file below

Site Plan

Section 41 Dverview Map .
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FORM 1
Riparian Areas Prolection Regulation - Qualified Environmental Professional - Assessment Reporl

i T—

O rewmsnaonssm

L e

LT WA () USENLE MEA (o) %
TEE THE |8
PEE [ BE |8
ilizw | =
2 [T 151 be =
flaemE &

B8 (B
PliEE | (=
SliRE | HE B
AN | RN =
BlAE (mE @
Bz (B2 |2
ElEE gmE 2
s dl= ﬁh i3
@R H =

AR TERCUAEE NETLARE AN ROAS.
A RIS
LOF AREAS 10 M VENPIDEY SVEY

TENTATIVE PLAN OF SUBDIVISICN OF
SECTION 41, DITER PONT DISTHCT -
CLARK ROAD.

| )

Note: Most northerly proposed crossing not being completed at this pomt in tine. Stream #1 is from center of
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#3 is a tributary to Stream 2. Stream #4 is found along the southwestem corner of the property. Stream #S5 is found
along the south-eastern corner
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Section 4. Measures to Protect and Maintain the SPEA

This section is required for detailed assessments. Attach text or document files, as need, for each element
discussed in chapter 1.1.3 of Assessment Methodology. Itis suggested that documents be convertedto PDF
before inserting into the assessment report. Use your “retum” button on your keyboard after each line. You must
addr%ssd and sign off each measure. If a specific measure is not being recornmended a justification rmust be
provided.

1. Danger Trees No works are propesed within the RAPR assessinent area except
for those areas requiring a Section 11 Notification associated with
sirearn crivismgs (2 road crossings). Within (hese aveas, works
wilhin The SPEA will be rnonilored throngh The Notification
process and recommendationz set within the permit. o works
arc proposed within the RAA for individual lots. Xo danger trees
identified within the RAA

“mago by the
sscsamert 15 5t 007 o this

Ripasizn Aseas Keg
2. Windihrow Nir works are proposed within (he RAPR assessrmen | area excepl
losr those areass reqiring # Section 11 Nolilicalion associsled with
stream croasings (2 road crossings). Within these arens, works
within the SPEA will be monitored through the Netific ation
process and recommendationz set within the permit. o works
are proposed within the RAA for individual lats. o windthrow
issucs identificd within the RAA as the sitc has been free to erow
since 2010 and the grounds are stable

a5 cefined in<e Riparan Areas Regilation ade undee the wish inotection 4ot
by the ceveloper
this Ascessmien

o the

3. Slope Stability Mo works arc proposed within the RAPR. asscssment arca cxcecpt
for those areas requiring a Section 11 Notification agsnciared with
stream crossings (2 road crossings). Within these areas, works
within the SPEA will be monitored through the Notific ation
process and recommendaticns set within the permit. No werks
are proposed within the RAA for individual lots. Noslope
stability issues identified within the RAA as the site has been free
to grow since 2010 and the ground: are stable

wrcruental prolissin a, as delimed m o Riper:an s Regalylion 2 ads uder e Fish Protection
. vl ol lhis developrrie: L propuse. s by lhe éolopar
al za1d rty wssesstnend is el 03, 21 s Ao AL R

“hava followed the 3s3esement methode st ot n the &

catrying Jut my ass:
Ripasien Ascas Rgl

4. Protection of Trees No works are proposed within the RAPR assessment area except
for those areas requiring a Section 11 Notification associated with
stream crossings (2 road crossings). Within these areas, works
within the SPEA will be meonitored through the Netific ation
process arid recorrmenidations sel within the perrmil. o works
are proposed within the RAA for ndividual lots. Measures for the
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protection of trees will be developed for each individual lots
when/il works are proposed either wiltin or adjacenl Lo the RAA.
Ouerall, it 15 proposed Lo have split cedar rail Lo dermarcale the
SPEA once Iofs are developed/regisrered

tior: At

s d I

opruail ; ssesstnenl 1¢ sl 01, 31 s Ao
carrying - i 1wy AT a e S T Tollcral s ek Lt o e Ol s
Ripasien Aosas

e

1
l= Lo duz

Sediment and Trosion Control Sediment fencing and bails of straw will be placed by a
designated QEPD along the RAA if works arc proposed within
15m of the riparian area. Measures for the protection of trees will
be developed for each individual lots whervif worke are proposed
eilhier wilbnn or adjacent o the RAA

=2 Ripar.an &reas Regulation =ads under ﬂ\amsfxr obaction Lot
develoyme Lpropusa. o "by e ¢

Storrnwater Management No works are proposed within the RAPR assessment area except
for those arcas requiring a Scetion 11 Notification associated with
the 2 stream crossings. Within these areas, works within the
SPLA will be menitored through the Notification process and
recommnendations sel within tie permil. Measures [or slorrowater
management will be developed for each individual lots whew/if
works are proposed eithier within or adjacent o e KAA

al, a5 defingd
zszment of th
oprasnt 7
develozrrent prepo:

carrying cut my asse
Ripa-ien A~ior Rrgnlzt

Floodplain Concerns (highly No works are proposed within the RAPR assessiment area except
niebile channel} for those areas requiring a Section 11 Notification associated with

SPEA will be monitored through the Netification process and
recormnendations sel wittun tie perrnil. No works are proposed
wilhin lhe RAA lor madividual lots. Measures [or prolection in
terms ot tloadplain concemns will be developed for each
individual lots when/if works are proposed either within or
adjacent to the RAA

T Thoas 3oy hemehy crrtify that:

T ar-a salifi

¢ envircrmental professioral, 35 Sefined in <2 Riper an A1eas Reg tlation ~ad= wnderths

bt quElifed tn 2y mit -hes part of the asssssment of the developme-t propass maza by the devsloper m
¢ Ihiweravies aran avamsoan 57 the sevs opment | znd my assasment iz et o170 this Asassanl. [ ex o, a9 1
carrying sty et of the develonrrent prepal, have followred the assesmet metods set ot n the temsdils toha
Riparizn A~ess ion
Form 1 Page 29 of 46

74


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2884

Report to the LUC — October 18, 2022
DV000089 84

aeai

Making a difference...together DV000089

FORM 1

Riparian Arses Fruladion Reg dlelion - Qual lied Ei vironmerlal 2reflessiciizl - Assess iz, eporl

Section 5. Environmental Monitoring

Allzch low. o dusuinenl flos wpkining U« n o! iloring regime 1 Jse vou "relurr* Luller on vour keyoudid gl sacl line. | i
sagguslec hal all Jowumer Lbe corry 0 P0F bwiors eerling ino Lis 207 vasion of e as nerilreporl.
Ine ves aclions tegdisd ncriloring s _.Lle corrnan sslions v e, @ dreciremerntl for & posl aopmerlreperl.

Specific Recommendations for Works Within the Propoesed Subdivision

November 26 2021

Works Within the 30m RAPR assessment area of designated
walcerbodics.

e Areas designated as the RAA will be flagged with high visibility
flagging tape and temporary fencing prior to future works proposed in
or near the RAA.

¢ Prior to construction or tree remaoval within the 30m RAR assessment
area (if any). a detailed sediment and erosion control plan will he
developed to prevent the discharge of sediment laden water into the
RAA. This will include the installation of sediment fencing/hay bales
as delermined by on-site biologist prior to the initiation of consiruction
actrvitics.

e Prior to construction or tree remaoval within the 30m RAR assessment
area (il any). a detailed plan as (o which areas will have work done
within the RAA should be may available o government bodies and
approved by a QEP.

¢ No works shall be undertaken within areas designated as RAA (refer to
maps) except for proposed stream crossings when and if required
(Section 11 Instream Works Permit required).

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

¢ Ensure construction will proceed smoothly without harmlul
altcration of habitat;

¢ PProvide long-term monittoring for disturbed sites until green-
up is established and the soils at the site are stable.
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Heavy equipment {excavators etc. ) working outside the SPEA and
within 30m ot any of the 1dentitied watercourses will be monitored tor
leaks (o1, hydraulic fluid etc.).

Disturbed arcas (futurce proposcd works) within 30m of a waterbody
will be revegetated with native plants of a size that will quickly re-
establish riparian cover when construction activities are deemed
complete.

Detailed direetion to contractors will be given Lo ensure that no crosion
or sediment movement will occur and that no silt will be released to
the RAPR assessment area during the construction and post
construction phase

"The site will be monitored by the designated QEL (once cvery two
waeeks or as required duc to high rainfall cvents - »30mm/24 hour
period) during the construction period (if proposed). Any
contraventions of the RAPR will be communicated to the developer as
well as local municipal staft and RAPR staft.

A post construction report generated by the designated QEP will be
submitled to RAPR and local municipal stall when aclivilies are
deemed complete (if proposed).
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Section 6. Photos
Plate  Stream #1 — Reach 1 facing upstream
#1
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Plate Stream #1 — Reach 1 facing downstream
#2
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Plate  Stream #2 Reach 1
#3
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Plate | Stream #2 Reach 2 facing upstream
#1
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Plate  Stream #2 —Reach 3 facing upstream fram mid reach
#5
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Plate  Stream #3 — Reach 1 facing downstream
#6
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Plate  Stream #3 — Reach 1 facing downstream
#7
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Plate Stream #4 — Reach 1 facing downstream
#R
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Plate  Stream #4 — Reach 1 facing downstream
#9
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Plate  Stream #5facing downstream
#10
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Plate Stream #5 facing downstream
#11
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Plate  View of previously cut areas within the RAA (5-10 years aga) and current regrowth
#12
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Plate  View of previously cut areas within the RAA (5-10 years aga) and current regrowth
#13
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Section 7. Professional Opinion

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

Date | 2021-11-26

1. IMfeThomas
Roy

nfanafn) and By

Eloaan fint nomo(a) of qualition cavirnmanta i o,

ooional femgnatian fhof o involvad

asaeesment )

hereby certify that:

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

b) | am/We are gqualified to carry out the assessment of the proposal made by the
devel operm which proposal is described in section 3 of this
Assessment Report (the "development proposal”),

¢) | haveMVe have carried out an assessment of the development proposal and
myfour assessment is set out in this Assessment Repart; and

d) In carrying out myfour assessment of the development proposal, | have/\e have
followed the specifications of the Riparian Areas Praotection Regulation and
assessment methodology set out in the minister's manual; AND

2. As qualified environmental professionalis), lfwe hereby provide myfour professional opinion that:
a) M the site of the proposed development is subject to undue hardship, (if
applicable, indicate N/A otherwise) and
b) g) the proposed development will meet the riparian protection standard if the
development proceeds as proposed in the report and complies with the
measures, if any, recommended in the report.

[NOTE: "Qualified Environmental Professional” means an individual as described in section 21 of the Riparian
Areas Protection Regulation.]
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Submission Instructions

ian Areas Regulation — Qualified Environmental Professional — Assessment Report
RAR-QEP-AR

Forms you will need to complete are

» Earm 1 which has the database information, the description of the fisheries 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 3 the detailed assessment form(s) or Form 4 simple assassment form(s)
which is for the results of the riparian assessment (SPEA width). Use enough copies of
the form to complete the assessment of the site.

> [Eorm 5 is the photo form(s). Duplicate for additional photos.

NB: See the Guidelines and the Assessment Methads for detailed instructions on the infarmation
required for completing the Assessment Report.

A complete Riparian Assessment Repart based on the template forms must be converted to a
single Partable Dacument Format PDF file prior to uploading onto the Naotification System.

The Assessment Report must be camplete, by submitting the information specified, and posted to
provide notification to the local govermment. Ministry of VWater, Land and Air Protection and the
Department of Fisheries and Oceans Canada.

Tips for working with MS Word Template Farms
Using the forms
Before beginning, print a hard copy of the form and the guidance files for reference
Open the template
Enter daka into the shaded fields an the form
Use TAB to move from one field to another; SHIFT-TAB to go in 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; baxes with date information. for exxample, require input like: yyyy-mm-dd.

Saving the completed form
Assign name to the completed form
Save a word document (*.doc file)
Do not overwrite the Template (*.dot file) with your completed 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, OCTOBER 18, 2022

SUBJECT Zoning Amendment Application for Strata Lot A (3692 Waters Edge Drive)
& Strata Lot B (12051 West Coast Road), Section 2, Renfrew District, Strata
Plan VIS6939, Together with an interest in the Common Property in
proportion to the unit entitlement of the Strata Lot as shown on Form V

l E SUMMARY

Landowners of a non-conforming two-lot building strata property at the corner of Waters Edge
Drive and West Coast Road have submitted a joint application to amend Bylaw No. 2040 by
changing the zone from Rural Residential 2A (RR-2A) to the Rural Residential 1 (RR-1) zone for
the purposes of dissolving the strata and subdivision.

BACKGROUND

The 0.94 ha property is located in Jordan River on the corner of Waters Edge Drive of West Coast
Road and is subject to the Rural Residential 2A (RR-2A) zone under Bylaw No. 2040
(Appendix A). The property is designated as Pacific Acreage under the Shirley-Jordan River
Official Community Plan (OCP), Bylaw No. 4001.

The property is a non-conforming two-lot building strata that was constructed prior to adoption of
the bylaw that zoned the land RR-2A, which permits only one dwelling unit per parcel. Buildings
and structures cover approximately 3% of the property and are arranged as two limited common
property areas aligned with the siting of the two existing one-family dwellings. The eastern
dwelling and related land area is identified as “A” (Strata Lot A — 3692 Waters Edge Drive) with
the western lands, dwelling and detached accessory suite identified as “B” (Strata Lot B — 12051
West Coast Road).The dwelling units are serviced by separate well and septic systems.

The landowners have made an application to change the zone from RR-2A (Appendix B) to Rural
Residential 1 (RR-1) (Appendix C). The RR-1 zone would allow for a subdivision application that
would dissolve the building strata and divide the property into two 0.4 ha fee-simple parcels that
complement the existing arrangement of buildings (Appendix D). Staff have prepared Bylaw No.
4519 for consideration (Appendix E).

ALTERNATIVES

Alternative 1

That staff be directed to refer proposed Bylaw No. 4519, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 159, 2022", to the Shirley-Jordan Advisory Planning Commission, First
Nations, appropriate CRD departments and the following external agencies for comment:

BC Hydro

District of Sooke

Island Health

Ministry of Forests - Archaeology Branch
Ministry of Forests - Water Protection Section
Ministry of Land, Water and Resource Stewardship
Ministry of Transportation & Infrastructure
Pacheedaht First Nation

RCMP

Sooke School District #62

T’Sou-ke First Nation

RZ000281
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Alternative 2
That proposed Bylaw No. 4519 not be referred

IMPLICATION

Leqislative 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 Shirley-Jordan River 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 Land will be sent notice of the proposed bylaw amendment and the
public hearing would 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 Shirley-Jordan River
OCP (OCP) area is consistent with the OCP, it does not proceed to the full CRD Board for a
determination of consistency with the RGS. The proposed zoning amendment is consistent with
the Shirley-Jordan River OCP.

Land Use Implications

The subject property is on the southwestern corner of the intersection between Waters Edge Drive
and West Coast Road. The abutting parcels are subject to the RR-2A zone; with the property on
the opposite side of Waters Edge Drive in the Resource Land (RL) zone, and a large 130.8 ha
property split with Wildwood Terrace Neighbourhood Commercial (C-1A) and Wildwood Terrace
4 (WT-4) zoning. The Shirley-Jordan River OCP, Bylaw No. 4001, designates the subject property
as Pacific Acreage. The intent of the Pacific Acreage land use designation is to support residential
uses; suites and duplexes to create housing affordability; home based businesses; agriculture;
small-scale commercial and tourism activities generally on parcels in the 2 ha range; which is
larger than the proposed minimum parcel size.

Notwithstanding the development policies for the Pacific Acreage designation, the Shirley-Jordan
River OCP allows for consideration of rezoning applications of building strata properties for
subdivision, provided that the subject strata was registered prior to the adoption of the OCP. In
particular, the OCP stipulates that the total number of parcels that can be created as a result of
such a rezoning application must be equivalent to the number of existing dwellings. Registration
of the subject building strata occurred during April, 2010, prior to adoption of the Shirley-Jordan
River OCP in July, 2018. Proposed Bylaw No. 4519 changes the current RR-2A zone to the
proposed RR-1 zone, which is consistent with the OCP allowing a uniform transfer of density
where the potential quantity of parcels is accordant to the existing number of dwellings.

The proposed RR-1 zone authorizes agriculture as a permitted use, whereas the RR-2A zone
only permits horticulture accessory to a residential use. Furthermore, the RR-1 does not permit
an additional camper/travel trailer residence; and category three home based businesses, which
are listed as permitted within the current RR-2A zoning. The proposed RR-1 zone grants a
minimum parcel size of 0.4 ha; one two-family dwelling per parcel, community care facilities, and
agriculture, which are densities and uses that are excluded from the RR-2A zone. While both the
current and proposed zones allow for either one secondary or one detached accessory suite;
suites are not permitted on properties with a two-family dwelling and must adhere to Part 1,
Subsection 4.19 or 4.20 of Land Use Bylaw No. 2040.

PPSS-35010459-2882
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Should Bylaw No. 4519 be approved, an application could be made to dissolve the building strata
and subdivide the property into two fee-simple parcels through the Ministry of Transportation and
Infrastructure. Based on the information provided by the applicants and the policies of the OCP,
staff recommend referral of the rezoning application to the Shirley-Jordan River APC, First
Nations, appropriate CRD departments, and external agencies for comment.

NCLUSION

The purpose of Bylaw No. 4519 is to amend the Juan de Fuca Land Use Bylaw No. 2040 by
changing the zone of the subject property from RR-2A to RR-1. Staff have prepared proposed
Bylaw No. 4519 and recommend referral to the Shirley-Jordan River APC, First Nations, CRD
departments and external 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. 4519, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 159, 2022", to the Shirley-Jordan Advisory Planning Commission, First
Nations, appropriate CRD departments and the following external agencies for comment:

BC Hydro

District of Sooke

Island Health

Ministry of Forests - Archaeology Branch
Ministry of Forests - Water Protection Section
Ministry of Land, Water and Resource Stewardship
Ministry of Transportation & Infrastructure
Pacheedaht First Nation

RCMP

Sooke School District #62

T’Sou-ke First Nation

Submitted by: | lain Lawrence, RPP,MCIP, Senior Manager, Juan de Fuca Local Area Services

Concurrence: | Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services

ATTACHMENTS

Appendix A:  Subject Property and Zoning Map

Appendix B: Current Rural Residential 2A Zone — RR-2A
Appendix C: Proposed Rural Residential 1 Zone — RR-1
Appendix D: Proposed Strata Conversion

Appendix E:  Proposed Bylaw No. 4519
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Appendix A: Subject Property and Zoning Map
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6A.01

6A.02

6A.03
6A.04
6A.05

6A.06

6A.07

Appendix B: Current Rural Residential 2A Zone — RR-2A

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

RURAL RESIDENTIAL 2A ZONE - RR-2A

Permitted Uses

Bylaw 3689

In addition to the uses permitted by Section 4.15 of Part 1 of this Bylaw, the following uses and no
others are permitted in the Rural Residential 2A RR-2A Zone:

a) One-family dwelling;

b) Horticulture, accessory to a residential use;

c) Two Boarders or Lodgers;

d) Home Based Business Categories One, Two and Three; Bylaw 3705
e) One travel trailer or one camper may be permitted in conjunction with a permitted residential
use on a lot, which may be used but not rented for the temporary accommodation of guests or

visitors

f) Secondary Suite pursuant to Part 1, Subsection 4.19;
g) Detached Accessory Suite pursuant to Part1, Subsection 4.20.

Minimum Lot Size for Subdivision

Purposes

Number of Residential Buildings
Height

Lot Coverage

Maximum Size of Residential
Buildings

Yard Requirements

Minimum lot size is 1ha.

One one-family dwelling is permitted on a lot.
Maximum height shall be 9m.
Lot coverage shall not exceed 25 percent.

Provided applicants having either met the Sewerage
System Regulation (e.g., a filing) or acceptance by
VIHA via referral: Bylaw
3705
a) On lots of less than 1ha in area, residential
buildings and structures shall not exceed a Floor
Area Ratio of 0.45 or a Total Floor Area of
418m?2, whichever is less;
b) On lots of 1ha or more in size, residential buildings
and structures shall not exceed a Floor Area Ratio
of 0.45.

(a) Front yards shall be a minimum of 7.5m;

(b) Side yards shall be a minimum of 6m; except
that for lots of greater than 1ha in size and
where residential uses exceed a Total Floor
Area of 418m2, minimum side yards shall be
15m each side;

(c) Flanking yards shall be a minimum of 6m CTS;

(d) Rear yards shall be a minimum of 10m.

CRD Bylaw No. 2040

PPSS-35010459-2882
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Appendix C: Proposed Rural Residential 1 Zone — RR-1

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

5.0 RURAL RESIDENTIAL 1 ZONE - RR-1

5.01 Permitted Uses

In addition to the uses permitted in Section 4.15 of Part 1 of this Bylaw, the following uses and no
others shall be permitted in the Rural Residential RR-1 Zone:

(a)  One-family dwelling;
(b)  Two-family dwelling;

(c) Home Based Business Categories One and Two;

(d)  Community Care Facilities;
(e)  Agriculture;
(f) Two Boarders or Lodgers;

(@) Secondary suite pursuant to Part 1, Subsection 4.19;
(h)  Detached Accessory Suites pursuant to Part 1, Subsection 4.20.

Bylaw 3705

Bylaw 2674
Bylaw 3605

5.02 Minimum Lot Size for Subdivision Minimum lot size shall be 0.4ha.

Purposes

5.03 Number of Residential Buildings

5.04 Height

5.05 Lot Coverage

5.06 Maximum Size of Residential
Buildings

5.07 Yard Requirements

5.08 Setbacks for Agricultural Uses

5.09 Minimum Lot Frontage

One one-family dwelling or one two family dwelling is
permitted on a lot.

Maximum height shall be 9m.
Lot coverage shall not exceed 25 percent.

Provided applicants having either met the Sewerage

System Regulation (e.g., a filing) or acceptance by VIHA

via referral: Bylaw 3705

(i) On lots of less than 1ha in area, residential buildings
and structures shall not exceed a Floor Area Ratio of
0.45 or a Total Floor Area of 418m?, whichever is less;

(ii) On lots of 1ha or more in size, residential buildings and
structures shall not exceed a Floor Area Ratio of 0.45.

(a) Minimum front yard shall be 7.5m;
(b) Minimum side yard shall be 6m; except that
for lots of greater than 1ha in size and where residential
uses exceed a Total Floor Area of
418m?2, minimum side yards shall be 15m each side;
(c) Minimum flanking yard shall be 6m CTS;
(d) Minimum rear yard shall be 10m.

Buildings and structures for agriculture use shall be not
less than 30m from the front lot line and not less than 15m
from any other lot line; excludes greenhouses accessory to
residential uses.

The minimum frontage of lots for subdivision purposes
shall be 6m.

CRD Bylaw No. 2040

PPSS-35010459-2882
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Appendix D: Proposed Strata Conversion

ey
’ T
LI

’

WATERS EDGE DRIVE

153 39
WY 107 37l

o

51.668
000"

-~
~
-~
~
O

061 :9BeisAG] 107
18'26 161004 Bpig
12’} 18810y
BY°0 :58.808H
7599626 1408
AU 6G'€08'Y 'Y
Y AL3d08d NOWNOD Q3LINM

\
| 3. 1O
T
1

avoy _.m<o?mm>>
|

'

bl i
U5 NVTd IOTd 3
50,148
—— 5 R
i ~ 8L°€LL WudioodBplg
— AT @ 91t ‘seioy =
= VN ALINI J // —— 550 mﬂuﬁox
s / \ 1679506 138
Y s AeLEErY
.8, AL¥3dO¥d NONWOD G3LINI

DNHLAN NI SANTIWINNSYIEW TV

™ —
ez wgl 0

-
’ 3 s L
SNOLLYDOT O1314 OILLd3AS |

=

l
JOVIS ONIEYE e

|
_ e
| 6E69SIA NV1d VLV¥LS
*1OINLSIA MIYANIY ‘Z NOILDIS' €1 101

40 NOISHIANODVLVYLS G3S0d0ud

PPSS-35010459-2882


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2882

Report to the LUC — October 18, 2022

RZ000281

ADDENDUM TO REZONING APPLICATION — DISSOLVING STRATA - VIS6939

To support our application and to provide further information for the consideration of dissolving our
strata, please note the following:

PPSS-35010459-2882

Wells/Septic Systems

e As per the BC Public Health Act — Sewerage System Regulation, and as can be noted on the Plot
Plan with this application:

» the sewerage systems for both properties are more than 30 metres (100 feet) from
the wells.

> As per Section 42, both wells meet the requirement to be set back at least 30
metres (100 Feet) from possible sources of contamination, ie. the distance of the
wells from the septic field and holding tanks, and the placement, elevation and
flow of the septic fields do not have the potential to contaminate wells.

Shirley — Jordan River OCP Alignment
e Currently designated as Pacific Acreage and once strata is dissolved and each property rezoned,

both properties will continue to meet the Pacific Acreage designation.

e Once re-zoned, both properties will continue to meet the criteria in the OCP as Rural A.

o Will continue to meet Water Policies in the OCP as water needs will remain the same, ie. wells
and septic systems have always been separate and will remain separate. Going forward water
use will continue to be used for residential purposes only on each property.

Support for Rezone to RR1

e To sub-divide the common property in 2010 into separate lots, a strata was formed. As per
Strata Plan VIS6939 drawings completed by Island Land Surveying Ltd. in 2010 a property line
was formed between the common property. Each property owner has considered this property
line their boundary in which they have followed for placement of buildings, structures, and
fences.

o The boundary line that separates the common property proposed on the Plot Plan submitted
with this application is inline with the same boundary line that is on the current strata plan.

o All buildings, structures and fences do not need to be disturbed, moved, dismantled or re-
claimed with the proposed property lines on the Plot Plan.

Rezone Fit with Existing Community and Surrounding Properties

e Currently the common property lot size does not fit the current zoning of RR-2A as per Bylaw

No. 2040.

RR-2A requires a minimum lot size of 1 ha for minimum lot size for subdivision purposes. The

total common property lot size is approximately .94 ha, which is less than the 1 ha requirement.

We are already sub-divided and do not meet the 1 ha requirement.

e Once the strata is dissolved, each property will be just over the 0.4 ha minimum lot size for
subdivision purposes requirement to meet the RR-1 zone, as requested in this application for
rezoning.

e The RR-1 zoning will fall in line with surrounding residential properties, which also fall into the

RR-1, RR-2 and RR-2A zones.

Both property lot owners have been long term Jordan River residents, each original owners of

their property for 10+ years. Both use their property for residential purposes — raising families —

and follow permitted uses within their zone.

Bylaw No. 2040 Compliance
e The application and additional information provided for the purposes of the rezone and dissolve

of the current strata adheres to the compliance with the regulations of Bylaw No. 2040.
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Appendix E: Proposed Bylaw No. 4519

CAPITAL REGIONAL DISTRICT
BYLAW NO. 4519

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:
Ts Bylaw No. 2040 being the “Juan de Fuca Land Use Bylaw, 1992" is hereby amended as follows:
A. SCHEDULE B, Map No. 3 - SHIRLEY JORDAN RIVER ZONING

(a) By deleting
Strata Lot A Section 2 Renfrew District Strata Plan VIS6939;
Strata Lot B Section 2 Renfrew District Strata Plan VIS6939; and

Together with an interest in the Common Property in Proportion to the Unit Entitlement of
the Strata Lots as Shown on Form V from the Rural Residential 2A (RR-2A) zone and
adding to the Rural Residential 1 (RR-1) zone, as shown on Plan No. 1.

Plan No. 1 of Bylaw No. 4519, an amendment to Bylaw No. 2040

Bylaw No. 4519

X Area to be deleted from the Rural Residential 2A
[77) (RR-2A) zone and added to the Rural Residential 1

(RR-1) zone
O — N
] &0 A
S e

West Coast Ry

Lot-B/ VIS&‘B‘) Lot A, V[Sﬁ939

N

0\

3
a
Mo, W
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CRD Bylaw No. 4519 2

2% This bylaw may be cited as “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 159, 2022".

READ A FIRST TIME THIS day of , 2022.
READ A SECOND TIME THIS day of , 2022.
READ A THIRD TIME THIS day of , 2022.
ADOPTED THIS day of , 2022.

CHAIR CORPORATE OFFICER

PPSS-35010459-2882
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