REGIONAL DISTRICT OF NANAIMO

ELECTORAL AREA PLANNING COMMITTEE
TUESDAY, JUNE 22, 2004
6:30 PM

(RDN Board Chambers)

AGENDA
PAGES
CALL TO ORDER
DELEGATIONS
MINUTES

3-6 Mhmutes of the Electoral Arca Planning Committee meeting held Tuesday, May
25,2004

BUSINESS ARISING FROM THE MINUTES
COMMUNICATIONS/CORRESPONDENCE
PLANNING
AMENDMENT APPLICATIONS
Fomng Amendment Application Neo. 0407 - North Cedar Improvement Phsteice -
Yellowpoint Read - Arca A. (Report to be circulated due to Public Information
Meehing date )
7-18 Zoming Amendment Application Mo, 0410 - Keith Brown & Ajssociates, on
behalf of 646268 BO Lid, (Country Kitchen) — 1922 Schoolhouse Road -
Arca A,
DEVELOPMENT PERMIT APPLICATIONS

19-25 0P Application No. 60413 - W, Erskine on behalf of Erc & Patricia REobinson -
3027 & 3029 Landmark Creseent - Area T3,

2641 DF Application No, 60423 & Request for Relaxation of the Minimum 10%
Fromtage Reguirement — Fern Road Consulting Ltd.. on behall of Foreverreen
Properties Lid. - Adjacent to inland Island Highway accessed from Coldwater
Road - Area G.

4248 DP Application Mo, 60429 - Bev & Gerd Voigt on behalf of 642703 BC Lid. -
off Kaye Road & the Island Highway — Area E.

49-57 DP Application No. 60431 - Wicbe — 635% West istand Highway - Arca H.
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OTHER

58-62 Request for Relaxation of the Minimum 10% Perimeter Reguirement - WR
Hutchinson, BCLS, on behalf of BOA Enterpnses Ltd, - South Forks Road
Area C.

63-70 Electoral Area F Zonmg & Subdivision Bylaw No, 1285 - Finetuning Progeet -
ALR Properties.

T1-86 Manaimo Aitport — Official Community Plan & Zoning Bylaw Amendments —

3350 Spitfire Road — Area A
ADDENDUM
BUSINESS ARISING FROM DELEGATIONS OR COMMENICATIONS
NEW BUSINESS
Ix CAMERA

ADHMRNMENT



REGIONAL DISTRICT OF NANAIMO

MINUTES OF THE ELECTORAL AREA PLANNING COMMITTER
MEETING HELD ON TUESDAY, MAY 25, 2004, AT 6:30 PM
IN THE RDN BOARI CHAMBERS

Present:
Oirector . Hammlion Chairperson
Dareetor H. Kreabery Electoral Area A
Dicector . Haime Electoral Area D
Dircecror P Bibhy Electoral Arca E
Dhrector L. Bigpemann Electoral Area I
Brircctor J. Stanhope Electoral Arca G
Dhrector ). Banram Flectoral Area H
Alse in Attendance;
B. Lapham General Manager, Development Services
N. Tonn Recording Secretary
LATE DELECGATIONS

MOVED Dhrector Stimhope, SECONDED Dhrector Kreiberg, that the following late delegations be
permmtied Lo address the Committee,

CARRIKD

Adele MeKillop, re DF Application Xo. 60429 — Bev & Gerd Voigt, on behalf of 642703 BC Lid. —
off Kaye Road and the Island Highway — Area E.

M, MeKillop provided & verbial and wntten overview and history of the area and raised her concerns with
the applicalion process with respect 1o DP Application No. 60429, Ms. MeKillop requested that the Bourd
defer the application until such time as ali required information is subrmutted by the applicant.

John Baranm, re P Application Ng, 60429 — Bev & Gerd Voigt, on bebalf of £42703 BC Ltd. — off
Kaye Road and the Island Highway — Area E.

Mr. Barnuwm noted the importance of water 10 the neighbourtng lots and asked that the Eoard consider the
cffect any development would have on water tables in the area

Bey Voigt, re DP Application No. 6042% ~ Bev & Gerd Voipt, on behalf of 642763 BC Lid. — off
Kuye Road and the Island Highway — Ares E.

ba. Voipt provided an overview of their development permmi application, noting that the praperty
cotdains 2™ growth trees, which they will allempt to avord disturbing, and that there will be a covenant
attached to the application which will not allow any development for a minimum of 30 metres from Craig
Creck. Ms. Voigt requested that the Board not defer their application.

Gerd Yoigt, re DP Application No. 60429 - Bev & Gerd Voigt, on behalf of 642703 BC Ltd. — off
Kay Road and the Island Highway — Area E.

hir. Voigt declined his opportunity to speak at this time,
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AMINTTES

MOVED Ditector Sanhope, SECONDED Director Bibby, that the nunutes of the Rlectoral Arca
Planning Committee meeting hald April 27, 2004 be adopted.

CARRIED
FLANNING

DEVELOPMENT PERMIT APPLICATIONS
Development Permit Application No, 60418 ~ Gunning — 1733 Admirz] Tryon Boulevard - Area G.

MOVED Dircctor Stanhope, SECONDED Divcctor Bartram, that Development Permit Application No.
60318 10 vary the minimum setback from 8.0 metres to 1.1 metres to recogmze the siting of the existing
comerete retaining wall and to permit the construction of a rip rap retaining wall zited & maximum of 1
metre below the natural boundary of the sea, within the Watercourse Protection Development Permit Area
on the property legally described as Lot 30, District Lot 28, Nanopse District, Plan VIF62528, be
approved subject to the requirernenis outlimed in Schedubes Ne, 1, 2, 3 and 4 and subject o noulcslion
requirements purseant o the Locof Government Act.

CARRIED
Trevelopment Permit Application Mo, 60422 - Johnstone- Surfside Drive - Area G,

MOVED Thrector Stanhape, SCCONDED Director Biggemann, that Development Permit Application
Mo 60422 submitted by Bruce and Jeannette Johnstone to legalize the addition of twe raised decks and a
porch addition for 2 dwelling umit and 1o facilitate the renovation of the seawall located within the
Environmentally Sensitive Areas and Hazard Lands Areas Development Permit Areas for the subject
property lepally described as Lot 5, District Lofs 9 and 110, Neweastle Distnet, Plan 13370 be approved,
subject to the requirements outlined 1n Schedules No. 1 and 23.

CARRIED

Developanent Permit Application No. 60434 — Fern Road Consulting Ltd., on behalf of Barbon
Construction — Gainsberg Road — Area H,

MOVED Dhrector Rartram, SECONGED Dhirector Stanhope,!

1. That Development Permit Application Wo, 60424 submtted by Fern Roed Consulting Tid., on
behalf of Barbon Construction for the property legally descnibed as Lot 1, Distreiel Lats 1 and 86,
Neweastle District, Plan VIP70719, be approved, subject te the conditions outlined in Schedule
Mos. 1. 2, 3 and 4 of the corresponding staff report and to the notification procedure subject to the
Loeal Government Aot with respect 1o the proposed vanances to Bylew No. 500, 1937

2. That the follewing words be added under the heading “Storm Water Drainage Plan”™ of Schedule
1 to DP Application o, 60424;

“Applicant to obtain 2 Section 9 approval (rom Land and Water BC in consultation with the
Minisiry of Water, Land and Air Protection prior to realignment of the lower 30 metres of
Hemsbrough Ditch,™

CARRIED
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Drevelopment Permit Application ™o, 60427 — Smith/Vectis Ventures — 3645 Dolphin Drive — Area
E.

MOVED Director Bibby, SECONDED Prreeior Biggemann, that Development Permit Application No.
60427, submutted by Tim Ram of Vectls Ventures on behalf of Dan and Christing Smith for the
installation of a terraccd retaining wall and removal of an illegal structure for the property legally
desenibed as Lot B, Disinet Lat 78, Manoose Land District, Plan #4229 be approved as subntted subject
to Schedules Mo, 1, 2 and 3,

CARRIED

Development Permit Application No. 60428 — £3052 BC Ltd.AQuest Homes - Garrod Road — Area
H.

MOVED Direcior Bartram, SECONDED Dircowor D, Haime, that Development Peomit Application Mo,
60428 subrmittcd by Quest Homes for the properiy lepally described as Lot A, District Lot 36 and part of
the bed of the Strait of Georgia, Newcastle Ddstrict, Plan VIP34387, be approved, subject to the
conditions outlimed in Schedule Mos. 1,2, 3, 4 and 3 of the comresponding staff report and the noufication
procedure subycet to the Local Gavernment Act with respect to the proposed vadances o Bylaw No, 500,
1987,

CARRITD

Developinent Permit Application No. 60429 — Bev & Gerd Yaoigt, on behaf of §42703 BC L1d. ~ off
Kay¢ Road and the Island Highway - Area E.

MOVED Dhrector Bibhy, SECONDED Director Stankope, that the roguest, submitted by Bev and Gerd
Voigt, on behalf of 642703 BC Ltd. to creale new parcels and dedicate and construct a road as part of a 6-
kot subdivision propesal within a Farm Land Protection Development Permit Arga and o relax the
mmimum sctback reguirement lor an existing bam buildng [rom 30.0 mewes o 13.0 meires from the
proposed new ot line as shown on the plan of subdivision of District Lot 44, Nanoose District Except
Parts in Plans 39893, 3132 BW, be reflemred back to staff (or further assessment of voad access and affecis
on the Sensitive Ecosystem Protection Development Peoomit Area,

CARRIED
DEVELOPMENT VARIANCE PERMIT APPLICATIONS

Development Yariance Fermit Application No. 90406 - Peake - 6235 West Island Highway - Area
H.

MOVED Director Bartram, SECONDED Director I Hame, that Development Variance Permit
Application Na. 20406, submatted by Helen Sims of Fem Road Consulting Ltd, on behalf of W, Siephen
Peake, to lepahze the existing dwelling unit, over height fence and accessory buildings within the
Eesidenuial 2 {RS2) zone by varying the minimum permitted sethbacks from lot lines and from a
watercourse (MNash Creek) for the property lepally deseribed as T.ot A, Distnict Lot 21, Neweastle DHstrict
and Part Formerly the Bed of the St of Georgla, Nanaimo District, Plan VIP67028, be approved
subject to Schedules Weo. 1, 2 and 3 and subyect to the notification procedures pursuant to the Loced
Government et

CARRIED
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Development Variznce Permit Application No. 30409 ~ C & J Esnats, on hehalf of Mitchell - 1478
Nerthwest Bay Road - Area G

MOVELR Director Stanhope, SECONDED Dircctor Bibby, that Development Varance Permit
Application No. 90409, submitted by Charles and Jill Ennals on bebalf of Avis Mitchell, to legalize the
siting of the existing dwelling within the Resource Management 1 (Bivi1) 2one by varying the nunimum
sethack requirement from 2000 metres to 16.3 metres for the property lepally deserbed as District Lo
132, Wangose Famd Dhstricn be approved as submitted subject to Schedules Mo, 1 and 2 and subject to the
notification procedures pursuant o the Local Government det

CARRIED

Development Variance Permit Application Ne. 90410 — Skollsherg — 3584 Outrigger Road — Area E.

MOVED Direclor Bibby, SECONDED Director Bartramn, that Development Variance Permit Application
W 90410, submutted by the property owners Jan-Wilkelm Skollsberg and Anne-Christine Skollsberg for
the propeny legally described as Lot 7, Dismict Lot 78, Nanoose Distriet, Plan 196828 1o relax the
maximum permiticd height o allow for the architectural style and construction of thi: proposed accessory
building and to relax the front lot hoe setback requirements of an existing accessory building in order 1o
legalize its siting be approved subject to the condingns outlined in Schedules No. 1, 2 and 3 and subject to
the notification requirements pursuarnt to the Local Goverament Aet.

CARRIED

Development Variance Application No. 90411 — Walsh/Collins — 1524 Haida Way — Area E.

WMOVED Directar Bibby, SECONDED Diector Biggemann, thar Development Variance Permit
Anpplication No. 90411 to vary the minimum setback from the front ot line from 8.0 metres 10 0.9 metres
i permit the construction of an addition, and te vary the minimum setback from the side lot line trom 2.0
meires 1o 1.7 metres to legalize the siting of an existing dwelling unig, on the properly lepally descnbed as
.ot 30, DHstrict Lat 52, Nanoose District, Man 15921 be approved subject to the roguirements outhned in
Schedule Nos. |, 2, 3 and 4 and subject to netification requiremnents purscant 1o the Zocal Government
At

CARRIED
OTHER

Reguest for Relaxation of the Minimum 10% Froatage Reaquirement — Koers & Associates on
zehalfl of Feirwinds Development — Boonington Drive, Fairwinds (Fhase 9B} — Area E.

MOVED Dircclar Bibby, SECONDED Divector Bartram, that the request from Koers & Assooates, on
behall of 3170497 Canada Inc., commonly known as Fairwinds Development, to relax the minimom 10%
perimeier frantage requirement for Proposed Lots 7,9, 10, 11 and L2 as shown on the Plan of Proposed
Subdivision of Phaze 9B he approved.

CARRIED
ARJOITRNMENT

MOVED Director Stanhope, SECONDED Dnrector Biggemann, that this meeting terminate.
CARRIED
TIME: 7:11 PM

CHAIRPERSON
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TO: Hobert Lapham E:.:;-_,._.,-“_ DATH: June 11, 2004
General Manager, Development Services ]

FROM: Susan Cormie FILE: 3360 200410

Henior Planner

SUBIFCT:  Zoning Amendment Application No. ZAG410 — Keith Brown & Associates, on behalf
ol 650268 BC Lid. {Country Kitchen}
Electoral Area "4" - 1922 Schoolhouse Road

PURPOSE

Tor gonsider an application 10 rexzone Lhe subject property from split zone Residential 2 Subdivision
District F {RS2F) ¥ Commereial 1 Subdivision District M (CM1M) 10 Comprehensive Development 13
Subdivision District “Z° {CT3EL) in order te facihiate light indusinal uses comprising of a mun
warchouse use and 2 heavy equipment display  servicing wse.

BACKGROUND

The PMlanning Department has recerved @ zoning amendmeni application for the propety legally described
as Lot 1, Section 13, Range 6, Cranberry Disioct, Plan 12000 and locaed at 1922 Schoolhouse Road in
the Souwth Wellington ares of Electoral Area “A” fsee dnachment No. § for location of subject prapern).
The scbiect property. which is approximately 081 ha in size, is cormently split zoned Resdential 2
Subdivizion District IF (1.0 ha mmimum parcel size) (R52F) 7 Commercial 1 Subsdivision Distoice “W&°
{minirmmurn 1.0 ha parcel size without community services) (CMIA) pursuant to the “Regional Disinict of
Wanaimo Land Use and Subdivision Bylaw Moo 300, 19877

Pursuant to the “Regional District of ™anaimo Electoral Area ‘A Official Conmmumnity Plan Bylaw
No, TR0, XU (QCP), the subject propesty is designated withm the South YWellington Industrial -
Commergial T.and Use Degignation. The OCTE policies tor this designation recogaize and support the use
oi the land for industrial wses.

In addition, Bylaw No, 1240 designaies the subjeet praperty withia the South Wellington Development
Pormit Area. 1f the zoning amendment proceeds, 3 development permit application may be eangidered by
the Regional Board concurrently with consideration of adoption of the corrcsponding amendment bylaw,

Surrpunding uses inclede Schaolhouse Road and the Trans Canada ILighway to the west and south, Kipp
Eoud to the north, and residential soned parcels (o the east.

Thi subject prapuerty is currently vacant, It 1s nowd that a large amount of A1 has previously been placed
on the praperty.
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The subyect property 13 proposed to be served by private on-site well and septic disposal svstem. The
apphcant has supplied septic disposal peermut and well information. There are no communily waler or
comrmenily sewer services within the area noc are services antcipated mothe future.  In addition, the
sibject property s within an RN Building Inspecnon arca.

The applicant is requesting that Bylaw No, 500, 1987 be amended irom Residentual 2 Subdiovision 1ot
[ {RS2F) (1.0 ha minimom parecl size 7 Commercial 1 Subdeaision Distniet M {10 ha mivmaom parcel
size withoul commeanity seovices) (CMIMY to Comprehensive Development 15 Zoae Subdivision Dismict
27 (o funher subdivizien) (CD18Z) in veder to permit & mim warchouse use and a heavy equipment
dusplay with servicing of vehicles use.

The apphicant has submitied a propescd site plan, proposed bulding profile plan. propesed landscaping
plan, proposed drainage plan, stage 1 preliminary gite imvestigation repoat. and septic disposal information
as part of the subnusswon,

FPubiic Information Mesting

As the Commitiee 15 aware, there have been a number of recent applications lor rezonimg parcels e the
South Wellinglon arca. As the proposal 15 consistent with the QP and there has been relatively low
attendance at similar public information meetmys in the zrea, in consultation with the Electoral Area
Drircetor, 15 was decided that a public infornzation mecting would not be held e thes application.

ALTERNATIVES

I. To approve the amendment apphication gs submitied for 1% and 2™ reading and proceed to public
hearmy.

R

To approve the application, in consideration oF the applicant offering to undertake the conditions
autlined in Schedule Mo, '1' of this report, for 17 and 27 reading and proceed to public hearme,

3. Tonot approve the amendment apphoation.
QFFICTAL COMMUNITY PLAN IMPLICATIONS

The Electoral Arca “A° Otfficial Comnmmity Plan No. 1240, 2001 policies suppon the propeszl for a hight
industrial use in this locatton, Therefore, the rezoning of this parce] 1o a comprehensive development
zone for light industrial vses is supported by the Otficial Community Plan,

DEVELOPMENT IMPLICATIONS

Ta ensere the industnal uses are in keeping with the QCP dircewon to suppont light ndustnal uses, staf¥is
recommending that a comprehensive development zone be created for this parce! which wall permit light
mdustnal uses currently found in the Tndustrial | zone, but will restrict outdoor sales vse, wiich includes
retail sales of awomobiles, lumber, bulding products, recreational vehicles, mobile homes, and boats.
The: applicant 15 10 concumenee with these waning provisinns.

The applicant has supphied building profiles, which show the maximum height of the proposed buldings
at 8.0 metres for the heavy equipment display and servicing bulding and 5.3 metres [or the nuni storage
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buildings, These measurements are shown from the fimished grade, not the matural grade as requircd
under Bylaw No. 3000 Due o the cost of surveying, the natural grade has not yet been detenrined
hecause the fill that is on the property, A% a result, @ variance 10 height will be necessary for the heavy
caguipment display and servicing building aad may bo required for the mint storage buildings, The
applicant 15 avware of this requirement. Such a variance may be consadered at the ume of development
permit. The applicant 15 alse aware that a geotechnical report will be required prior © the issuanee of
puilding permmls on s site,

The applicant is proposing to construet 2 [ree-standing signs with double facing to be located near the
entrances to each proposed wse, It 1s also noted tha the applicant 13 proposing to place fascia sims for
each use. As the Sign Bylaw No. 993 only permets @ maximum of 2 signs per pareel, a vaniance o this
bylaw would be required. Signage wilt be considered under the development permit.

The submitted landscaping plan and other details cancemning the development of the aie such as fencing,
ofl-strect parking arcas, and finishes on butidings ane cuthned 0 Sehedels No. | and would ke meluded
mt the corresponding development permt.

An there are no community services in this arca and as these services are not anticipated, a no further
subdivision district is recommended.  Thiz is consistent with the direetion of the Official Community
Plan.

PUBLIC CONSULTATION [MPLICATIONS
1f the application proceeds, a Public Hearing will be reguired as part of the zoning amendment process.
ENVIRONYENTALLY SENSITIVE AREAS IMPLICATIONS

The Environmentally Sensitive Areas Atlas docs not mdicate the presence of any cnvirommentally
sensitive featwrcs within the subject property,

With reference to the protection of groundwater, the apphicant has provided certification from the
Yancouver Tsland Health Authorig with respeet we the sephic dhispaosal svstem on site for an industrial use.
Sice obtaining this pennit, the applicant has indicated they would like o include a carctaker’s residence
on site. As the septic disposal permit is for an tndustnal use only, the applicant will have tw apply to
inglude a residential use on the current sepiic disposal pormut, [0 is recommended that, iF the Board
consiclers the Amendment Bylaw for 17 and 2° reading. the applicant provide the proposed location and
desim of the residential use and its comesponding seplic disposal permit before the application proceeds
to Public Hearing.

With respeet o the storm water colleehion for the site, the applicant has provided an cnmneer’s report
setting out the proposed plan for drainage.  Specifically for the proposed vehicle washing area, the
applicant s engineer is proposing that i1 will be construcied complew with an approved water recycling 7
o] separator system fa place. This can be secured by development permut,

The applicant also has completed a Waste Manzpement Site Profile with respect to the subyect property.
Due to Uw placement of All an site, the applicant 13 in the process of assessing the site for potential
environmental contaminants and ablaming approval under the Waste Management dce. As this is not yet
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aceepted, staff recommends that il the amcndment bylaw proceeds 10 Public Hearimg, the Public Hearing
not be held unti] approval has been obtainzd.

INTERGOVERNMENTAL IMPLICATIONS

Ministev of Transportation — staft has indicated that the Mimstry =318 support this application subject to a
number of conditions heing met, which the applicant has indicaled can be met. It 15 noted that an
amenciment bylaw will be subject to the approval of the Ministry pursuann the Higfoway Aer

Fanoouver fxtand Health Authority - there s 3 cunent Health permit on file with respees o dus site for
the proposed indestrial uses. The proposed single dwelling unit use will reguire sdditiomal approval irom
the Vancouver Island Health Authonty.

Cranberry Disirict Local Fire Chizf - The Planning Department, in consideration of fire safety issucs, has
been referming applications For rezenings or OCP amendments to local fire depaniments, o date,
coraments have not been received on this application, but the RDN will continee i keep local fre
officials inionned of proposed changes in ther arcag,

VOTING

Electoral Area Dhrectors - one vote, cxcept Electoral Area "B’

SUAIMARY

This 15 a requast to amend Bylaw Mo, 500, 1987 to permit a mm warchowsing use and eqguipment display
and servicing use at 1299 Schanthouse Road in the South Wellington area of Electoral Area *A°. The
pubhie mionmation mecting was wuved due to the lack of attendance a1 other simrular mectmgs.
Preliminary referrals wers forwarded to a number of apencies. Ministry of Tronsportation i prepared 10
issue @ 180-day approval subject W some conditions being addressed.  The applicant has indicated that
these conditions can by mer T iz noted that the subject property is within 500 mewres of a highway
interchange, the amendment bylaw would be sulyect to the approval of the Minisine pursuant w0 the
Highway Act. The applicant has supphed cerufication of approval tor on site seplic disposal for this
property far the propesed industnial wses, bet will need to confirm that a scptic disposal permit can be
issued for a single dwelling use as well,

The OCP includes the subject property within the Sowh Wellington Development Permit Area, As pant
of the application, the applicant has supplicd a siue plan. landzcaping plan, and drainage plan. If the
applivation proceeds, it 15 noted that a devclopment permit would be required prior to constrection of the
site, As the development can be considered concuwmently with the adoption of the amendment bylaw, it is
recommended these condivons be included in the comesponding development permit as outlined in
Scheduls Mo, 1. The applicant s agent has indicated concurrence with these conditons.

Given that the OCP supports the industrial uwse and the applicant’s apent is in concurrence with ihe
conditions outlined in Schedule No. 1. stall recommends Alternative No. 2, o approve the amendment
applicatton subject to the conditions set out in Schedule No. 1 for 1% and 2* reading and te proceed to
public hearmg.

in
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RECOMMENDATIONS

1. That Zoning Ameondment Application No. ZA0310 subrmutted by Kesth Brown & Associates, on
behalf of 636268 BC Lid. to rezone the property legally deseribed as Lot 1, Section 13, Range 6,
Cranberry Dhstrict, Plan 12009, feom split zone [Residential 2 Subdivision Dhstrict D (RS2F) /
Commercial 1 Subdivision Distnct M (CAMVIMY] w Comprehensive Developrment 18 Subdivision
Prstnict "2 (C118Z) in order to facilitate light mdusirial uses comprising of 2 mim warchouse use
and a keavy cipupment display £ servicing use be approved 1o proceed to publie hearing.

2. That "Regional District of Nanaimo Land Use and Subdivision Bylaw Amendment Bylaw
Np. 500,301, 2004" be given 17 and 2™ reading.

3. That "Regional District ol Manzimo Land Use and Subdisssion Bylaw Amendment Bylaw
Mo, 300304, 2004" proceed to public heaning,

4. That the public hearing o “Regional IMstinct of Nanamo Land Use and Subdivision Bylaw
Amendment Bylaw No. 500301, 2004" be delegated to Lirector Kreiberg or his aliemate.

Report Yriter

CAD Concurrence

COMMENTS:

dpviin Fepart THATATIGE 30 4410 Brows m 0¥ amd 2
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SCHEDULE SNOH A

Conditions
Lonisg Amendment Application No. £A0410
Lot 1, Bection 13, Range 6. Cranberry District, Plan 1200% - 1922 Schoolhoose Road

1. The following conditions are to be complicted prar to Amendment Byvlaw Noo 3000301, 2004 being
forwarded to public hearing:

a.  Applicant to provide approval from the Mindstry of Water, Land, and Adr Protection with respect
10 the Site Proble purswant to the Haste Management Act.

b, Applicam o provide revised plan showing locanon and size of single dwclling unit (Garctaker’s
unit].

e, Applicart to provide confirmation from the Vancouver Island Health Awthorite contimmng septic
disposal permit for single dwelling unit.

2. The follvwing conditions are to be completed prior o Amcendment Bylaw No. 500,301, 2004 being
consulered for adoption;

Applicant to enter into a development peomit e nelude, at g minimorn, the following requirernent:
1. Tuilding f Site Developnent

a.  Applicant to conlirm maximuin heiglt of buildings as measured from the natural grade, A regquest
firr variance 10 the maximuom height requirement pursuant to Bylaw ™o, 300, 1987 15 subject 1o the
pomsideravon of the Regonat Baoard of Directors.

b, The subject property shall be developed in accordance with tne Sae Plan as shown on Schedule No.
2. Applicant may amend this siwe plan o include provision for ooe dwelling unit,

¢, The buildmgs shall be desipned and constructed, including the ineorporation of bulding materials,
as shown on Schedule No.o 3. Applicant may amend builéhng profle te include provision for one
dweelbmg unit.

d. The [leavy Lguipment Display shall be locatzd in arca as shown on Schedule Mo, 2.

L. Landscaping Requoirements

a. Landscaping to be provided as shown on Schedule No. 4 and shall, at the minimum, satisfy the
[ollowing critena;

i. Landscaping shall be todally comprised of biclogieally diverse and drought resistant
plants.

1. Individual plants to be used in the landscaping shall have nommal, well developed
branches and vigorous, fibrous roat systerns; such plants shall be healthy, vigorous and
free from defects, decay, disfiguring roots, sunscald, injuries, abrasions of the bark, piant
discases, insect pests’ epgs, borers and all forms of infestations or objectionable
chsfigurements.
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1. Al landscaping shall be penmanently maintained in pood condition with, at a maniowunr,
the sume guality and quaniny of landscaping as was initially approved and withow
alteration of the approved design; the owner shall make provisions for the permanent
imigation works necessary o water the landscaping.

tv. The desien of landscaping shall be such that the growth ol roas, trucks, and branches of
natural or introdeced vegetation or the location of pranted berms shall not contlict with
the utilities, siructures, nocessary access, of require sight wizngle.,

v. A watermg syvstem for all landscaped arcas.

vi. All landscaped arcas shall be constrecied completed with a permanent curbs a minimum
of 15 cm in height to protect all landseaped areas from potential vehicular damage,

b, A lendscape seounty deposit, pursuant w Bylaw No. 300, 13 to be held by the RDN pending the
completion of the required landscaping Lo the satisfaction of the Repional District of Nanaimeo,

¢.  The subject property shall be fenced as shown on Schedule No. 2.

Storm YWater Drainage / Protection of the Aquiter

a. Site is to be developed in accordance with the subnutied engineer’s storm drainage plan subject to

the approval of the Ministey of Transportation and the Regional Distriet

b, ™o net increase in peak storm water runefl fom the land 1w adjoming lands or the lughway
system will be permuiited.

£, Ao ol /owater separator for the wash area to be constructed in the location as shown on the siee
plan. (81§ water separatyr to be desipried and constructed 1o industry standard,

Local Fire Protection / Fire Chicl

Luoecal Fire Chief wo approve site fnyoul,

OMf-Street Parking Spaces and Aiste Ways

Al off-strect parking arcas shall be located behind the ront face of the pninciple buldings,  All
parking areas, meluding aisle ways, shall be constructed to Bylaw No. 500 standards and all parking
spaces shall be clearly delineated through the use of painted lnes on paved surfaces or conercle
parking stops on compacted and dust free surfaces,

Sipnage
a. Signage will be subyect 1o a reguest for vanance t© Bylaw Noo 993, (995,
b. A maximum of 2 [fee standing signs shall be pormeaied ar cach access to the development from

Schoolhouse Road. Other sign design details and specific siting will be suiect to developrent
perinit.

Hefuse Containers and Other Qutdoor Storage

The refuse containers shall be adequately sereened with 2 combination of landscape plantings and
tencing. and located as shown on Schedule Mo, 2,
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Amendment Appivcation No, ZAG41G

Site Plan
{ax submitfed by applicant)

SCHEDIT.E No. 2
{reduced for convenicnce}
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Amendment Appleaton Mo, 2404 10
Swne £4, 2004
Fage @

SCHEDULE No. 3 (1 of 2)

Building Profiles
{as submmitted by applicant)
{reduced for converience)
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side elevation — typical mini storage
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Amendment Applicarion o, ZA404 11}

Juwe 11, 2603

Poge 10

SCHEDULE Ne. 3 {2 of 2)

Building Prafiies
fas submitted by applicant
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Amendmens Appfication No, Z:402 114

June Jf 2004

Foge 1!

SCHEDTULE No. 4

Landscaping Plan
fus submitted by apphicant)

{reduced for convenience)
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Amendrment Application Wo. ZA041 T
Suna LI 2600d
Poge [3

ATTACUHMENT No. 1

L.ocation of Subject Property

R P SUBJECT PRCOPERTY
NN Rem. Lot 1, Plan 12009,
- T Sec 13, R 6, Cranberry LD
1922 Schoolhouse Road
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REGIONAL DISTRICT
OF NANAIMO

POR REGIONAL [ juw 152
@i DISTRICT o1 Towes MEMORANDUM
ot OF NANAIMO 25| (GMDS

ST GMES
| AT D §
T} Robert Tapham A s _DIATE: June 14, 2004
General Manager, Dcvvq.’elcpment-%enjcgs-_.
e
FROM: Blaite Russell FILE: 306 3 60413
Planner

SUBIECT: Developaent Permit Application No. 60413 E Robinson — Erskine
Electoral Area ') - 3027 & 3029 Landmark Crescent

PURPOSE

To consider an appheation to legalize the placerment of clean fill within the Environmentally Sensiave
Areas Drevelopment Permit Area pursuant to "Regpional District of Nanaimo East Wellington - Fleasant
Valley Official Community Plan Bylaw Mo, 1035, 1997

BACKGROUND

The subyect property, legally desenbed as Lot 3, Seetion 20, Range 3, Mountaim District, Plan 31215
located at 3027 and 3029 Landmark Crescent an the North Tingle Pot arca of Elcctoral Area 17 {see
Attachaent Ny, [)

The subject property 15 zonad Rural 1 (RUIT1Y Subdivision Thstrict 13 pursuant to 'Keeional District of
Manaime Land Use and Subdivision Bylaw No. 500, 1987." Ko variances to Bylaw No, 300 ane
requesicd as part of this application.

The Environmentally Sensitive Arcas Development Pormit Arca, pursuani to the "Regional Districn of
Manaimo East Wellingon - Pleasant Valley Oificial Community Plan Bylaw No.o 1035, 1997 s
designated over porbwons of the subject property due o the proximity of the Millstone River. The
ohbjective ol this designation to protect productive fish habkitat and the nawral environment. To protect
these arcas, the constuction ol buildings or structures ot the subdivision or significant alteration of land
to accommadate new principle uses or subdivision requires a Development Pertnit.

The applicant has placed clean ©ill on the subject propecty in order to Tevel a low-lying area of less than
1500 m* within the Environmentally Sensitive Arcas Developruent Permit Arca. The land slopes up to a
moderate bank were two exitmy dwellmg units ace Iocated.

The subject property i bordered by Landmark Creseent w the north, and other mural peoperties to the
south, east and west. The subject property is wathin a Building Inspection Service Arca and is on an
individual well and sepuc disposal sysiem,

AL TERXATIVES

1. To approve the requested developmert permit application subject to the conditiens outlined in
Schedules Mo, 1 and 2.

2. To deny the requested develaprnent pertt.
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Prevelomment Permic Mo, §0413 - Rofinsen - Evskine
S £, 2004
Pape 2

DEVELOPMENT IMPLICATIONS

The applicant has placed clean G on the subject property in order to level a low-lving 1500 m’
triangular shaped section towards the southwest side of the lot to improve its usability, This scction of
the property appears 10 be within the fland plain of the Millsione River and is more 40 metres from the
rivers natural boundary. It should be noted that the property to tie Soath, directly adjacent the River, is
not within the development permit area (DPAY due to an exemption m the BPA guidelmes Tor propertics
located within the Agricultural Land Resenve.

The Regonal Disttict became aware of the work withim the DPA afier the land was cleared, graded and
had fill placed, conseguently, the EDN has required the zpplicant 1o obtain a Development Permit
Applicalion.

The portion af the property whetre the i1l was placed could potentially be prone to flosding, due to its
Livw-lying nature: and from drainage that flows omto the sulyect property, from Landmark Crescent by way
of a system of ditches.  As such, staft requircd the applicant to obtam and submit that a geotechnical
report prepared by a professional engineer with expertise m that field. Thas report was o imclude the
following:

¢ An impact assessment analyzing the irmpact that extsting and proposed Al will have on drainage.

*  Recommendations on methods to mitigate impacts of the G on the drainage of the surmounding
properties, includmg methods 1o redues wapacts on sureunding propeslics 1o pee alteration levels
or better.

A geotechnical repont was prepared by Don Kaluza, P, Eng, of AMEC Earth & Environmental on April
&, 2004 for specific applicatioa to the project.

The geotechaical repon notes "the imported soil would have an impact on adjacent properties without a
praper dramage plan”. The report provides reeommendations o mitigale the wnpact of dramage and
concludes, subject to limitations, that the "proposed site yrading and site drainage plan should not impact
the dramage of the adjacent properties during normal precipitation flow perods™. U is recommended that
the geotechnical report be registered on titic as a condition of approval,

Diramage iz presently dirceted off the site by way of an existing 150 moe PV pipe that crosses the
adjacont property to the south where it subscquently drains into the Millstone River. The mlbet of the
Hpe, located oo the sulmect property, presently consists of a grate and drain rock.  The georechnical
report recommends that "the existing inlet pipe should be designed to allow for the settlement of fine
gramed silt particles” 1o prevent sedunenis from enterimg the mver and provides for varous methods for
how this could be accomplished, Staft also recorumends that as a condition of this permit that sediment
and ¢rosion control measures be utilized o control sediment during any land alteration withun the TPA
and that revegetation should oceur as soon as possible and reasonably practical.

The applicant is ultimately responsible to ensure that any discharge, and any works in of about the niver
are nol w vielation of Federal and Frovineial legislation and regulanons meluding, but not limited to, the
Fisheries Act. The applicant is responstble to obtain all necessary approvals with regards to the drainage
pipe and related discharge and it 15 recommended that the applicant be o contact with the DFO and
WIAP prior to any modification to the drainape pipe, provided a professional engineer deems such
modification necessary, Itis recommended that the applicant, as a conditton of approval, be required 1o
comply with the recommendations of the geotechnical repost prepared by Ton Kaluza, P. Eng. of AMEC
Earth & Environmental o Apri! 8§, 2004, It is also recommended that the applicant will be required to b
supervised by the peotechnical engineer, as recommended in the Apeil & 2004 report.
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The peotechnical report is based on the assumption that the discherpe pipe is sufficiently sized. but the
engineer ackoowliedees that the sizing of dramage pipes and ditches are beyond the geoiechnical
cngincers’ scope of work, Therefore, staff recommends that the apphcant be required to ensure that the
existing dramage pipe and proposed ditches arc adequate for the intended use and may need to obtam an
enginesrs report prepared Yy a quabified Feofessional Eagineer.,

With respect (o the placement of structures on the fill area, the seotechnical engmeer concludes that “"the
till should not be considered suitable for bearing structures™ thercfore, it is recommendead as a condition
of this pernut that no structures be permitted to be pizced or construcied on the il area or developroent
periul area.

I s recommended that the applicants be required to prepare and cepister a Save Harmless Covenant on
the property saving the Regmmnal Thsmct hacmdess from any ackon or loss that might result from
conditipns that may gxist on the property, including but not limited 0 acknowledging the flood nsk
aszocialed with the fill placement and associated land alieration, It is also recommended that as a
condition of thig pernmt that the applicant obtain written permission for said propecty owner.

VOTING

Electoral Area Directors — one vote, except Electoral Arca ‘B,
SUMMARYCONCLUSIONS

Thiz iz an application for a development permut (o legalize the placement of clean Bl on a property
located at 3027 and 3029 Landmack Crescent within the Environmentally Scnsitive Areas Devclopment
Permmit Avea pursuant to the "Regional District of Nanaimo East Wellington - Pleasant Valley Official
Community Plan Bylaw No. 1035, 19977 From stall's assessment of this application, the development
perrul arga guidelines kave been addressed provided the reconunendations of the prepared geotechnical
report and conditions of approval are adhered to. With the geotechnical report recommendation put inte
pracuce, the application has technical merit w be approved subject to the Conditions of Approval
owlined in Schedule Neo. b, Therefore, staff recommends approval of the request subject to the
conditions outiined wm Schedules No. 1 and 2.

RECOMMEMNDATHON

That Nevelopment Permit Application Neo. 60413, submitted by the agent Wayne Frskine on behalf of
Eric and Patricia Rotnoson 1o legalize the placement of clean fill within 2n Environmentally Sensitive
Bevelopment Fermit Area on the subject property legally deseribed as Lot 3, Scotion 20, Range 3,
Mountain Dhstrict, Plan 31215 located at 3027 and 3029 Landmark Crescent in Electoral Area 'D" he
approved, subjact 1o the Conditiens of Approval owtlined in Schedules Ko, T and 2.

Report Writer

CAQ Concurrenee

COMMENTS:
dviirapoees 300 3k fu A0E0 30 ST Aobiason - Erskine
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Schedule No. 1
Conditions of Approval
Developnent Permit No. 0413

The following conditions are to be completed as part of Development Permit Mo, 60413,

Developmoent of Site

1.

Mo structures shall be placed or constructed on the fill area or within the development permut
ATLd,

Anprovals

]

The applicant s 1 be in contact with the Department of Fishenies and Geean and the Ministry of
Water Land and Aur Proteclion prior to any modification to the drainage pipe and obtain any
NECessary approvals,

Enginecring

1

6.

The reecommendations established by the geotechnicel report prepared by Don Kaluea, B, Eng. of
AMEC Earth & Environmental dated April £, 2004 and subsequent reports shall be adhered to!

The appheant shall be supervised by the pesicchnical engincer as recommended it the
geotechnical report;

Any additionat Enginvering certilication associaied with this permit shall be provided to the
Eegional District of Manaimo:

The applicant shall be required o ensure that the existing drainage pipe and proposed ditches are
adequate For the intended use and may need 1o obiain an cogineers report prepared by a qualified
Professional Engineer,

Covenznls

7.

The seotechimical report prepared by Don Kaluza, P. Ting. of AMEC Farth & Environmentat on
April 8, 2004 and subsequent reports are required to be registered on the Centificate of Title.

The applicants shall enter into a Restrictive Covenant saving the Remonal Thsmict of Manainw
harrnless from any acnon or loss that might result from condibions that may ¢xist on the proporty,
including but nat limited 10 acknowladging the flood risk assacated with the 11l placement and
associated land alteration. This Covenant mwst be registered on the Cetificate of Title prior at
Land Titles Cifice Victoria to the satistfaction of the Regional District.  All costs bowne by the
applicant.

Sediment sad Frosion Controls

9,

Sediment and eroston controd measures must be utilized to contral sediment during any land
alteration on site, These measures mustinglude;
+ Tamps, sand baps, polyv plastic sheeting andior Hlier faboe ave required to be onsite;
o Thirect run off Mlows away from Siran of Georgia using swales or low berms;
= Exposed scils must be seeded immediately after disturbance. Soil surfaces 1o be treated
should be roughened;
«  Cover temporary fills or soil stockpiles with polyethyiens: or 1ams;

Vegetation

10, Vepetation within the Development Perrmit Area shall be replanting as soon as 15 possible and

reasonably practical.
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Development Pormit Na, (0413

Suwe 14, 2004

Page §

Schedule No. 2 (part 1 of 2)

Site Plan
Development Permit No, 60413

¢ ¢ X<

_ 5 ot e g\ﬁﬁm PGl 3
: a1/ ) z = _ ;
“ /g E{. f ﬂ .._.. ' PPN _\/.aﬂ..mwu\.uw...m { ¢ avip
i e __.... \ % x\. i .. _
VA . d
L )
: o
| vy
_ AR
i ARRN
_ AN
! AR
_ \
: 3O
“ N \
: ozty by
. My
H __... \
: \ A
: Yy
| 1
: /i
m i}
" i
! "
f 1 33 wod
I
!
My $0PE NY1d h_ q_
. |
_,. !
1Z1E NYd ¥
€ 10T L _
_:_ O aaMG Fowng G
T ALvied  F1MS
4

23



Development Permit No. §0413 - Rabinsan - Erskine

Srewre 14, 2004

Page 6

Seheduole No. 2 {part X of 2)

Hife Plan
Bevelopment Permit No. 60413

{A% Subsnitted by Applicant / Modified to Fit This Page and to Include Conditions)
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Prevelopreent Fermit o, 60413 - Rabinson - Frsfine

Sune 14, 20
Pape 7

Aftachment No. ]
Subject Property

Developoment Permit No. 60413
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REGIONAL DISTRICT
OF NANAIMO

PBR REGIONAL | e 157
‘ DISTRICT Louaty | ]CMCrs MEMORANDUM
sheat OF NANAIMO i TGMDS
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: o P/
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b
'

T Feobert 1.apham e £ 7. & o June 13, 2004
Creneral Manager, Develgprment-Sereses———————rmeu |

FROM: Susan Cormie FILE: 3040 30 40423
Senior Planner 3320 30 23631

SUBIECT: Dovelopment Permit Application No. 60423 & Request for Relaxation of the
Minimum 0% Frontage Requirement
Applicant: Fern Road Consnlting Ltd., on behalf of Forevergreen Properties Ltd.
Electoral Area *G7, Adjacent to Inland Istand Highway accessed from Coldwater Rd.

PURPOSE

To consider a development permit application for a proposed 10 Tot subdivision fer propeny within the
Watercourse Protection and Inland Island Highway Development Perinit Areas and to consider a roguest
to telax the minimum 1046 penmeter fomtage requirement for one of the proposed lots.

BACHGROUND

This is an application for a development permit and a request to relax the T0% penmeter fromtape
requiremnent for 1 Lot within 2 10 Tt subdivision that is proposed for a propenty located adjacent to the
inland Island Highway within the Flectoral Area ' G and legally descdbed as Lot A, Block 1428, Plan
VIPHA T and Proposed Closed Road, Plan 742, Bath of Nanoose Disinict and fsee Anachment No. [ for
focarion of parent parcel).  The subdivision will be aceessed from Coldwater Road off Chureh Road.

Surrcounding uses include the I & ™ Railway and the City of Parkswlls to the norh; industrial zoned
property to the cast; the E & N Radway, Inland [sland Highway, and rural soned property to the south:
and the inland Tsland Highvway and rural zoned properiy w the west, Itis noted thad the City of Parkswvitle
communily water source is located to the north of the subjeet property.

The subject property is cwrrently zoned Rural 1 (RUTY and is within Subdivision Prstnet "I pursuant to
the Regioral Distnct of Nanaimo Land Use and Subdivision Bylaw ko, M, 1987, The applcant 15
proposing to subdivide the portion of the parent parcel between the E & N Railway nghts-of-way inwo 9
parcels with the remainder as the 10" parcel. All parcels are proposvd o be greater than the 2.0 ha
minimurn parce] size, therefore meeting the minimun parcel size requirernent (see Schedule Mo, 2 for
propased subdivisiony. BFach proposed parcel would be able to support 2 dwelling units,

In addition 1o the zoning. a portion of the parent parcel 15 designated withim the Watercourse Protection
and Inland Island Highway Development Permit Arcas pursuant wx the French Creek Ofhcial Commuruty
Flan Bylaw No. 1115, 1998, As the propased subdivision development does not meet the exemption
provisions of these development permit arzas, a development permit is required.

The new pareels are proposed to be served by mdividual private septic disposal systems and pnivate water
wells,
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Dovelopment Permit Applicaion Mo, 804231
Subddivision File 33200 200 25634

Sune T3 2004

Pape 2

in adidition, the applicant has also petitioned the Regronz! District o be included within a local service
arca for management of storm water associated with the proposed development.

0% Afinimem Fromin e Hegouirement

Froppsed Lot 5. as shown on the plan of subdivision as subimitted by the applicant, dogs not wmcet the
minimam 10% perimeter frontage requirement pursuant o section 944 of the Local Government el
The requested frontage for proposed Lot 5 s as follows:

rﬁ;-‘}ﬁrﬁﬁir}fﬁzﬁhiruf_i-uzq'uired Ffrontage | Proposed frﬂnm:.;;; % of Perimeler
: 3 : 833 m o 36m 34w

Therefore, as proposed Lot 5 does not meet the mininum 109 parcel rontage requirement pursuant to
section 944 of the Lacal Government Act, approval of the Remional Board of Directlors is required.

Application Information Submitted

As part of the proposal, the applicant has submitted the lollowing information in addition to the proposed
plan of subdivision:

= Hydrogeologe Study prepared by FEBA Enginecting Consultants L., March 2004
*  Srorm Water Management Report, propared by Park City Engineenng Lid., Tune 9, 2004

The applicant is also proposing to register scction 219 covenants with respect to the following:

*  providing protective covenant for the portion of Romney Creek which crosses the subject
property (Proposed Lots 8 and %)

= providing a 30-metre wide covenant o provide a vegetauve buffer next to the Inland Island
Highway;

= resimiching permilied wses imcluding agriculture, aquaculture, and preduce stand; animals to
houschold pets only;

a restricling sidvicullure 10 a maximum 50% of each parcel only; and

*  restocling (uture owners o comply with recommendations as owtlmed i the Hydrogeological
Keport,

_omements from the City Parksvifle

The subdivision application was referred 1w the City of Parksville for comment by the Provincial
Approving (Mficer.  The City has submittcd comments o the Approving Officer and copied this
information to the RON for information fsee Atiachment Ne. 2). The City has numerous concemns about
the pussible impacts the subdivision may have on ground water. storm water, and the City water supply.
The mayority of these comments will be considered by the Approving Officer; however, the applicant has
provided a Hyvdropeologic $tudy in support of the application, which was copied to the RDN and Ciry of
Parksvilte torether with a teply that 15 attached, fsee Anachment No. 3) The applicant has indicated that
they have addressed alt of the concems necessary for the subdivision 10 be considered for approval

ALTERNATIVES

1. Toapprove the request for the relaxation of the minimum 10% frontage requirement for proposed Lot
5 and approve the development perpuit application as submitted, subject 1o Schedule Nos. 1 and 2.

2. Todeny relaxation of the mammuem 10% frontage requirement and the development permit apphication
as subnutted and provide staff with further dircction.
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WATERCOURSE PROTECTION IMPLICATIONS

The Trench Creek Official Communiey Plan Bylaw Mo, 1115 1998 designales portions of the subject
property within the Watercourse Development Permit Area, specifically for the proetection of Romney
Creck. The apphicant has offered w rogister 2 protectve covenant as measured 153.0 mewres from the
natural boumdary of the watercourse, which comesponds with the deselopment permit guidelnes. The
covenamt will mclude restrctions protubiting the removal of vegetation. the placemuent of bwldings or
structures, placement of souls, or any alteration of the land by mas,

INLANT ISLAND HIGHWAY PROTECTION IMPLICATIONS

With respect to the Inland [sland Highway Development Permit Area, the applicant has citered to register
a protective covenant for the purmposes of retaining the existing vegetation and restricting buildings or
structures within the buffer area. I is noted that thers are existing gas and hydro statutory rights-of-way
crossing the subject property adjacent to the Inland Island Highway, which cannot be vegetated. This
covenznt 13 in keeping in the Vancouver Island Inland Island Highway Iimplementation Agreement and
will meet the puidelines of the development permit.

FRONTAGE RELAXATEON IMPLICATLONS

With respect w the reguest for relaxation of the frontage requirement for proposed Lot 3, this parecl 15
propesed to be located on the cul-de-sag portion of the proposed road. Dospite the reduced frontage for
this parce], buildable sive areas will be availlable to support the intended uses, With respect o access,
Minustty ol Transportatiwon staft has indicated that access to the proposed parcel will meet Ministry
standards and theretore, have no concems at this time with this request lor relaxation of the minimum
10%4 frontage.

STORMWATER MANAGEMENT EMPLICATIONS

With respect to the storm water management propesal as submitted by the applicant’s agent, the proposal
inchudes the corstruction of a stormi waler management system consisting of interceptor ditches and
detentton ponds system which would be designed fo reduce post desveloprnent flows o pro developroent
flow levels. The applicant was initially proposing to inc¢lude the proposed storm water works in a
Statutory Right-of-Way, to be granted to the Ministry of Transportation however now 1s intcnding to
petition the Repional District o request that a Local Drainage Service Area be established. This would
involve the Regional Board's consideration of establishment and service arca bylaws,

Staff would also recormend that if the parent parcel is included in a local service arca for drainage, the
proposed stonm water management system be subjoct to engineering specifications and design acceptable
to the KON Manager of Engineering and Uiilides.  Seaff has discussed the proposal with the City of
Parksville statt, and while the City has advised the Provincal Approving Officer of numerous concerns,
Caty staff acknowledge that if the subdivision does proceed, a drainage loeal service area would provide
tor better manzpement of the proposced developroent. 1f the Board does not authorize the estabhishrment of
a Local Drainage Service Area the applicant would have w design alwmative works that ace acceptable to
ithe Ministry of Transportation or consider developing a bare land strata subdivision.

VOTING

Electoral Arca Directors — one vole, except Electoral Arca ‘B’
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SUMMARY

This is a request to relax the mininmm 10% perimeter fronlage requirement for 1 proposed parcel as pant
of a 10-lot subdivision propasal. This is also a request fer a development permit b facilitate o 10-let
sobdivision proposal within the designated Watercowse Protection and Inland  Island Highway
Mevelopment Permit Areas. Ministoy of Transpontation stalf has indicated that the BMmistry has no
ohjcoton to the request for the propesed minimum 10% perimeter frontage relaxatton.  The reduced
fremtage will not negatively impact buildable site arcas within the proposed pareel,

Due 1o the glose proximety o the City of Parksville Community Water source, the applicant has offered w
resirict some of the land uses currently permitted under the Rural 1 zone such as the keeping of smimals
restricted Lo houschold pets, agriculture, aquaculture, and preduce stand uses.

With respect to the Walvrcourse Protection Development Permit Arca, the applicant has offered to
regisier a proteclive eovenant over Rommey Creek and its adjacent riparian area, thercfore mecting the
applicable development purmat puidelines. With respect to the Inland Tstand Highway Development
Permit Arva, the applicant has offered to provide a covenanr restricting removal of vegetation and the
placement of buildings or structures within the 30-tetre wide strip.  Therefore, the puidelines of this
developmen! permit arca can be met.

Therefore, in consideration of the appheants’ concurrence to provide covenanls for the protection of
Eomney Creek, to restrict land vses which reduce the potential for a possible negative wmpact on the
nearky City of Parksville community water source; and to protect the removal ol vegetation from the
Intand Island Highway buffer arca, staff recommends Altemative ™o, 1, to appronve relaxation of the
mimmuam 10% perimeter frontage for the proposed now parcels and o approve the development permat
subject 10 Schedule Nos, 1 and 2.

RECOMMIENDATION

That the request, submitted by Ferm Road Consulting Lid., on behalf of Forevergreen Propertics Lid,, to
allow the creavon of a subdivision within the Watercourse Protection and Infand Island Highway
Development Permit Arcas and to relax the minimem 10% frontage requirement for proposed Lot 5 as
shown on the plan of sebdivision of Lot A, Block 1438, Plan VIP64704 and Pruposed Closed Road, Flan
742, Both of Nanoose Dhstrict, be approved subject 1o Schedules o, 1 and 2.

iy =
Report Writer Ciener ager Concurmency

Y [

Ca0 Concutrence

COMMENTS;
deLE SN 2E047 2320 30 2565 jr et 23 furevererecn.iler
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SCHEDULE X0 1
Conditions of Approval
Development Permit Application Mo, 611423

The tollowing sets out the conditions of approval with respect to Development Permit Application
Mo, 60423,

Watercourse Protection Covenant for Romaey Creek:

The applicant shall prepare and remster 2 section 219 covenant for the protection of the watercourse and
its 134} melre tiparian area, as measured from the natural boundary, testricting the use to @ vegetation
retention (no removal of vegetation other than noxiouns weeds) £ ne building or structures inchuding
lences, decks, and putios, outdoor storage, sepus Relds, wells, and placement of soils; or any alteration of
the land by man. This eovenant 15 10 be revisaed and aceepted by the Rezional District prior to being
registerad on tfitle concurren:ly with the plan of subdivigion at Land Title Office.

Subdivisions

1. The subdivision shall be i substantial compliance with Schedule o, 2.

ek

X construction shall ocour within the riparian area of the watercourse located adjacent to the
wesl lot ling of the parent parcel in association with the subdivision developroenr and the
following measures shall be taken:

a. Sediment and erosion contral measures must be ulihyed w control sediment during
construction and to stabilize the site aller construction s complete, These measures must
include:

i, Tarps, sand bags, poly plastic sheeting andor filter fabric are required w be onsite
during works,

1. Cover temporary fills or soil stock piles with polyethylene or tarps.

ul. Exposed soils must be seeded imimediately afier distuwrbance. Soil surfaces to be treated
should be roughened in advance of seeding.

b. The wse of temporary fences (snow fences) adjaceun to the 150 metre protection arca of
Fomncy Creck to be installed during the construction phase.

3-metre buffer strip adjacent ta the Inland Island Highway:

The applicant shall prepare and regisier a seetion 219 covenand for Inland Island Highway restricting the
following:

1. Mo scptic disposal fields, wells, dnveways, outdoor storage, or other site improvements
shall be located within 30.0 metres from the [nland Island Highway.

| £

No remaval of the existing trees and other vegetation gther than wmvasive plants such as
Himalayan blackbemes, Scotck broom, moming glory, and purple loesestrife provided
they are replaced with nauve species to enhance the buffer area.

This covenant 15 o be reviewed and accepted by the Regional District prior to being registered on title
coneurrently with the plan of subdivision at Land Title Cffice.

a0
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PFroposed Plan of Subdivision
{ay submitted by 2pplivant)

FLAN 30437

dLis 1353
—
—
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ATTACHMENT NQ. 1
SUBJECT PROPERTY LOCATION
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ATTACHMENT NO. 2 (5 pages)

AL USRS
Tofuseworonm— -

City of | PARKSVILLE

PO Box 13790, 100 E. Jenzen Avenue, Parksile, BC, WoP 743
Telgohore: (J50) 248 5144 Fax [250) 298-6650  waaswecity, parzsville be.ca
tvlay 1, 20404 By Fax Fulluwedﬁ!y[ai] R
Gy | RECEIVED |
dfinistry of Transportation i
Vancouver Island District :
South Coast Region
3™ Flgor — 2100 Labicux Road
Maraima, BC V9T 6E9

Aftentan: Mr. Rob Howat, Approving Officer
Dicar Sirs:
Reference: Subdivislon of Lot A., Block 1438, Nanoose District,

Plan VTP 64704 — Your File: 81-302-25651
Ciey of Farksville File: 3030

This is further to owr meeting on April 27, 2004 (aleo attended by the Dircetor of Comrounity Planning,
Ciayle Jackson} regarding the above-referenced development. The following, additional comments arc
presented after a preliminary seview of the Hydrogeologic Study dated March, 2004, prepared by ERA
Enginesning Consultants Lid:

L. The proposed source of potable water for this devcloprent is groumdwater, which would be
drawn frem the same aquifer as that used by the City of Parksville to mect a significant portion
of Cigy water demands (i.c. the Springwoad Welt Field),

it iz realized that *use’ of the aquiler by parties other than the City of Parksville is not, in and of
iself, uwnusual o improper. However, it 42 toped that protection of the long-torm water quatity
and demands associzted with a publicly fundsd municipal utility will be considered paramount
when deciding whether or net the developrent is in the overzll public intecest,

2. Omc of the conclusions presented in the EBA Study is that the long-term impact of the

development will be a reduction tn the “safe awilable drawdown in City of Parksville
Springwood Clusier of § to 4% over 20 yeass™.

This conclusion is of scricus concern and we do nof accept, on the basis of the information
provided, that \his is 2 munor impact. The long-term trend in terms of drawdown of the aguifer is
4 specific concemn that Ciry staff has been investigeting. The fact that this inflia] technical
investigation concludes there will be a long-term reduction in avaitable ‘drmwdown’ (resulting
from chis proposed development) s exmes te validate such concern. W & therefire ¢ onsider that
additienal information is required to confirm the long-term viability of the aquifer for use by the
City {and, 1f feasible, others). Such information should probably include identifcation of any
tong-term impacts and related costs to the City.

EMGIMNEERING AND CIPERATIONS DEPARTMENT -
1116 Hering Gull Way - Telephone: |250) 298-%412 - Fax: (250] 293-6140

D-'.:EC'COI' of Engeieentg & Operaions tdartager of Cnerasicns & Information Systems
Ceroi Leng: (2900 955-955% Dhrear Bine. [3501 954-4047
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3. T is proposed thal iquid -waste be disposed of wtilizing household seplic systems., The EBA study
notes (hat there is an impermeable il layer protecting the subject aguifer from contaminent
migration throngh seepage. It is alse noted however, that vit would take an average of preater
than 14 years for any water from surface to percolate ﬂu-nugh the il la_w:z’

Itis pmbnbl}r reasonable {o conclude that it wonld be exgeracty ch.ailmgmg to verify that the il
Yayer is contmuous actoss the site (.. there may be arcas where the soils above the aguifer do not
protect the aquifer from contaminant migration from the surface to the extent noled). Also, 10
years is & relalively short time frame in terms of protecting water quality. It is therefore decmed
esserytial that these iscues be clariiied before any conclusion is made mogarding the susceptibility -
of the groumdwater zupply 1o surface contamination.

4, It is ot clear what the anticipated method of handling stormwater munoff will be for the site.
There may be fmpacts to dowsistream lands and infrestuchoe within City of Parksville
boundaries, depending on the specific technical design spproach and parameiers utilized. Further
details are requined befers we are able to provide detailed comments in this regard

v is hoped that the above helps to clarify City of Parksville concerns respecting the subject development.
These concerns are complex in nature, and if you have any questions or wish to firther discusg the matter,
please comlact we at your convenience, at (250)954-4659.

it t5 deemed tmportant to reiterate that under no circumnstances will the City of Parksville support a
development that poses any risk to the City’s water supply,

"Rourke, P.Eng.
of Engineenng & Cperations

GORfre
GAR Y Dav -Genaul\Block 1§38 vwat My 3, 2004 .do¢

c Ministry of Health '
Regional Disinict of Nanaimo -
Director of Community Planning
Engineering Technologist {Owen Jonnson, A SeT.)
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Page i4

City of JPAEKSVILLE e NanAmE

Pyt

R P e Lt e

Apnil 22, 2004

VIA FAX: (250)751-3289 FAGE1OF3

Ministry of Transponiation PY
Vaneguver Jsland District
South Coast Region

3" Floor — 2100 Labieux Road
Nanaimo, BC V9T 6E% .

ATTENTION: NICK YANDERMOLEN, DEPUTY APPROVING OFFICER

Drear Sirs:

SURBJECT: SUBDIVISION OF LOT A, BLOCK 1438, NANOOSE DISTRICT, PLAN
VIPE4T4 ~ YOUR FILE {#1-002-25651

Thank you for the referral of the above noted subdivision application. The City has 2 number of
concerns and items for you to note with respect to this application:

* The subject property is th very close proximity to well flelds which provide a significapt
amount of the municipal drinking water supply. Therefore, there is grest eoncem that
development of thiz property ard subsequent use of this property could negatively impact
the City's wells, In this regard, the presence of septic fields, keepmng of animals, use of
fertilizers and pesticides, and simnilar activities would be of concemn.  On this point alors,
the City guestions whether approval of 2 subdivicion of this scope and density is in the
publie interest.

+ The impact of any new wellz: an the local groundwater regime 1= also 2 serious concem.
The EBA Enpgineering report predicts 2 “minor” (Le. 1% to 4%) long-term drawdown of
the water level at the City's wells a5 a result of the development. The City guestions
whether any such tmpact or associated risk 15 in the public interest.

» This property has a watercourse running through it. Thes watercourse (Romaey Creek) is
shown as being within a Fisheries Plaoning Boundary in the Environmentally Sensitive
Arcas Atlas,

» This property appears to fall within the Highway corridor area which is subject to the
Yancouver Island Highway Agreement.

.. 12
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Mr. N, Vandermolen
April 22, 2004
Page 2

»  We understand that the property is within 2 desipnated development permit areas; one
which sets out & requirement for a 30 mewe buffer from the Highway, and, the other with

respect to the Creek.  The proposed layout dots mot appear to acknowledge either
condition,

s The subject property is within the Parksville Fire Protection area. Response time could
be improved if an emergency access vonld be made available from the Albemi Highway.

* With respect to technisal aspects of the application, it does not appear that storm water

disposal is adequately addressed, and alsc, there i5 a concern with respect 1 the fact that

. "aquifer characteristics were compiled from previous reports ard available
information” rather than primary research (see pp 9 EBA Enginesring Study).

The City is not clear on what the Ministry's technical reguirements might be for a subdivision of

this nature and more specificaily whether they wounld be strengthened, as nooessary, to
acknowlcdge the proximity to a municipal water supply.

in summaty, there aie 2 number of concemns and considerations which we believe we need to
explore further throuph discussions with you. I'm sure you appreciate that under no

circumstances is the City witlmg to support a development that poses any risk to the City's water

supply. Gary ORourke, Director of Engineering and | look forward to meeting with you next
week,

@j;:w{, %
G E A\ JACESON

Director of Community Planning

GAIsh

G4 1E-20-MOTH VY andermolon-3.

pe _ Ministry of Health
\R'g;jonal District of Nananmno

. ('Rourke, P. Eng., Dirsctor of Engineering and Operations

{50 Guap Bsvingto o watls et d
i A
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EBA Engineering Consulfants Lid.
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Crealing and Delivaring Better Solutions

May 15, 2004 File No. 0802-2840131

City of Parkeville
Box 1390 — East Jensen Avepur
Parksville, BC, V9P 2H3

Attention: Gayle A. Jackson, Diarcctor of Community Planning

Regarding: Subdivisian of Lot A, Block 1438, Nancose District, plan VIPG4 704 -
MOT file: #1-00202565]

Dear 33 Jackson:

EBA Engineering Conpsultants Lid. (EBA) is submitting this letter {n tesponse to your Fetters

dated May 3, 2004 {author: Gary O'Rourke), Aprl 22, 2004 {euthor: Gayle Yackson), and
letter dated May 12, 2004 (author: Robert Lapham).

Concerns are expressed regarding:

a. Impact of surface activity on groundwater quality; and

k. Impact of proposed groundwater exdraction on City of Parksviile water supply.
<. Speoific issues raised by RON's letter dated may 12, 2004,

This letter provides an answer and comments on these three points.

I IMPACT ON WATER QUALITY

EDNM's

EBA has completed 2 hydrogeotogical sudy’ for Forovergraen at a resolution similar or
ereater than what is typically dene in BC for proposed development of this size, The
impact of the praposed development on water quality was avsessed, and a professional
opinion expressed based on an understanding of the surface and subsurface conditions.

Particwler issues were mentioned in your correspondence:

I.  Tmpect due to septic fields: ERA’s report bas been submitted o Vancowsver Island
Health Authorities. They have jurisdiction on the earment of Uanid waste through

' Rydrapenlogical Study Focevergreen Properties Bhass 1, harch 2604

#1 — 4376 Babna Drivs, Nanaime, Erifish Coumble VOTBAT - Tl (250) 7562256 atg

Frr: {2507 FEG-2688 inferrmd. naraimo@ebo.ca - Wb Siar htpFewaderon
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May, 2004

2.

ground disposal. EBA is available to provide further comments or studies, should it

e required by VIAH.

2. Poteptial impact duc to animals: As mentioned in Fern Road Consulting lctier dated
May 5, 2004, animaly would be restrcted to househald pets. It is EBA's apinion
that the waste generated by these animals would have a negliglble impact on the

groundwater quality.

3. Use of fertilizer and pesticide: The hydrogeological report discussed how nitrate
loading is not considered a problem. There is a risk that herbicides and pesticides
may be used by property owners for landscaping purposes.  Presently, EBA
congiders that the best way to mitigate this rsk would be through public education.

IMPACT ON WATER QUANTITY

EBA modselled the groundwater regime in the zrea proposed for develupment to assess
the long-term impact of the operation of the proposed wells. 1Jsing conservanve
assumptions, the overall impact {measured as impact on the available drawdown of the
CoP's wells due to interference) has been estimated to be inthe onder of 1 to 4 %, Since
the issue of the report, EBA has received information on CoP proundwater consumption
from their well fields. In 2003, 907,902 m® were extracted from the ground by CoP. The
fullowing table shows the retio berween what Forevergreen developroent would extract
compargd 10 the voiume of water extrzeted by CoP, using two scenarios. Scepanio 1
considers a daily averege extraction of 2.23 m’/day (MOT PLA Standards) and Scenaric
2 considers consumption by water efficient properties (3.47 m’/day).

Estimated Water Damend City of Parksville
Foreverprech Projected Use Cansumption Ratiy
(m'fyear) (m’*fyear)
FLA Saanderd
75 0B (or 1. B%

(2.23 m*/day/connechian) 162 07,502 0.018 {or 4

Warer Efficient Homes 3,431 207,562 0.004 (or 0.4 %6)
{047 m /dgyfconnaction)
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This confinns that the impact would probably be in the order of I %. In addition,
Forevergreen has recently drilled one water weil. The well was completed in Aguifer 3
{aguifer numbering refers to the nombering tsed in EBA March 2004 report), the aquifer
below Aguifer 2 (the aguifer used by CoP well field), Therefore, the long-term impact on
CoP water supply is even anticipated to be less than 1%,

In your letter, you question the fact that the proposed develgpment waould be of public
interesf. EBA congiders that the proposed development has been designed with a
responsible vision to build a low impact development (LTD) minimizing its "footpnnt” an
the environment and gn the natural resources. Based on EBA's wnderstanding of water
management n Parksviile, the CoP has no shoft term or long term operstion srd
monitoring plan and ne intent to minimize the present water consumption. EBA is not
aware of any report that presents a global approach to monitor, characterize and protect
the groundwater resonrces presently constmed by CoF. Thercfore EBA considers that
the development proposed by Forevergreen Propertics is a step in the right direction to
develop land in a responzible mantier, with a long-term vision and a public inferest thar
should be promotad.

3 ISSUES BROUGHT IN RDN'S LETTER DATED MAY 12, 2004

Point 4 of the lstter mentions that proof of potable waier to Bylaw No. 500, {987
standards showld be provided. EBA understands Bylaw No. 500 appliss to commurity
water systems., Winat Forevergreen proposes is an individual water supply for each lot
and therefore the development should meet Ministry of Transportation's requiremenis.

Point 5 of the letter is & misimerpretston of the 2™ paragraph, p. 14 of EBA's report. [t
states: '"The low percolation rate and less depth to winter water lovel an Lot 1 means that
only ane residence is possible for Lot | or further tnvestigation is required fo befter
assess the subsurface conditions ot shallew depthe on this fer" The seeond half of the
sentence {in italics) indicates that limited investigation was completed and that a detajled
investigstion of the lot may identify a suitable location for 4 disposa] fisld for a second
residence,

s
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We hope this ietter clarifies items of concerns. Please call me if you have any questions,

Respectivily submitted,

Gilles Wendling, PhD., P.Eng:
Senior Hydrogzologist

Ce:

Forevergreen Properties, Mick Andreeff

Fern Road Consulting Ltd., Helen MacPhail Sims

RPN, Sugan Cormie, Senior Planner

RDN, Robert Lapham, General Manager, Development Services

RN, Director Elestoral Area G, 1. Stanhope

City of Parksville, G. O'Rouxke, Dirsctor of Engineering and QOperations
Ministry of Transpertation, Wick Vandermolen, Deputy Approving Officer
Vancouver Island Health Authorities, Glen Gibson,
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.
T Robert Lapham o __ DATE: Junc 14, 2004
General Manager, evelopment Services -
FROM; Susan Cormic FILE: 3000 30 60425

Seniar Planner

SUBJECT: Development Permit Application Ne. 60429
Applicant: Bev & Gerd Voigt, on behalf of 642703 BC ).t
Electoral Area ‘E’, off Kave Road and the Island Highway

PLREOSE

To reconsider a development permit appheation for a parcel designated within the Farm Land,
Watercourse Protection, and Sensittve Feosvstems Protection Dovelopment Permait Areas, with a vanance
10 the mimimum sethack requirement e aceommodate the siting of an existing building. in conjunction
with a proposed 6-1ot subdivision development.

BACKGROUND
At the Repular Board held on June §, 2004, the Board passed the following resolution:

That the vequest, sulvnirted by Bev and Gerd Foigt, on hehalf of 642703 BC Lid. to creme
vew pareels and dedivate ard constrect a rood as part of @ 6-lot swbdivision proposal
wirfiin o Farm Yand Protecion Oevelopment Pevsait dreg and 1o refax the winimum
sethack reguirement for an existing barn building from 30,0 metres to 150 metres from
the proposed new ot fine as shown on the plan of subdivision of District Lar 44, Nanoese
Disiricr Exceps Paris in Plans 39883, 3132 RW, be referred bock to stafl for further
assessment of read access and effects on the Sumsitive  Foosystem Promection
Developrment Pernr Area.

CARRIED

A oa result of this direciion, the applicant bas submitied a revised plan of subdivision fsee Schednle Mo, 35
for the property legally deseribed as hstriel Lot 44 Nanoose District Except Pans in Plans 39893, 3132
EW and located at 2070 Kaye Road withm Electoral Arcs ‘B’ fsee dArtachment No. ! for location of
parent pareel). Inaddition, the applicant has @lso submitted a report preparcd by a registered professional
biologist who evaluated the presence of any sensiive ecosystems on the development portion of the
subject property. The study did not evaiuate the presence of any sensitive coosystems withun the ALR as
the Farm Protection (Right to Farm) Act docs not permit local povernment bylaws 1o mmpede ‘normal
farm practices’. The Ministry of Agriculiure has an obligation to ensure that normal farm practices do not
harm the enviromment.

As outlined i the previeus stafl report, the subject property is currently zoned Rural 5 (RUS3)Y and is

willwn Subdivasion Distrct *I pursuant to the "Regional Distmict of Manaimoe Land Use and Subdivision
Eylaw No. 500, 1987, The property 15 also partially sitwated wathin the Provincial Agriculoral Laud
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Reserve (ALR)Y. The applicants are proposing 1o subdivide along the ALR boundary separating the ALK
portion of the parent parcel from the non-ALR portion and ercating 3 non-ALR parcels for a total of 6
parcels which will be greater than the 2.0 ha minimum parcel s1z¢, therefore mecong the minimu parcel
size requirement free Schedule Noo 2 for proposed subdivision},

The proposed subdivision s within three Development Permit Arcas pursuant o the Nanoose Bay
Ofiicial Community Plan Byvlaw Mo, 1118, 1998 (OCP): Farm Land Protection, Watereourse Protection,
and Sensitive Fcosystems Development Permit Arcas.  As outlined in the previous staff weport, the
applicants are proposing 1o create new parcels and dedicate and construet a road within the Farm Land
Frotection Duvelopment Permnt Avea, Therclore, a development perrmit 15 regelired,

With respect to the Sensitive Ecesvstems [ovelopment Pormit Area, 25 subdivision activity is not exermnpt
from requiring a developiment permit. a development permit 15 also required. It is noted however, that
farming activiry is exempt from requiting a Sensibive Heasvsterns Developiment Permil,

Bylaw No. 1118 provides that where property 15 subject 1o more than one development pernut area, a
simgle development permit is required.

In additivn, as putlined in the previgus stalf repart, 2 portion of Craig Creek crosses the ALR portion of
the subyeol property and 15 designated within the Watercourse Protecnion Development Perrit Area.
Howaever, in this case, the applicants do not require a development peomit as the exemption provisiohs can
be met. Despitc this, the applicants are in concurrence to provide a 30-metre covenam lor the prokection
af the Creck and s riparian arca.

As oullined in the previous staff report. the applicants have also requested that the minimum setback
requircment for an existing bam building be welaxed from a Iot line proposed to be created at time of
subdivigion from 3000 metres for an agncultural bulding bousmg Hivestock or storing manure to 13,0
metres from the new lot line. As this budding wall not mect the reguired munimum setbacks of 30.0
meires, a variance o Bylaw No. 300 provisions is reqwred.  Therelore, the applicant, as part of the
development pormit zpplicstion, is requesting to vary this minimum setback requirement.

While the new parcels are proposed to be served by individual private sepuc dispasal sysems and private
water wells, the applicants have indicated that they wish to petition tor iaclusion mto the neighbouring
Englishman River Commumty Water Service Arca. This reguest for petition 13 currendy under review at
a staft level, and such a request would be considered separately from the development permit application
process,

ALTERMNATIVES

1. To approve the request for the relaxation of the minimum setback requirernent and approve the
development permit apphication as submitted, subject to Schedule Nos. 1 and 2.

2. Te deny the request for relaxation of the minimum setback reguirement and the development permit
application.
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REVELOPMENT IMPLICATIONS { ENVIRONMENTAIL IMPLICATIONS

The applicanis have submitted a revised plan of subdivision, which has been accepted by the Ministry of
Transporlation Approving Authorily {see Schedule Moo 2p. Conceming the issuce of providing access to
lands bevond, the applicant is to provide proof of cormpliance with respect Lo aceess to the neighbouning
property {West 1318 [(ect of District Lot 45 Nanoose Dismict) to the satisfucuon of the Approving
Avthority.

With respect to the Sensitive Ecosystems Development Perrmt Acen, the biophysical site inveshgauon
repurt, prepared by ERA Lnginecring Consuliants Ttd. dated June 11, 2004, examined the non-ATR
portion of the site where the subdivision development is proposed. The report notes thal the study area
does not contam major fish or witdlife issues that could sizmficamly influence the development
However, the report does state that the property offers hab:tat for sengbird specics, cavity nesung barels,
and accipiters (hawks) and recommends land clearing he resimeted to outside the period [rem Apnl 1 to
July 15 or have a Liclogist examine the site to idenuly the lecation of nesting birds and 1o ensue that
active nests are protected during land-cleaning operations. Staff recommends that this recommendation be
included in the correzponding development permit,

The ALR portion of the subeet propeny includes a portion of Craig Creek and the seasonally flooded
agmicultural fickd noted as a sensitive ecosystem in the OCF. The apphicants have ofiered to register a 30-
metre protective covenant over the riparian area of Craig Creck, which will meet the objectives of the
Watercourse  Prolection Development Permit Area.  With respect 10 the seasonally floeded (ield
designation, as this portion of the property 13 within the ALR and is considered agmeuliural land, the
Farm Pretection (Rinht to Favm} Act ducs not permit local government bylaws to impede “normal farm
practices’, and as a result, the owner may conduet farmimg activitics. The applicants have indicated that
the ALR portion of the propenty will continue 1w be farmed amd therefore, the scasonally [ooded
agrizulrural field will remain.

It is the stafi™s understanding that the Approving Authorily dil now consider it necessary that this field be
protected by flood covenants, as there are altermaiive buwilding siles available within the proposed
Remairder ol XL, 44,

With respeet o the Farm Land Protection Development Permuit Area, as set oot g the previous stafi
repor., a ) 5-metre vepetative buffer area, offenmy some protection from future intensive agriculture uses
iz tecommoended to be included in the development permit for the protecuen of farm land. The pemit
wolld allow the construction of the future road, which aillows access to the proposed Remainder of DL 44
and recognize the siting of the cxasting barm,

With respect to the existing barm, 2 variance has been requested to relax the mimumum seiback

requirement for an existing barn building from a lot line propesed to be created at ime of subdivision.
This request 15 subjeet to the notification procedures pursuant vo the Lecal Governmcend Act,

VOTING

Electoral Arca Directors — one vote, except Electoral Area ‘B,
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Development Pevmit Appfication No. 40428
Subdivision File 3320 20 23663

Jume 14 2004

Peage ¢

SUMMARY

This is a request for 2 development permit to create new pareeds and dedicae and develop a new road
withm the Farm Land Protection, Watercourse Protection, and Sensitive Ecosvstems Developrent Perroat
Arcas purstant 1o the Nanoose Bay Ofticial Community Plan Bylaw No. 1118, 19958 m association with a
f-lot subdivision proposal.  The applicants have submnitted a biophysical site investigation report
indicating the study arca dees not contam fish or wildlife 13sues and recommends the restriction of land
clearing during the period of time that songbirds, cavity nesting birds, and eccipiters (hawks) nest, This
report will be attached to and form part of the development permrut wath the requirement restricting times
of land clearing will be included.

The Watercourse Protectton Development Permit Arca s designated over the subyect property as 2 porlion
of Craig Creek crosscs the subject property. Despite being exemnpt from requiring a development permit
for watcrcourse protection, the applicants arc in concurmrenee o provide a 3l-metre covenant Tor Craig
Creck and its riparian area.

This is also a request 1o vary the minimum setback requirement lor an casting barn building from a lot
line proposed to be created at time of subdivision, The subject property 13 perhally located within the
Provincia! Apticultural Land Beserve.  In this case, as the boundary of the propnsed subdivision 1ot
coincides with the ALR boundary, approval from the Commission is not required. The applicant has
submived a revised plan of subdivigion, which is acceptable to the Approving Authority.

Therefore, in consideration of the applicantz " concurrence with the registration of a protective covenant at
tirne of subdivision for the watergourse pratecton atd that the biclepist's report indicates that there arc
limited fish and wildlife valucs on the property, staff recommends Alternative Mo, 1. to approve the
developinent permit with the requested vamance for the exsting barn butlding rom the proposaed new lot
line from 30.0 metres to 13.0 metres subject w0 Schedule Wos. 1 and 2 and the notifieation procedures of
the Lecal Goversment Act,

RECOMMENDATION

That the request, submitted by Bov and Gerd Voigt, on behalf of $42703 BC Lid., o creale new parcels
and dedicale and construet a road as part of a 6-lot subdivision proposal for property designated within
the Famn Land Protestion, Watervourze Protection, and Sensitive Heosystems Development Permuit Areas
and to relax the minioum setback requirement for an existng barn building from 3000 metres o 130
metes from the proposed new lot line as shown on the plan of subdivision of IHsirict Lot 44 Nanoose
[Hsirict Facept Parts in Plans 39893, 3132 RW, be approved subject to Schedules No, 1 and 2 and the
notification procedures pursuant o the Locaf Government Aet.

Aoy | /

Ra.f;mrt Writer

A0 Concurrence

COMMENTS,
delsisrepart FS o 3320 70 23683 & 256564 S eodl4 20,500
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Development Permii Applreation Mo, 80428
Sehdivision File 3320 20 25663

June 14, 2004

Fage 5

SCHEDULE NO. |
Conditions of Approval
Development Fermit Application Mo, 6042%

The (ollowing sets out the conditions of approval with respect to Development Permmit Applicauon
No. G0429:

Farm Land Fratection 15-metre buffer strip adjacent te Agricaltural Land Reserve:

1.

Lea

4,

Mo builldings or structures, mneluding signs, decks, and patios, shalt be located within 15.0 from
the ALR boundary crossing District Lot 34 other than the existing barn located on proposed Lot
4,

Mo septic disposal ficlds, wells, driveways, outdoor storape, or ather site improvemenis shall be
located within 15.0 metres from the ATR buundary erossing Dhsteict Lot 44 other than the
proposed public road a maximum of 20.0 metres in wadth o peovide access o the proposad
Bemamder of FYistrici Lot 44,

The existing natural wooded character of the 15.0 metre buffer arca shall be mantaimed and
cxisting trees shall not be removed.  Invasive plants such as Himalayan blackberries, Scotch
bragem, mewning slory, and pueple loosesirife may be ramoved and replaced with native species 1
enhance the buffer arca.

The cobancement of the bufler area with the addinonal native vegetation shall be penmitted.

Subdivision:

Applicant to prepare and register a section 2 1% covenant for the proteciion of Crayg Creek and its rpranian
arca a minimum of 30.0 metres as measwed ftom the nawral boundary ingluhog no removal of
voepotation. [Draft covenant is to be submitted to the Regional Dvistrict for approval,

Sensitive Ecasystomn Areas:

{and clearing on proposed Lots 1 to 5 inclusive is not to occur during the time period from Apal 1o July
15 annually or unless a biolopist examines the site to identify the location of nesting birds and to cnsure
that active nests are protecied dunng land cleanng operations, as sct out in the report prepared by EBA
Enmnecring and Associates and dated June 110 2004 which s atached to and forms part of this
Development Permit,
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Development Permit Application No, 60424

i3

2%

Suheliviston File 3320 202

June 14, 2004

Poge &

SCHEDULE NO. 2
[evelopment Permit Application No. 6042%

Cuonceptual Plan of Subdivision

{23 submitted by applicant)
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Developreent Permit Application Mo, 60429
Subdvveieon Fide 3320 20 230683

June f4, 2004

Pape 7

ATTACTIMENT NO». L
Subject Property Location
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OF NANAIMO
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‘ DISTRICT Ezgin Emr:rs MEMORANDUM
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TO: Robert Lapham I FreTE: June 13, 2004
Gieneral Manager of Doyt Rjncnt Services

FROM: Brigid Revnolds FILE: 3090 30 60431
Senior Planner

SURIECT:  Development Permit Application No. 60431 - Wicbe
Electoral Area "H' - 0359 West Island Highway

PURYOSE

To consider an application to vary the maximum height of a rccently constructed dwelling unit and
garagze with a dwelling unil and ke purmt land alteration works within the Environmentally Sensitive
Arca Development Permit Area pursuant to the “Regional Istrict of Nanaime Elcectoral Area °IT
Olficial Commumity Plan Bylaw Mo, 1335, 20047,

BACKGROUND

The subyect property, legally descnibed as Lot 1, DHsimer Lot 22, Newcastie Thstnet, Plan 19682, i3
focated at £359 West Island Highway in the Mile Creek area of Electoral Area 'H {see drtachment No. [)

The subject property 15 zoned Residential 2 {R52) pursuant to “Regional Disrict of Nanaimo Land Use
and Subdivision Bylaw No. 5300, 1987, The maximuwm height for dwellmg unie 15 8.0 metres. The two
recenthy comstructicd dwelling uruts both razasure 8.2 metees in height and therefore require a vanance.

The Environmentally Sensitive Arcas Development Permilt Arca was established to protect the natural
boundary, The development permit area is mcasured 30 metres {rom the natural boundary of the occan
and 13 metres from the natural boundary or op of bank of 5 siream. The dwelling unit 15 localed a
mintmum of 278 metres tom the natural boundary of the ocean and the septic field is proposed w be
located within the development pormit arca (yee Schedude No. 2 for the vite plan).

This application was made a3 & result of a bylaw enforcemem action. Construction for the dwelling wnits
began in carly March before the Official Commumity Plan was adopued, therefore no development permit
was applicd lor at that ime.

The zonmg permits 2 dwelling units provided there is adequate site area (2000 m’} for cither dwelling
unit. The sune above the garage is considered a dwelling umit as the hatmable space 15 not connected to
the habitable space in the main dwelling unit {see Schedule No. 3 for the building plans).

The property 15 adjacent to the marine foreshore and the mouth of Mash Creck. The property slopes
devwn from the Island Highway to the dwelling unit site. The property was previgusly developed and the
applicants replaced the old dwelling unit. The septic field is being located in the same location as the
previous tield and a heahth permit has been submitted as part of this application.
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Prevefopaent FParmit No, 80431 . [Fiebe
Sune [3 2004
Fage 2

The majority of the rip rap retaining wall is not located on the subject property but on Crown land below
the nawral boundary. Tt was apparently constructed by the then Ministry of Environment, Water
Management Branch through the Provineial Emergency Program te contain the channel of dash Creck
after @ high storm event in the nud-90s caused the creek to blow its banks. The history of this wall 13
difficu!t to confirm due 1o the timing ol the works and that there is no longer a Flood Manasement
Branch within the Provinee. The rip rap begins on the adjacent lot o the south, nns through the south
cast carner of the property and contimues oo to the marine foreshore. The channel of Nash Creek flows
on the west side of the oip rap on the marine fareshore.  The mip rap retaining wall is over 1 metre in
height but iz not being considered as pan of tus application.

ALTERNATIVES

1. To approve the requested development permit with variances subject to the conditions outlined in
Schedule MNos, 1, 2.3, and 4.

2. Todeny the requestad development permit with variances.
LAXND USE AND DEVELOPMENT IMPLICATIONS

Approval of the reguested variance would legalize two recently constructed over height dwelling units.
The mam dwelling unit 15 twe storeys on 2 crawl space. The elevation of the crawl space and the pitch of
the roof results in the dwelling unit height being over height by 0.2 m. The garage contams & second
story with a suite and together with the toof pitch that matches the mam dwellmg umt results in the
second dwelling unmit bemg over height by 0.2 m. Even though the property slopes down from the
Highway, views from the propertics o the west. across the Island Highway, have been impacted by the
construction. Howgver, according to the applicant and one of these property ovwners, their vigws would
still b impacted 1T the buildings met the maximum height and would likely only not be impacted it the
buildings had a flai toef, heclling urits Tocated on the propertics to the nosth and south of the subject
property are parallel to the recemtly constructed dwelling units, therefore their vigws should not be
impacled,

The sceondary dwelling unit {the sune above the garape) 18 permitted pursuant to the zomme (RS2} as
there is sufficient site arce for both. Two dwelbmg units are recogmized in the health permot and a
sepatale water connection is recommended to be required as a condition of approval.

The septic field has not vet been installed. The applicanis ave proposing to teplace the existing scptic
field that has been there many years and locate the new one replece it in the same location hetween the
dweliing units and the marine foreshore. A health permit has been obtained and the proposed location
meets the setbacks pursuant 1o the Health Regulations. This location is preferred by the apphicants as the
property slopes down from the Highway and levels out approximately 30 metres mto the property. This
arca has been uscd as o doveway and contains a depression that is proposed to be filled such that
drainage can be directed away from the dwelling unit and to the sides of the property.

The rip rap wall was constructed due o flooding of Nash Creek and appears 1o have been engineered and
received the necessary permissions of the day. As the majotity of the wall is not on the subject property
but located on accreted lands and has formed the natural boundary, staff recornmend that it not be
included as part of this application.
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Developmenr Permnt No. 60431 - Wighe
June 13, 2N
Fape 3

EXNVIRONMENTATL IMPEICATIONS

The subjecl property was previously developed and the majority of the vegctation eleared. Most recently
the property owner has removed some of the mature vepetation at the Highway but is not proposing w
remove any more. The soals are pencrally comprised of marine gravel and sands that are well draining.
The apphcant proposes o direct the penimeter drams and cool leaders o depressions located on the side
yards thereby directing the drainage away {rom the dwelling units,

Mash Creck flows on the marine foreshore by the ume it reaches the subjeet property. The huildings are
located more than 30 metres from the ereck and should therefore not have any negative impact to the
creek.

The applivants arc proposing to undertake landscaping within the development pemuit area adjacent 1o
the marine foreshore. The landscaping is proposed to consist of low maintenance. drought tolerant, and
zalt remstant native plants,

Works underlaken within the 3 meire development permit area are proposed 1o be suljpect toe erosion and
gediment conwrel provizsions which should aveid negative impacts to both Nash Creek and the marne
enviTgnmont.

PUBLAIC COXNSULTATION INMPLICATIONS

As the existing two dwelling units require a variance 1o the maximum height, notification of adjacent
property owners s required between the EAPC and Regional Board meciings, pursuant w the Lecal
Grovermment Aci,

VOTING

Electoral Area Directors — one vote, except Elecloral Area "B’
SUMMARY/CONCLUSTIONS

‘This 15 ap application to vary the maximum dwelling unit heght from 8.0 metres o 8.2 metres o legalize
tao recently constructed dwelling units {1 of which is a smle above the garage). Views for adjacent
properties to the west of the subyect property have been unpacted, however this could not have been
prevented unless the roof was more or less flat. The main dwelling unit is located a nuninwum of 27,8
metres fTom the natura) boundary of the ocean and the foundation pored before the GCP establishing the
development permit arcas was adopted.  The septic field is proposed to be located within he
development permil area and s the same locaton as the existmg ficld, which is being replaced. A health
permul was issued December 2003, The soils are well draining and with regular mamtenance, the septic
system should not adversely ympact the manine environment,  As the variance is mimmal and vigws
would he impacted 17 a height vanence was not requested, and conditions of appraval wall seek to reduce
any negative impacts to the natural environment, staff recommends approval of this application.
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Dvelopemesrt Permit Mo, 60437 - Wighe
June f50 200
Fage 4

RECOMMENTDATION

That Development Permit Application ™Mo, 60431 submitted by Rob Wiebe to vary the maximum height
of two recently constructed dwelling units {1 of which is a suile 10 a detached garage) from 8.0 metres to
8.2 metres 1o recoenize their heipght and to persmt the msallauon of a septic ficld within the
Environmentally Sensinve Areas Development Permidt Ared on the property legally described as Lot 1,
Dvstrict Lot 22, Newcastle District, Plan 19632, be approved subject 1o the requirements outlined in
Schedule Nos, 1, 2, 3, and 4 and subject to notification requirements pursuant to the Local Government
et

2y O

Report Woler

CAD Concummence

COMMENTS:
deetrrepor i 2N W g TG 30 afd 3 el
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Prevelopment Pormit Mo, §83 1 - Hiebe
June 13, 20
Fapge 3

Schedule No. 1
Conditions of Approval
Development Permit Moo 60431

Landscaping Requirements
1. Landscaping o be provided within the development permit arez shall, at the mmimum, sansly
the following criteria;
a) Landscaping shall be totally comprised of bislogically diverse and drought resistant plants.
by Individeal plants 6 be uscd in the landscaping shall have normal, well developed branches
and vigorous, fibrous root systems: such plants shall be healthy, vigorous and free from
defects, decav, disfliguring roots, sunsculd, mjuries, sbrasions of the bark, plant disvases,
insect pests’ eges, borers and all forms of infestations ot sbjcctionably disfigurements.
¢} All landscapimg shall be permanently maintained in good condition with, at a minimun, the
sare quality and quantity of landscaping as was initially approved and without alteration of
the approved design; the vener shall make provisions for the permanent imigation works
necessary o water the landscapimg,
d) The desin of landscaping shall be such that the growth of roots. trucks, and branches of
nalural or introduced vegetation or the location of planted horms shall niot conflict wih the
utilities, structures, necessary accoess, or require sight triangie,

Septic Systemn Works
2, Far the scptic system works, a temporary fence (snow fence} shall be erected at the outside of the
proposed location of the septic field to prevent machinery from encroaching further into the
developrent permit area,
3. The machincry must be in pood working order and no fuels, ubricants or construction wases are
permtted to enter the marine cavironment. No refueling of machinery is to be conducted within
1) m of the marine envirenment.

Sediment and Erosion Control
4. Sediment and erosion contrel measures must be utilized to control sediment during construchion
and to stabilize the site alter construction i complete. These measures must include:

a.  Tarps, sand bags, poly plastic sheeting andsor filter fabric are reguuired o be onsite
during warks.

b, Cover temporary fills or soil stock pules with polvethylene or wamps.

¢ Fxposed soils must be seeded imrmediately after disturbance. Seil surfaces o be reated
shoutd be roughened in advance of sceding.,

Secondary Dwelling Unit {suife above garage}
3. Confirmation of a second water connection shall be obtained and provided to the Eegional
District of Nanaimoe prior to occupancy.
6, No bed and braakfazt business shall be operated out of this secondary dwelling unit,

Dirainage Works
7. Dvainage from the perimeter drains and roof leaders shall not be directed dircetly ono the marine
foreshore and where feasible, shall be mhltratad back into the ground.

Development Permit Area

%, ™o buildings, structures, or paved surfaces shall be permitted within the Development poromat
ared,
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Pevelopment Permid No. 60434 - Wiebe

Swme [3 20048
Page 7

Schedule Mo, 3
Building Plan
Development Permit Mo, 60431
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Development Permeil No, ¢3S Hipbe
Sme 5, WA
Poage &

Schedule No. 4
Requested Variances
Development Peruxit Mo, 60431

With respect to the lands, the following varanee to ‘Regional District of Nanaimg iand Use and
Subdivision Ivlaw Mo, 500, 19877 15 requested:

1. Section 3.4.62 Maximiurn Number and Size of Buildings and Structures - maximum dwelling unit

height 15 requested to be varied from 5.0 metres 1o 8.2 metres o legalize two recently consinicted
Jdweliing units {1 of which is a suitc above the garage).
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Development Permit No. 60431 . Wiche
June 15, 2004
Fage &

Aitachment No. 1
Subject Property
Development Permit o, 60431

ash Crock

o | SUBJECT PROPERTY
Lot 1, Plan $958f2,
DL 22, Mewcastle LD
B389 Istand Highway
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KEGIUNAL LB R |
OF NANAIMO

PO REGionaL | MU
g DISTRICT A Fs 7] MEMORANDUM

£ M SMES
oleant OF NANAIMO 7 572 Tt

TO: Rubert Lapham g DATE

June 10, 2004

General Manager, They e]upm-.,nt Services

FROAL: Suzan Cormie EIE.E: 3T ) 36T
Semor Manner

SUBJECT:  Reyuest for Relaxation of the dininm 10% Perimeter Requirement
WER Hutchingon, BCLS, on behalf of Boa Enterprises Ltd.
Electoral Area “C7 — South Forks Read

PURPOSE

To consider a request to relax the mizimum 10% perimeter frontage requivement in order v facilitate the
creation of 1 parcel as part of a phased subdivision.

BACKGROLUND

This 15 an application requesting relaxation of the mimmuwm 10% perimeter frontage requirement for a
proposed parcel as part of a phased suhdivision for the propenyy legaliy described as Ihstrict Tou 3,
Douglas Districy, Exeept Pact Shown Coloured Red on Plan 163RW, and Fxcept Partin Pian VIP71763
and located adiacent to South Forks Road within Eleeioral Area *C7 (Fee dreachment No. 2 for locution of
parent pareel),

The subject property is cumently zoned Rural @ {RUY) and 1 withun Subdivision District 'IF pursugat 10
the Repional Dhstrict of Nanaimo Land Use and Subdivision Bylasw No, 5000 1987, The applicants are
proposing to subdivide one paree] #s part of the second phase of a 19-parcel subdivision (§ parcels have
heen ereated to date). Flos proposed new parcel will be preater thar the 2.0 ha mimwmura parcel size,
therefore meehing the minimum purcel size requirerient (see Allachnarent No. 1 for proposed subdivision g,

As part of the original subdivision Teview, the Regional Board accepted the applicant's otfer to dedicate
14.9% or 9.7 ha park land, which the applicant is dedicating portions of with each phase of subdivision.
Under this phase, approximately 1.1 ha will be dedicated for park land purposes. The balance will be
dedicated at the time of the future phascs,

The subject property is alse designated within the Watercourse Protection Developraent Permit Arca
pursuant to the Amowsmith Benzon-Cranbermry Brighe Gificial Community Plan Bylaw No. 1148, 1999,
As the watercourses arc or will be protected through the dedication of park land. the applicable
puidelines of the development pormit arca will be mei and as a result, the applicant 15 exempt from
requinng a development permtit.

The new pareel 15 proposed o be served by individual private septic disposal systems and privale waler
wells,
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Regquesi for Relovadon gf Minfuwm 035 Fromege Rogrirgmeng
Subdivisiem Fule Xo 3320 20 23847

e 10, 2004

Fope 2

St Aiimuns Frontage Reguireinent

Proposed Lot & az shown oo the plan of subdivision submitted by the applicani, does not meet the
minimuen (0% penmeter fontage reguiremeant pucsuact o section 944 of the Local Government Act
The requested frontage 15 as foliows:

E__J’?ﬂw:-'ed Lol No. | Reguived Frowtage | Proposed Frontage - % of Perimerer
: A Mmooy AR R

Therelore, as this proposed parce] docs not meet the minimwm 10 parcel frontage requircment pursuant
to scction 9494 of the Lecal Government Act, approval of the Regional Board of Direclars is required.

ALTERNATIVES

1. To appmwe the reguest o relax the stiomont 10% penmicter Tomage requirement for proposed
Lot A

2. Tao deny the request 1o relax the minimum 1% permeter frontage requirement.
DEVELOPMENT IMPIPLICATIONS

The original proposal for this phase of the overal] subdivision ineluded 3 parcels with a cul-de-sac road.
Due to the costs associaed with the conswraction of the cul-de-sae rpad, the applicant has smended the
subdivisien to ereate | parce] with a panhendle aceess, The panhandle portion of the oreposcd parce! will
meet the minimwm width requiremnent pursuant 1o Bylaw No, 500, 1957, Mimsiny of Transporiation staft
has indicated that access to the proposcd parce]l will meet Ministry standards and therefore, have no
concerns at this fime with this request for relaxation of the minimum 10% {frontage.  The adjacent
properiy accepted for park land will be dedicated at the time of regisoation of the proposed subdivision.
Az e proposed access to the parcel is sufficient to be dedicated as a fure road stafil recominends that
the requecst be approved.

VOTING
Electoral Area Threetors — omne vote, excepl Electoral Area ‘B
SINIMARY

This 15 a request to relax the mmimum 10% (reotage requirement pursuant to Section 944 of the Local
Gavernment Acer i order to Tacilitate the creamtion ol a4 new parcel as part of a phased subdivision
proposal.  The overall subdivision inchudes the dedication of 1-4.9% of the land base for park land
purposes.  Ciiven that staff and the Mimstry of Transportation are satisfied that the proposed access is
achicvable, staff recormmend Altemative No. L, to approve the relaxation of the mimimum 10% frontage
for proposed Lot A
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RECOMMENDATION

That the request from WR Hutehinsen, BOLS, on behalf of Boo Eaesprises Lad,, o relax the minimum

10%, frantage requirement lor proposed Lot A, 25 shewn on the plan of subdiision of Dastnict TLot 3
Deuglas Distnie, be approved.

i

Repiart Writer

CAC Concurrence

COMMENTS:
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REGIONAL DISTRICT
OF NANAIMO

POR REGIONAL | jon 14208
gl DISTRICT  femmm 1 Towcs MEMORANDUM
#eet OF NANAIMO 282 — 8122

Tl

T Robert Lapham .
Feneral Manager of Diﬁ\rf:lﬂpmﬂnl“sm1tc-3—'

“TFA If June 11, 2004

FROM: Bripid Bevnaolds FILE: 3360 30 0307
Semior Planner

SUBIECT: Electoral Area 'F* Zoning and Subdivision Byvlaw No. [285, 2002
‘Finctuning Project® - ALR Properties

PLRPOSE

To provide a follew up report on the process to recognize non-farm uses on ALR land and o revise the
Terms of Reterence for the *Finetuning* project.

BACKGROLND

At the regular Board mecting on Janwvary i3, 2004 the Board approved a revised Terms of Reterence
schedute tor site-specific woming requests within the ALR, The schedule was amended 1w enable
landowmers to receive approvel trom the Agnicaltural Land Commnssion (ALC) prior to the introduction
of an amendment bylaw 10 tecognize these pre-caisting uses, On February 19, 2004, a letter was sent to
property owners that have made requests advising them to subnnt their apnlication to the ALC by March
3, 2004, Tt wag intengled thae should these applications be approved by the ALC. the BDN would anwend
Brlaw Mo, 1283 providing they mect the criteria defined in the OCTP. Once thus amendment has been
completed any subseguent request 1o recognize pre-Cxisting uses would require an individoal woaing
amendment application and it would have to follow the repular process.

On Febroary 24, 2004 a resident submtted & proposal to the ALC and the BDX reparding the recognition
of second dwelling units. Their proposal defined criteria for evaluating such reauests including the
provision for a reduced application (ee Tor the ALC (See dnachment No. 1 for a copy of the proposall.

At the regular Board meeting on April 13, 2004 two resolutions were made by the Board as follows:

That sraff be divected to bring forward o report an the proposed ALC opplication requirement

for properies in the ALK in drea 'F' which presemth: have two dwellings on their property

and that any actions be held in abevance until the report has been reviewed by the Board.
CARRIED

That stafl be directed to report beek to the Electoral Area Planning Committee with proposed
Terms of Reference for the Electoral Area 'F7 'Finctuning FProject’ wfler meeting with ALC.

CARRIED

Staff and the Electoral Area ‘F* Director met with the ALC staff and commissionets on Aoril 14, 2004,
The ALC reiterated that the S600 Fee could not be reduced as 1t is set by regulation. In addiven, the ALC
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oruposed that the RIDN assume deivpated powers to make decisions related to non-farm uses ik Eiectoral
Aren “F' (See Avachmen: No. 2 for a copy of the follow up letter from the ALC), Stall continues to work
with the ALC regarding delegation and will report to the Board in the [wwre on this issue,

Since the Mneiwning process began 42 requests have been made by property owners with pre-existing
uzes on Jands in the ALK

As the Buard iz aware the Agricilturad Fand Commission Ao defines permittad uses and any vse that s
noi perminted is considered a ‘non-farm use’ and requires approval from the ALC, Sccond dwelling units
that are not manufactured homes are considered a “non-Farm use’

Since January 2004, 6 applications o the ALC have been recetved from property owners requestmg that
pre-cxisting wses be recognized.  Thus far 2 requests have begn approved by the ALC,

As a tesult of the delay m the fnetuning process for ALR praperties, staff eguest that a new deadline be

sel in order that property owners who have been part ol this process have adequate time to make their
application to the ALC prior o staff proceeding with further amendments to Bylaw o, 1285,

ALTERNATIVES

. To recewve the staff report and approve the tevised ‘finetuning” project schedule.
2. Torevise the ‘finetuning’ project schedule and direct staff to proceed.

3. Tonot proceed with this revised schedule.
LAND USE AND DEVELOPMENT IAMPLICATIONS

The 42 reguests for aon-farm wses are as follows:

4 are excmpt for the ALR duc to 1ot s17¢ and the date of subdivision;

g recenved ALC approval stating that the wse may continue in s cument size and location,

12 are tor a second dwellimg uni that is not a manufactured home {1 of which s a duplex);

9 are for multiple dwetling wnits; and

4 are for other “non-farm uses’, for example, »Tecking yard, towing company, gravel extraction.

& & # * 4

n order for pre-existing uses to be reeagnized in the Zoning Bylaw, the ALC must grant permission for
the use. Should the ALC grant permission for these requests, the RDN will still regquire approvals from
senior agencies, if required, for example, health permits, prior to presenting an amendment bylaw to the
Regional Board.

PUBLIC CONSULTATION IMPLICATIONS

The property onTiers who have submitted requests for site specihic zoning on ALR land will be contacted
dircetly to inform them of the modificd tme Line.
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The pible consullation process for ths “lmewning’ project has been extensive. Three newsletters were
mailed directly to all property ewners in Electoral Arca “F"in the summer of 2003, A site office was
opened al the Pine Tree Centre for two weeks in September and that was well advertised. Additionally,
public notice advertising the Public Heanmne for the Amendment Bylaw was placed in two editions of the
Parksvitle Qualicum Mews., The Public Hearmg and Amendment Bylaw has also been posted oo the
RDN website.  As well, an article in the Parksville/Quabicum Beach News on this issue pencrated
numerous inquiries. As a resull, property owners in Electoral Avea "F7 have been well mivemed of the
Pracess.

INTERGOVERNMENTAL TMPLICATIONS

The RDK has met with the ALC vwice: October 24, 2003 and April 14, 2004, These mecungs have
confirmed that the ALC reguires that property owners must make individual applications o request that
pre-existing non-famm uses be tecogmized. Tnaddidion, the S600 application fee 15 required.

As a result of the mast recent meeting wirth the ALC where the Land Commassion supgested the RIN
assume delegated powers to make decisions regarding requests tor non-farm’ uses in Elecroral Area 'Y,
s1aff are gathering more inforoation on the implications of assuming delepation authority and will repor
back ta rhe Board.

LEGAL [MPLICATIONS

Bylaw No. 1283, as a regulatory bylaw, cstablishes and regulates permitted wses, site regulations and
subdivision standards for individual parcels of land, Despite the adoption of Bylaw No. 1285 and the
public consultation process that bas been undertaken as part of this “finstunung’ exereise, some existng
uses will remain non-conforming or itlegal. In the case of properties in the ALR, if the use required
approval from the ALC, bul none was ever received, these uses are considered 1o be illegal. The uses
that are tllegal are not exempt from frure enforcement action 1f cormplaints are received from adjacent
property ewners, and:or if this use 15 causing problems for adjacent property pwners. These parcels may
be subject 1o standards as they are further developed or subdivided or proposed to legalize an 1llegal use.

FROCESS INPLICATIONS

In the eriginal Terms of Reference for the “Finetunmg” Froject it was anticipated that site-spectfic zoning
riquests for properties in the ALR would only be comsidered where they had previous approval.
However, given the number of requests that were made #t the beginning of the process and the number of
subsgquent myuiries that have been made since the Notice of Public Hearing lor pre-cxsting uses with
no ALC approval, staff recommends this tevised scheduls w oreduce the number of illegal wses in
Electoral Area 'F'.

An Area ‘T resident submitted a proposal 1o the ALC regarding the recogmution of second dwelling units.
Some of the requirements are as follows: the sccond dwelling iz less than 140 mi2, it was buill before
June 23, 2002, and the fec be $75. There is no critenia by which o himit the size of a second dwelling
unit and as stated above, the ALC application fee 15 3600 and cannot be varied.
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The ALC requires approximalely foar months o process an applicanon. Therefore a revised schedule
has heen drafted as part of ths *Fineturning' Project (See Auachment Mo, 3.

In order for the RIVN to amend Bylaw Noo 1285 10 recognize pre-cxstmg non-farm uses, the ALL muost
erant their approval, ether related seonor agencizs must grant their approval, the proposed wse must be
compatible with the surrounding properties and the chatacter of the area, and the nse must no newstively
impact groundwater, surface water or the natural etvironment.  Providing these pre-exisiing uses meet
the abave cnieria, stalf will proceed with draftme an smendment bylaw to recogmize these uses, Oney
this bylaw has been drafted any subsequent request to recognize pre-existing uses will require an
individual zoning amendment application,

YOTING

Electoral Area Threctors — one vote, except Electoral Area *B
SUMMARY/CONCELUSIONS

Ag part of the *Finetuning” Project for Brlaw No, 1255, the RDN has reeeived requests to recognize pre-
existing uses on ALR lands where no previous approval had been received by the ALC. In consultation
with the ALC, individual applications must be made to the Comnuission and their approval granted prior
to the RN amending Bylaw No. 12835, Therefore a revised schedule 15 proposed such that requests can
be made to the ATC prior to the drafling of another Amendment Bylaw,

Stall recommends approval of this revised schedule to reduce the numbers of tlegal wses o Electoral
Arca ‘T’ Providing these pre-existing uses meet the above eriteria, staft will proceed with drafting an
amendment bylaw to recognize these uses, Once this bylaw hag been drafted wny subsequent request to
recounize pre-exashng vaes will require an individual zenming amendment application,

RECOMMENXDATIONS

1. That the staff report on the revised Eleclars] Area "F' Zoming Bylaw Fincwurinyg Prggect be receised,

2. Thal the revised Terms of Reference as guthined in Attachment No. 3, be endorsed by the Board.

Report Writer

CAD Concurrence

COMMENTS:
e et 20 300 A0 J30T fn £4 8 ALK 552
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Attachment No. I
Proposgal
i Trever and Cilean Wicks
;Qéé e W /;f 4% - &0 Box 196 Emingion

VOR 1V0
D rwrlirs  as oo QM %/{% 250 248 9824

Feb 23" 2004

Regional District of Manaimo
Flarning Dept

Reger Cheelham

Provincial Agricultural Land Commission
1334840 Canada Way

Burnaby, BG

{Canada) V5G 4K8

Ra:_ RON Zoning Bylaw no. 1285 and The second residence on ALR land issue;

Furthear to discussions with Roger Cheetham, and Ron Wallace of the Agrcultural Land
Commission, and several members of the Regional District of Nanaimo statf and Cirectors, |
have formulated the following Draft proposal.

The zoning of ALR land in Area T will not be satisfactory unlil the issue of a second
residence is resolved.

| have spoken 1o & number of close neighbours in the last few days, who were shocked and
upset when they found out that their propenties will be deemed non-conforrning under the new
Bytaw 1285. .

The following DRAFT would in effec! provide the ALC a means to grandfather the eslablished
residences, and maintain the new bylaws for future land uses.

Please could the twa levels of Govermment ammangs lo convene & meeting with
representalives of the community 1o work out a strateqy {0 resolve this issus?

As Time is of the Essence, | jook forward 1o your reply.

Trevor Wicks on bahalf of area rasideris.
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Application to the Agricultural Land Commission by a Land Owner

For the approval of existing second residence on ALR land under Specific and Limited
Circumstances

— DRAFT PROPOSAL

o Electoral Area "I in the Regional District of Nonaime (RON) has hed no zoning or enforced famd
wse regulations untif the 25 of Fune 2002 when the Zoning Bylaw no. 1285 was approved.

0 An estimated two lundred, second residerces, were constructed in the area on ALR Land because
the area has been advertised and considered wr-zoned,

u drobjeciive of the Elecioral Area 'F’ Official Community Plan and Zoning process was to
grandfatfrer and sone as mary existing land uses as possible.

& Fhe Regional District of Nanainto zoning bylaws allow two dwelfings per Iot providing that one of
the dwelling tmits is a ‘manufactrred’ home. Also Accessory Buildings and Structires and Home
Rased Businesses are allowed under the Bylaw.

O Because most of the parcels of land with two residences have chaviged hands af least once since the
since the Act was implemented. Mayty property owners are unaware thai the second {not
mamifactured) residence is now illegal ard non-conforming under the new zoning bylows.

o The RDN cannot fegally remove the word ‘mamfactured’ from the Al Agricultural zoning
classifiegation for exisiing second residences.

o This application wowld legitimize the existing second residence and aflow the property fo conform
ta the zoning bytaw. This will in turn prevent hardship lo the property owner with rediiced property
wale and By possibly making an insurance clgim invalid because the second residence was nol
manfactured.

Conditions and limitations:

This application will only apply to one residence in addition to the primary residence

The parcst of land is located within Electoral Arez ‘F’ in the Regional District of Manaimo.
The zecond dwelling was constructed before the 25" of June 2002

The second dweiling is less than 140 sq. meters or 1500 sq. feet in size

This application does not precede an application to subdivide or remove lands from within the
Agricultural Land Reserve

o o4ooMd

Requirements:

The following information will be required by the Regional District of Nanaimo and the Agricultural
Land Commisstion.

1. Applicant and ownership information

Land location and legat description

Site plan or sketch showing specific information about the property

At least two photographs of the primary and secon residences

Proof that both residences were constrcted before 257 of June 2002

A processing fee of $75 dollarg must be enclosed

L
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Attachment Ne. 2
Letter from the Agricultural Land Comnission

icultural Land Cammizsion
1334940 Canoda Woy
Buwnaby, British Columbin Y553 4848
Teel: EAH4-GE 00

Fawe: ¢-680-7003 3
-‘ werw. ole. gev be oo

April 28, 2004 Reply to the attention of Roger Cheetham

Birettor Lau Biggemann

Ragional District of Manaimo HEC EIVED

8300 Hammond Bay Road

Nanaimo, BC V9T 6NZ APR 29 7604
Dear Sir REGIONAL ISTRICT
of NANAIMG

Re: Ilagal Uses in the ALR: Electoral Area “F"

R PR S S

Our Ref: S - 34048

The Commission wishes to thank you for the constructive meeting that took place with
you and Regianal District staff on 14™ Apnil 2004

As discussed at the meeting the Cammission is not in a position to waive tha application
fee for uses requiring the Commission's approval. In any event to do 50 would et an
undesirable precedent and would be tantamount to treating uses establishad Hegally
mare favorably than uses that followed tha approval process laid dowr in he legislation.

We beficve that, as pointed out in our letter dated 19" Cecember 2003 and discussed at
the maeting, the Regional District is closer io the issues that pertain to the area.
Accordingly there would be value in the Regional District assuming detegated powers to
make dedisions relating to non-famm lang uses therein,

As arangad at the meeting, we will be liaising with your staff with a view to drawing up
an appropriats agreement far consideration by our respective organizations. We would
alsc be pleased to assist the Regional District with regard to any public infarmation
precess that is embarked upon, should it be so desired.

Yours truly, . ) ; e —

PROVING! G

ULTURAL LAND COMMISSION e
FER:

K. B. Miller, Chief Edecutive Officer

Cc Bob Laphgrh, Manager, Planning Services, Regional District of Nanaimo
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Attachment No. 3

Revised Terms of Reference

Tbae LT Acion
E Fnol of July Comtact 42 property owners in ALR with site specific zoning
; requests o
! September 30, Final date for all applications to be made to ALC
. 2004 e
s Fall 2004 Report to Electoral Area Planning Comunittee on proposed bylaw
i amendiments and recornmend 1% and 2™ reading for Proposed
; Amendment Bylaw R
UFall 2004 Report o RN Board on proposed bylaw amendments and
: recommend 1™ and 2™ reading for Proposed Amendment Bylaw.
i Winter 2004 ! Haold Public Hearing pursuant to Section 390 and 892 of the Local
|  GovernmentAct
VWinter 2004 L Referral to Ministry of Transportation requesting approval of
e e A Amendment Bylaw
Winter 2004 Report to RDN Board requesting consideration of 4% readma and
I adoption (pending receipt of approval from Ministry of
S | Transportation ...
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i GIGNAL DISTRICT
OF NANAIMC
1UN 177004
PO REGIONAL  resme—Tame
‘ DISTRICT f}‘iﬂ GME};} MEMORANDUM
s fiml GHED
oleegt OF NANAIMO Calid o

TO: Robert Lapham e DIATE: June 15, 2004
General Manager, Gevelopment Services

FROM: Pamelz Shaw FILE: 064001 AN
Deputy Manager, Development Services

SUBJECT:  Nanzimo Airport- Officizl Commuonity Plan and Xoriag Bylaw Amendments
Elcctoral Arca 'A' — {3350 Spitfire Road)

PLURFPOSE

To present proposed amendments to the Electoral Area “A" Ofhea] Community Plan Bylaw No. 12440,
2001 and the RDN's Land Use and Subdivision Bylaw No, 300, 1987 to support an expanded range and
location of land uses at the Nanaimo Afrport.

BACKGR{NND

The Nanaimo Arrport 15 located on approximately 202 heetares (300 acres} of tand, 12 kilometres south
of the City of Nanaimo. The airport lands are situsted almost entirely within the Regional District of
Nanaimo; a small portion at the south end ol the property is within the Cowichan Valley Reogional
[estrict. The tederal government acquired the aimorn lands 0 1942, and held superseding land wse
junsdiction over all other prewvincizl and municipal awthorities: therefore, the airport itselt and s
aceessory uses were citablished while under federal cxermpl statos. In the lete 1990°s the management of
the airport was ransferred to the Nanaimo Airport Comunission. The airport and its accessory uscs arc
newy considersd to be equivalent o a legal non-confommuing ase on the lands and despite the federal status
of the airport operation, the Commission has apreed that it [ollow the process of establishing appropriate
CHficial Community Plan designadons and zones for exisung and faiurse uses.

Until April 1997, the aimport property was entirely in the Agricultural Land Reserve {ALRY. The airport
recerved approval from the Land Reserve Comrmission 1o exelude approximately 30 ba (122 acres) from
the ALK to allow for the additon of ‘aimport related’ uses along the portien of the airpont adjacent to the
Islund Highway. The Commussion also granted 'special use status” fior a 40 ha parcel (approximalely 100
acres) for commercialfrecreational use {the golf course) to the east of the airport mnway.

COfficial Communiiy Plan Policies

Elceoral Area 'A' Official Commumity Flan Bylaw No, 1240, 2001 contains detailed policies with respect
to the future development ef the Airport lands. The QCP designates the majority of the subjoot
propeitics as Amrport Lands and the balance as Aviatlon Related Lands.

Land use pabey for the Aiport Lands focuses on those wses integral to flight operations including air
terminal, air traffic control, nwaystaxiways, security and pelicing facilities, aireraft fuelling, outdoor
recreational uses and agriculure. The land use poeliey for the Aviatien Related Lands focuses on the
development of ‘aviation oniented’ commercial and tight industrial uses that provide services to the
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airpart and air travelers. The OCP policies support a zonmg emendment application for the Airport
without an armendeent o the OCP to develop uses that include:

» aircrafl maintenance & detailing, = avialion telated shopiretail merchandising;

®  aarerafi sales; *  airline catering and Food servces;

= flying schapls; =  aviation‘auport consulting services:

= nuliary theht opcrations: = aircraft hangars,

= aircraft manufactuning and painting; = gorporate aviation,

* actonaulic research and development; = government flight operations;

" aviation related vehigle = tonker base — ficefdisaster response,
washing'maintcnance; ®=  shuttle bus, 1ax;, limousine operations;

= avianion related veluele rental operations; = vehicle parking and storage:

®  brokerape facilities;
= gwiation related warchousing and storage
Facilitigs;

aircraft upholstery and avionics operations;
office/conferencetrade show facilities:
aviation museurns and static aircraft display;
accommadations and restaurant facilities; and
air cargo and freight courniers

# W H K W

The Official Community Plan also designates the Nanaimo Regional Adrport as Development Permit
Area No. 4, which addresses Formy and Character of Industrial and Commercial Development as well as
Crvironmentally Sensitrve Areas. All future development ol Aviation related uses would be subject ta
the DPA pedehines that focus on managing the character of development on these gateway lands as wel!
as discouraging land uses that would have a negative mmpact on the quality or quantity of ground and
surfuce water,

The framework for the existeng airport OCP policies reflect the view that the expansion of rarket driven
uses acress the highway from the Cassidy Village Centre arca could posstbly result in the aimport being
developed an eross purposcs to the ultimate obpectives of the residents of Cassidy. Durmyg the planning
process i 2001, it was felt that futare development at the airport should promote the airport as the hub
for air travel and airrelaed services (or YVimcouver Istand, not focus on local commercial serviges.
While there may be some services that benetit residents in the immediate vicinity of the airport, the
community felt that the desipmation in the OCF should recopnize the larger role of the aimort and should
protect the airport lands for the highest and best uses' that would bencfit from a location at the airport.

Regional Growih Stratesy

Beflecting the policies contained n the Electoral Area 'A° OCP, the Regional Growth Strategy
destgnates the majonty of the subject property as Mesource Lands and Open Space’, with the balance of
the arca as Industrial. This designation recognizes the OCP direction and promotes the development ol
aviation related wses at the airport,

Loing

The subject property is zoned Rural 4 Subdivision District T pursuant to the Regional District of
Nunamo Fard Use and Subdivision Bylaw Noo 500, 1987, The permitied uses in this zonc are;
agriculture, aguaculture, domestic industry use, extraction wse, home occupation use, produce stand,
residential use, and silviculture,  ‘The minimum parcel size in Subdivision Thstrict ' 15 2.0 ha
irrespective of the ievel of servicing available. The curment zoning on the property does not reflact agtual
land uses as the zoning was put in place when the airport held federal exempt land status.
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AMENDAMENT FROPOPOSALS

From a land usc and development perspective, the Deaft Avport Master Plan (See Attachment Nos. L & 25
inchides a number of recommended implementation actioms,  Central 1o this is the Master Plan's
recommendation that the Airport Commission prepare an OCF and zoning amendment application 1o
redesignate all airport lands to one overall destgnation with policy and regulations tu accommodate the
direction and focus of the land wse strawgy contained in the draft Master Pian,

Biascd om past input fromn the community and diseussions between Airport Commission and EDY Board
representatives, the gpproach weeommended o the draft Master Plan would be difficult 1o advance
hiaever, ibe RIXN and Awrport represemtatives have worked together o prapose an OCP and zoning
amendment that moves m the dircetion of the Master Plan, bu sull differentiates between lands used for
airport operations, airport related and recreational lands, The proposed OUP amendment and zoning
would also only recognize an area and location for airport related activity that is considered to be
necessary, given projected airport prowth as estimated by the draft Master Plan, and that can {( with 2
future resolution of safe highway access issues. In the interest of recognizing that the airport is a major
economuc driver and important to (uure growth it the region, OCE policies would alse to recognize that
there will be {uture phases of expansion to the arport related land use desipnation 1 be considered as
part of future armendments to the QCP and zoning bylaw. (See Schedule No. [, 2 and 3)

Further, 1t is recommended that the 13sue of approach path zomicyr for the Nanaime Airport be included m
the proposed OCP and airport lands zoning amendment. The establishment of this zening would bring
the recommended federal regulations pertaining to airspace surrounding an airport into effect. In addition
Lo the zoning bylaw being prepared and presented to the R Board and public, the RN will also be
required to dralt an agreement pursuant to Scetion 176 of the Local Goverament Act. This section
provides that a local government may enter into agreements with public authorities (in this case,
Transport Canada) to provide for safe operation and enforcement of the public anthonities serviee area.

AILTERNATIVES

1. To reeetve this report for informmation and proceed with proposed emendments o the Electoral Area
AT Offictal Community Plan and KN Land Use and Subdivision Bylaw Na. 300 al the Nanaime
Almport,

2z To receive this report for miommabion and not proceed with amendments to the Fleaworal Arca *A°
Cfficral Community Plan and BRIV Land Use and Subdivision Bylaw No, 500 2t the Nanaimo
Afrport.

LAND USE AND DEVELOPMENT IMPLICATIONS

When the Blectoral Area *A° Official Community Plan underwent an miterim review in 1998 (1o
rationalize the OCP with the newly adopted Regional Growth Management Plan), the Ajrport and future
land uses at the Airport was widely discussed among area citizens. The OCP was amended 1o include
clear direetion on This 15sue and this section was carried forward to the 2001 OCP,

[n summary, the goal of the OCP is to encourage the development of high quality and well-desizmed
aviation related uses that will not detract lrom or compete with uses within the Cassidy area or other
commercial or indusirial areas of the RDN. These guidelines were developed from extensive public
consultation throuph two official comrounity plan precesses and mirror the concerns of citizens in the
Arca and the member municipalities of the RDN.

73



Meemeime Alvpord CUP and Zpning Amendment
Jure 15 2004
Frge 4

A compartson of the existing OCP policy 1 the Nanaime Airport Master Plan reveals a high degree of
congreency betwien the two planning documents, with (wo noted exceptions. That i3, while the majority
of the airport operation and airside policics contained within the draft Master Plan for the Manaimo
Begional Aarport reffect the intent of the Llectoral Arca *A” QCP, the palicies and proposed tand uses for
the Landside District and for the Flex Districr do not fully coincide with the strategic direction of the
GOCP. In these areas, the Master Plan focuses on stand-along or destimation retail, office, commercial and
industrial uses. The consideration of the full range of uses proposed for these two lund districts would
require 4 sigmiticant departure from the cxistimg OCP pelicies and have the potential to direct commereial
and industrial growlh away {rom nodai arcas and other arcas within urban boundaries.

Therelore, it s supgested that these sections be amended o more fully reflect the iatent of the curremt
OCP land use designations and guidelines tor the Airport. In particuisr, it is reeommended that light
nuhusinal uses be removed from the Landside District. and that *big box commercial’ be removed from
the Flex District. Airport representatives are in agreement with these recommendations.

Cemversely, as the Nanaitno Airport operation s primarily funded by user fee and lease rovenue, ihe
Airpont Commussion is requesting that the list of wirport related uses be expanded 1o inchude not only
‘airport related” uses but other uses thar would recognize the airports role as a transportation and
transshipment centre.

PUBLIC COXNSULTATION INPLICATIONS

It keepmg with the requirements of the Locel Gevermment Act and RN Board policy for an QCP and
zoning amendment. a2 consultation strategy needs to be considered as part of the proposal, (See Schedulc
N, 44 As is nonmal process, the apphication from the Airport would first proceed to a Public Information
Meeting, then 1o consideration by the Electoral Arca Planning Committee. Addtionally, the Board has
appointed a Nanarmo Adrport Select Committes that will meet with the Nanaimo Airport Commission ta
discuss any ¢oneems of issues with respect to this application. Should necessary approvals be given, the
proposed amendments would proceed to Public Hearimp and fomal referrals would be made to relovant
local government, provincial and federai agencies prwr to linal consideration by the RDN Board,

ENVIRONMENTAL IMPLICATIONS

It 35 noted that the Nanaimo Airport Lies over the Cassidy Aquifer, an extensive source of groundwater
sipply that provides poisble water and satisfies irmgation reguiremenis for local residents and
ayriculwral operations. In the past, concems have been expressed by residents i the Cassidy arca
{across the 1sland Highway fram the sirport) regarding the impact of expanded industeial and commercial
development on the aquifer. These concerns alse relate to future developrent at the airport and are
recognized m the existing Developroent Penmit designation for the airport lands.

The Nanaimo Airport Master Plan notes concerns with the protcetion of the Cassidy Aquifer and
provides commentary on the development of mfrastructure and environmental protection. As a high-
level planning decurnent, the Master Plan does not provide detail on this issue. Howewver, it is recognized
that the Nanaimo Airport Commission shares the RDN’s concerns and is committed to the protection of
the lands and groundwater. It is anticipated that more detailed plans will be provided as part of the OCP
and zoning amendment application.

INTERJURISDICTIONAL ISSUES

Cross-jurisdictional issues with the Cowichan Valley Regronal District {CVRD) and Mmistry of
ransportation need to be addressed dunng any ofiicial community plan amendment process,
Specibically, the CVRIY borders the Nanaimo Airport lands to the south and east; CVED staff have
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indicated that the Board of the CVRD remain concemed with the patential for envirormenal and land
use conflicts with any future development at the Airpore

The Airport Master Plan does not provide detad on how neighbouring concerns will be addressed.
Therefore, as part of the consultation process input will be received at a Public information MMectimg and
from mter-qurisdictional referrals before a proposed amendment bylaw is considered for 1™ and 2™
rcadmg by the Board.

VOTING

All Electoral Arca Dircelors except Electoral Area *B'- one vote,

SUMMARY

Given the locahion, land base and role of the airport as the regional transportation hub, staff is of the
opinion that a significant opportunity ¢xists to foster development at the Nanaime Airport.

Seaff suggests that revisions to the proposed Airport Master Flan could be considered together with
amendments to the Flectoral Area "A” OCP and RDN Land Use and Subdivision Bvlaw No. 300 (hat are
consistent with the general direction of the Region’s Growth Strategy. It is recommended that Regional
Dnsinict of Nanaimo and the Nanaima Airpon procee:d with concurrent amendments to the Electoral Ares
“A7 Officaal Commumty Plan and the RIGN's Land Use and Subdivision Bylaw No. 500 to recognize
cxisting and planned uses s well as proceeding with Awrport Approach Path Zoning lor the Namuimo
Aqtport.

RECOMMENDATIONS

1. That the report on the proposed amendments 1o the Electoral Area *A’ Official Community Plan
Bylaw No. 1240, 2001 and RDN Land Use and Subdivision Bylaw Ne. 500 for the Nanaime Airport
be received for information.

2. That the Consultation Strategy for the proposed amendmems o the Tlectoral Avea *A° Official
Community Plan Bylaw Ne. 1240, 2001 and RIXN Land Use and Subdivision Bylaw No. 306 current
zoning lor the Nanaimo Airport be approved.

3. That a public information meetmg be scheduled on the proposcd amendments to the Elecloral Area

A Offieial Community Plan Bylaw No, 1240, 2001 and RDX Land Use aud Subdivision Bylaw
g, 300 current zoming for the Nanaimo Airporl.

4. That the Public Information Meeting be chaired by Director Henrtk Kretherg or his alternate
{Elcctoval Area *AN,

5. That the proposed OCP and Zoning Amendmenis be referred (o the Nanaime Airpon Select
Committee afier the Public Information Meeting is held and preliminary referral responses are
received from other junsdiciions.

) Mo

Report Writer” G

CAQ Comcurrence

COMMENTS;

devins reporen ERLAE0AD Y i nen wirper: masier plan. doc
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Schedule No. 1- Proposed OCP Amendment

NANATMO REGLONAL AIRPORT

The XNanaimoe Ecgional Adrport is locaed on
211 hectares of Jand 12 kdometres south of
the City of Nanairno.  The airport 15 partially
siuated  within  the  Cowichan  Valley
Regional District. The federal government
acquired the airport lands m 1942 and held
supersedmy land use jurisdiction over other
provincial and wwnicipal authoritics.  The
Nanamno Alrport Commission {a non-profi,
non-governmental  commission) now  has
jurisdiction over the airport. The airport is
subject to all local government land ese
regulations, although the airport itself operates in accordance with the Federal Aerenaitics Act.

Conditional uniil April 1997, the airport property was entirely i the Agriculiural Land Reserve {ALR).
The airport received approval from the Land Rezerve Commission to exclude approximately 50 heetares
Iromn the ALR to allow for the addition ol "aieport related’ uses along the portion of the airpart adjacent to
the Trans Canada Highway, The Commission alse granted 'special use status' for o 40-hectare parcel for
recreational use {Cottonwood Goll Course} to the cast of the airport runway.

The Nunaimo Airport lics over the Cassidy aquifer, a source of groundwater supply that provides polable
water and imigatuen requirements for local residents and agricuttural operations. In the past, concoms
have been expressed by residents in the Cassidy area regardmg the impact of expanded mdustrial and
cormmezeial development on the aquifer. These concems also retate 1o future development at the airport,

OBJIECTIVES

1. Recognize the importance of the Nanaimo Regional Amrport 2s an econonuc and transportation hub
for the Regignal Thstrict of Nanaimeo and Vancouver island,

2. Facuy development on airpert-related commercial and tadustrial uses, with future land use being
evaivated by 'highest and best use' criteria, for the lands where development activities will be

concentrated,

3. Acknowledge the sensitivities associated with the Cassidy aquifer, adjacent ALR lands, streams, and
surrgunding residential areas, and avid any negative impacts from development.
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POLICIES
1. [ands currently held by the Nanaimo Airport Comnuission shall be designated as Anport Lands,
Aviation Related Lands and Airport Reereation Lands as shown on Map Mo 1.
2. The Airport Lands, Aviation Related Lands and Atrpori Recreation Lands are designated as a
Levelopment Perrrut Arca shown on Map No, 5.
K} The Airport Lands designanon recognizes land uses which are required o operate and maintain

the airport. air termunal, air freight and aircraft mamtenance ay well as other “air side” uses which
are those uses dependent on dircet aceess to the runway or that must be located “air side’ for
customs and security reasons.

Expanded airport operations uses may occur within the Aiport Lands designation area without
an amendment ta this Plan however, the Manaime Airport Cominission should consult with the
comomunity and the EDN to address specific 1ssues related o aimport expansion inctuding but not
limited 1o the following:

by Swdies to mitgate airerafl disturbance by establishing and regulating flight pats and
hours of usage critcria;

el A hydrological assessment and the preparation of storm water management and waste
management plans that agsess the impaci of development and provide recommendations
for mitigaton to ensure ground waler and walercourses are protected:

d) A sensitive ecosystem anvemiory that identifics environmentally sensitive arcas that
should be prescrved due to the contribution they make to existing local ¢eosystems
particularly m relation 5 supporting and enhancing existing watercourses;

¢} A comprehensive trafiic impact study to ensure safe and efficient aceess and traffic
circulztion with a hmited disturbance on ncighhouring propertics; and

) Awuport design guidelines to ensure architecwural standards are met and that screening is
provided for ouldoer storaae or unsightly uses.

4. Within the Aviation Related Lands designation, "aviation related’ uses are supported provided
that the uses are related to and compatible with wrport operatiens.  These uses should be
typically be refated 1o the speration of the airport or be servicing the aviation industry and should
primarity be providing goods and services to people or husinesses utilizing the airport or direcily
mvalved in the aviation industry. In recognition of the abrport’s role as @ ransportation and
transshipment centre, gencral warehousing, distribution, transportation services and a gasoline
scrvice station are suppert within the “aviation related” lands designation.

3. Within the Adrport Recreation Designation, low intensity recreational uses are supported
provided that the use is compatible with arport operations and can be designed with restrictions
to building height, to avord the potential for noise wellection and to limit any impacts on
groundwater of surface water systems.
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The 1szuance of termporary use permils for non-aviation related commercial or sndusirial uses
may be considered within the Airport Lands designation area or Aviation Related duesipnation
area ive the purpose of providing short term lease income to support airport eperations subject o
the lollowing criteria:

a) wses shatl be orientated away from the airport werminal and other public gateway areas:

b} there shall be no direet 2ecess 1o the Trans Canada Highway;

¢} all cnvironmental protection measures of this Plan are met;

d} where there 13 direet exposure Lo the Trans Canada Highway, entranceway landscaping
shall be provided to enhance the appearance of the development from the Faghway;

¢} signage shall be consolidated to the entrance of the development and be visually
unobtrusive tiy the Trans Canada Flighway comdor; and

) outdoor storzge shall be sereened Mrom view.,

The Nunaime Airport Commission is oncouraged to prepare a comprehensive  Wasie
dManagerent Flan in consultatton with the iRDN, including consideration of joint funding by the
users for a system to supply tertiary treatment for higquid waste generated by the Airport and the
Cassidy Village Centre. In addition to planning for the disposal of sanitary liguid waste, the plan
should include methods and guidehnes for the collection and treatment of stonm water and other
wasle products or discharges from the arpaon,

I is acknowledged that in the future, the Nanmimo Airport Commission may wish to teguest that
the area designated for “airport related” uses be expanded due to increased arport activity or to
rrovide addutional services to airport dependent businesses and industey. Thiz plan supponts the
review of a proposed cxpansion to the “airport related’ lend use designation, when airport activity
ot privjected aiport growth exceeds the capacity of the lands i this desigmation, subject 1o the
necessaty studies and with input from the community and other jurisdictions.
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NANAIMO AIRPORT

COMPREHENSIVE DEVELOPMENT 16

CoE

Section 3.4.114.1
Development Area A (Airport Lands)
Permitted Uses

a)
b)

air terminal operations;

aviation infrastructure;

freight guaranting and holding and customs facilities,
air traffic control and weathear services,

airpart runways and taxiways,

airport security and policing facilities;

girpart maintenance facilities;

airport emergency respoense facilities;

aircraft refuelling and handling;

aircraft maintenance and detailing;

aircraft sales,

flying schools and clubs;

fixed base operalors including military operations;
aircraft hangers; and

air cargo and freight couriers

Section 3.4.114.2
Development Area B (Airport Lands for Airpert Related Uses)
Permiited Uses

a)
b}
e}
d}
e}
]
q)
h}
i}
)]
k)
I}

airine catening and food services;

airport hotelrestaurant/conferenceftrade show facilibes;
aviation and accessory airport retail stores, personal service, and office uses;
aviation refated manufacturing, service and repair;
aviation related vehicle, rental, washing/maintenance,
aviation museurns and static aircrafi display;

geronautic research and development;

brokerage facilities;

gasolineg service siation;

shuttle bus, taxi, limousine operations,;

vehicle parking and storage, and,

warehousing, distribution and storage facilities;

80



Neanaimo Aivporr QO and Zoring Amendmens
Juree 13, 2004
FPage 11

Section 3.4.114.3
Development Area C {Airpori Lands for Airport Recreational Uses)
Maximum Number and Type of Permitted Uses

a) Golf course;

a) Dhiving range:

al Outdoor recreation; and
a) Aircralf viewing areas.

Section 3.4.114.4
Maximum Number and Size of Buildings, Sfructures and Uses

Maximum height of buildings and structures: 10 metres
Maxirmum ot coverage: 50%

Section 3.4.114.5
Minimum Parcel Size

1 ha- withiout Community Water and Communily Sewer Services
2000 - with Community Water and Community Sewer Services

Section 3.4.114.8
Minitmum Setback Requirements

Buildings and structures: 5 metres from all lot lines

Except where:
a) where the adjoining parcal is zoned "‘Airport Related’ then the setback from the
common irterior side (ot ling may be reduced to zero;
by any part of a parcel is adjacent to or contains a watercourase then the requlations
in Section 3.32.8 shall apply.

Section 3.4.114.7
Cther Regulations
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Schedule Mo 4

Nanaimo Airport

Public Consultation Strategy

PUBLIC CONSULTATION STRATEGY

The Public Consultation Strategy provides the work program and serves as g 'checklist’
to ensure the project successfully achieves its goals; in addition, in support of the
RDON's public involvement policies, this document outlines an approach for fully
invalving the citizens in the planning process.

The Local Government Acft 2150 sefs out specific procedural requirements that must
be met in the process of amending an official community plan,  Specifically, the Act
establishes referral and notification requirements, sets out standards for advertising and
the holding of a public hearing.

While the Local Government Act sets out these minimum requirements, it is the intent
of this Public Consuliation Strategy to ge well beyond the requirements of the Act. The
success of the strategy will be achieved through meeting the following goals:

Providing meaningiul opportunities for public input and participation.

Presenting information to the public in a clear, undersiandable and concize form.
Making available for review all public input gained during the planning process.
Accurately and objectively recording and assessing public input.

AMENDMENT PROPOSAL

The Nanaimo Airport has provided the RDN with an Aimport Master Plan that
gncourages new development at the Airport (see atfached staff report for detafed
information).

Ceniral to this is the Master Plan's recommendation that the Airport Commission
prepare an QCP and zoning amendment application to redesignate all airport lands to
one oveirall designation with policy and regulations 1o accommodate the direction and
focus of the land use strategy contained in the draft Master Plan. This document
provides the public consuitation strategy for the praposed zoning and official community
plan amendments at the Nanaimo Airport,
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PuBLIC AND AGENCY CONSULTATION

Pursuant to the Local Government Act, the Board of the Regicnal District must
specifically consider whether consultation is required with the Board of any regional
district that is adjacent to the area covered by the official community plan, the council of
any municipality that is adjacent to the area covered by the plan, first nations, school
district boards, greater boards and improvement district boards, and the Provincial and
Federal governments and their agencies. The Board of the Regional District makes this
determination with their approval of the Public Consultation Strategy. The following lists
referral agencies that will be provided with ongeing information and referrals through
the planning process:

= General Public {including specific Local Government Act provisions for
nofification to adjacent fand owners)

*  Member Municipalities
»  Town of Qualicumn Beach
= City of Parksville
= District of Lantzville
= City of Nanaimo

* Previncial Agencies
»  Ministry of Community, Aboriginal and Women's Services
= Jlinistry of Transponiation
= Ministry of Water, Land and Air Protection
»  Agricultural Land Commission

= (Other Organizations and Authorities
*  Snuneymuxw First Nation and Chemainus First Nation
Cowichan Valley Regional Bistrict
Town of Ladysmith
Morth Cedar Improvement District
North Oyster Fire Department
Ceeanside Construction and Development Association
Schooi District No. 88
Vancouver Island Health Authority

B3



SCHEBULE

Manaime Afvport OCE and Zoring Amendment
Juree 15, 2004
FPaye 14

The following outlines the schedule of events and publications, and sets out the key
elements of each siep in the review process.

June

July

August
September

Oclober

November

Year endf
early 2005

TIMEFRAME

* & &

Report io the Electoral Area Planning Committee on Airport
Froposal

Fequest approval of Public Consultation Strategy

Repaort to the Board on Airport Proposal

Request approval of Public Consultation Strategy
Motification to all referral agencies

Advertisement of Public Information Meeting #1

Public Infermation Meeting ¢n Airport Proposal
Meeting with Airport Select Committee — review of input
from Public Information Meeting

Potential amendments to proposal

Advertisemnent of Public Information Meaeting #2

Public Information Meeting on Airport Proposal
Meeting with Airport Select Committee — review of input
fram Public Information Meeting

Report to EAPC requesting 1% and 2™ reading of
amendrnents

Report to Board requesting 1% and 2™ reading of
amendments

Formal referrals to agencigs

Public Hearing on proposed amendments

Report to Board reguasting 3" reading

Request for approval to Ministry of Transportation
Repart to Boeard requesting 4" reading and adoption.

It iz proposed that the amendments will be finalized by year-end 2004 and adopted in 2005,

RESOURCES & BUDGET

All work o eather and collate data, comsult with the public, produce and design
documents/consultation materials and dealt the amendments will be completed by RDN staff as
oullined in the 2004 RI¥N budget.

One staff member and mapping resources will be assigned to the project to compietion.
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ATTACHMENT 3.1

NANAIMO ATRPORT MASTER PLAN RECOMMENDATIONS

A mew MNapaimo Atrport Master Plan was recently completed by the Nanauno Awpoet. The stated intent
af the Master Plan is to actively pursue new aviation'aerpspace businesses and to provide space for other
uses that will pravide services for travelers, local residents, and mher commorciz! husinesses that are
‘mirport. compatible”.  This Master Plan builds on previous planming initiatives and recommends
sigmificant development of non-aviation related atrport lands as well a3 the expansion of the airport
services. The draft Master Plan sndicates that, given the location of the airpont adjacent to the Island
Highway, there 15 considerable potential to develop stand-alone commercial, oifice and retanl nses. The
draft Master Flan sceks to provide sufficient commercial and industrial lands so financially support the
alrport.

The Plan identifies a series of & land use digirictz that are intended to guide the Airport Commission in
allocating vsez on the auport lands. These designations are Wlusiraied in Arachment Noo 2 and include
the following uses:

Designation lises Desipnation Lises _I
Operational * Terrrunal Budding, Airzide Instrict = Tarminal Buildimg !
Reserve * Parking Lot » Parking Lot i
* Combined Senaces Hullding = Combined Services
» Glyeol Catchment Area Building |
» Sewage Treatment Facility ® Glyeol Caichraent Area i
* Ajrport Operations » Sewapge Treatment |
Facility
= Alrpurt Operations
Airficld = Runways Taxiwavs E Landside = Oice Buildings
Reserve = Aprons § Dastrict * Light Industrial
= Alreralt Viewing v Warchousing/ Distribution
ArcaTrails £rnires
= Jlotel dotel
® (Gag Statien
= Car Wash
= Betail Sales
: = Aviation Related
Industrial and
Commercial Businesses
Airport = Prriving Range Flex District = Reserve ﬂ:_"r expanded .
Recreation » Golf Course Expansion Commercial and industrial

. L LS
= Adrcraft Viewing

ArcalTrals
v Accessory Golf Course Uses

Source: Draft Nanaime dirpart Master Plan, Mareh 2003
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ATTACHMENT N(1L 2
NANAIMO AIRPORT MASTER PLAN EXCERFT
FUTURE LAND USE CATEGORIES - FIGURE 15
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