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REGIONAL DISTRICT OF NANAIMO
ELECTORAL AREA PLANNING COMMITTEE
TUESDAY, JUNE 13, 2006
6:30 PM

(RDN Board Clambers)

AGENDA

CALL TO ORDER

DELEGATIONS

MINUTES

Minutes from the regular meeting of the Electoral Area Planning Commuttee held
May 9, 20{00.

COMMUNICATION/CORRESPONDENCE
BUSINESS ARISING FROM THE MINUTES
PLANNING

DEVELOPMENT PERMIT APPLICATIONS

Development Permit Application No. 60622 and Request for Relaxation of the
Minimum 10% Perimeter Frontage —~ Ken Kyler, BCLS, JE Anderson &
Associates on behalf of J & M Law ~ Davenham Road — Area E.

Development Permit Application No. 60624 - Fem Road Consulting Lid. on
behalf of A G Project Management Ine. — McColl Road — Area H.

Development Permit Application No. 60627 — Watson & Forster — 861 Miller
Road — Area G.

Development Permit Application No. 60628 - Newcaslie Engincering Lid., on
behalf of L. Michaels - 1400 Dorcas Point Road - Area E.

Development Permit Application No. 60629 - Trout - 2671 Seablush Drive —
Area L,

DEVELOPMENT VARIANCE PERMIT

Development Varance Permit Application No. 90610 McGilivary and
Hopwood 3039 Hillview Road — Area E.

Development Variance Permit Application No. 90611 — Colclough on behalf of
Island Timberlands — 1420 & 1430 Island Highway East - Area E.
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61-78 Development Variance Permit Application No. 90612 - Park Land Consideration
~ Request for 10% Frontage Relaxation — Timberlake-Jones Engmneering Ltd., on
behalf of Timberstone Development Lid. - Davenham Road & Oak Leaf Drive --

Arca E.
OTHER
79-83 Request for Relaxation of the Minmmum 10% Perimeter Requirement — Fern
Road Consulting Ltd.. on behalf of A Lotoski — 2882 & 2890 Olympic Road —
Area Il
R4-89 Request for Relaxation of the Minimum 10% Frontage Requirement — JE

Anderson on behalf of 1. Kantor - Fowler Road — Area H.
ADDENDUM
BUSINESS ARISING FROM DELEGATIONS OR COMMUNICATIONS
NEW BUSINESS
IN CAMERA

ADJOGURNMENT



REGIONAL DISTRICT OF NANAIMO

MINUTES OF THE ELECTORAL AREA PLANNING COMMITTEL
MEETING HELD ON TUESDAY, MAY 9, 2006, AT 6:30 PM
IN THE. RDN BOARD CHAMBERS

Present:
Director G. Holme Chairpersen
Director J. Burnctt Elecctoral Arca A
Director M, Young Electoral Arca C
Drrector L. Biggemann Electoral Area F
Director J. Stanhope Electoral Area G
Alternate
Director D. Heenan Llectorat Area B
Director B, Johnston City of Parksvilic

Also in Attendance:

J. Liewellyn Manager of Community Planning
W. Moorman Manager of Engineering Standards & Subdivisions
W. Thexton Senior Accountant
N. Tonn Recording Secretary
CALL TO ORDER

The Chairperson welcomed Alternate Director Heenan to the meeting.
LATE DELEGATION

MOVED Director Biggemann, SECONDED Director Stanhope, that a late delegation be permitted to
address the Commitiee.

CARRIED
Poul Rosen, re Building Permit for 2991 Northwest Bay Road — Area E.

Mr. Rosen, speaking on behalf of June and Carl Rosen, raised his concerns regarding the Board's
approval of a building permit for the property located at 2991 Northwest Bay Road. The Committee was
provided a writlen submission of these concemns for their information.

MINUTES

MOVED Directer Stanhope, SECONDED Director Biggemann, that the minutes of the Elecioral Area
Planning Commitlee meeting held April 11, 2006 be adopted.

CARRIED
PLANNING

AMENDMENT APPLICATIONS

Zoning Amendment Application No. ZA0602 — Jane England Abbott — Island Highway West ~
Area G.

MOVED Director Stanhope, SECONDED Director Burmnett,:

1. That “Regional District of Nanaimo Land Use and Subdivision Bylaw Amendment Bylaw No.
500,334, 2006", to rezone the properties, on the Island Highway West in Electoral Area ‘G’, from
Public 1 Subdivision District ‘M’ (PU1M) to Residential 2 Subdivision District ‘M’ {(RS2M) be
given 1™ and 2™ reading.
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2. That *Regionat Distriet of Nanaimo Land Use and Subdivision Bylaw Amendment Bylaw No.
500.334, 2006, be approved to proceed to Public Hearing.

3 That the Public Hearing on “Regronal District of Nanaimo Land Use and Subdivision Bylaw

Amendment Bylaw No. 500.334, 2006”, be delegated 1o Director Stanhope or his alternate.

CARRIED
DEVELOPMENT PERMIT APPLICATIONS

Development Permit Application No. 60611 - Surfwood Supply Ltd./Keith Brown Associates Ltd, -
2130 Schoolhouse Road - Area A.

MOVED Director Burnett, SECONDED Director Young, thal Development Permit No. 60611 with
variances to allow for the constuction of two industrial buildings be approved according o the terms
cutlined in Schedule No, 1 and subject to the Board’s consideration of the cotnments received as a result
of public netification.

CARRIED

Development Permit Applicatior Neo. 60614 — Ddon and Sharen Milburn — 5461 Deep Bay Road —
Area H,

MOVED Director Heenan, SECONDED Director Biggemann, that Development Permit Application No.
60614, to allow the removal of an existing dwelling and the construction of 2 new dwelling at 5461 Deep
Bay Road, be approved according to the terms outlined in Schedule No. 1.

CARRIED

Development Permit Application No. 60617 — Byran Witcomb on behalf of Western Cruiser Sales
Ltd. - 1451 East Island Highway — Area E.

MOVED Director Sianhope, SECONDED Director Young, that Development Permit Application No.
60617, to allow a sales and service building, four storage buildings, landscaping and parking
improvements and a facia sign at 1451 Island Highway East, be approved subject to the terms of Schedule
No. 1.

CARRIED

Development Permit Application No. 60620 — Helen Sims for Craig Finney and Lisa Marie Welker-
Finney - Maple Guard Drive — Area H.

MOVED Direcior Heenan, SECONDED Director Biggemann, that Development Permit Application No.
60620, with a variance to allow the construction of a dwelling, be approved according to the terms
outlined in Schedule No. 1 and subject to consideration of the comments received as a result of public
notification.

CARRIED

Development Permit Application No. 60621 — Fern Road Consulting Ltd., on behalf of Michael
Eddy, Lorie Eddy, Patricia Greenham and Corinne Barker — Moors, Blackbeard and Maple Guard
Drives — Area H.

MOVED Director Heenan, SECONDED Director Burneft, that Development Permit Application No.
60621 submitted by Fern Road Consulting Ltd., on behalf of Fern Road Consuiting Ltd., on behalf of
Michacl Eddy, Lorie Eddy, Patricia Greenham & Corinne Barker, in conjunction with the subdivision on
the parcels legally deseribed as Lots 8, 9 & 10, All of District Lot 48, Newcastle District, Plan 20505 and
designated within the Environmentally Sensitive Areas Development Permit Area, be approved subject to
the conditions cuthined in Schedules No. 1 and 2 of the corresponding staff report.
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MOVED Director Heenan, SECONDED Director Burnell, that Schedule 1 be amcnded 10 require the
placement of a covenant limiting placement of a second dwelling unit on the new lots created. :
CARRIED
The question was called on the motion as amended.

The motion CARRIED.

Development Permit Application No. 60623 — Request for 10% Frontage Relaxation — Timberlake-
Jones Engineering Ltd., on behalf of Timberstone Development Ltd. — Northwest Bay Road ~ Area
E.

MOVED Director Stanhope, SECONDED Director Burnett,:

i. That Development Permit Application No. 60623 submitted by Timberlake-Jones Engineering
Lid., on behalf of Timberstone Developments Lid., in conjunction with the subdivision on the
parcel lgally described as Lot 1, DL 68, Nanoose District, Plan 3940 Fxcept For Part m Plan
VIPR0339 and designated within the Sensitive Fcosystem Protection and the Farm Land
Protection Development Permit Areas be approved subject to the conditions cutlined in Schedules
No. 1, 2 and 3 of the corresponding staft report.

2. That the request for relaxation of the minimum 10% frontage reguirement for proposed Lots 11
and 12 be approved.
CARRIED
DEVELOPMENT VARIANCE PERMIT

Development Variance Permit Application No. 90609 — Kawerau and Butler ~ 1405 Reef Road —
Area E,

MOVED Director Stanhope, SECONDED Director Young, that Development Variance Permut.
Application No. 90609, to relax the front lof line setback from 8.0 metres to 5.7 metres to facilitate the
replacement and extension of an existing attached garage at 1405 Reef Road, be approved according to
the terms outlined in Schedule No. 1 and subject to lhe Board’s consideration of comments received as a
result of public notification.

CARRIED
OTHER

Request for RDN to Consider the Development of a Manufactured Home Park at 410 Martindale
Road — Area G. '

MOVED Direcior Stanhope, SECONDED Director Biggemann, that this report be reccived for
information and that the general issue of the need to revise the Urban Containment Boundary in the
vicinity of the City of Parksville be considered as part of the Electoral Area ‘G’ Official Community Plan
Review.

CARRIED
BUSINESS ARISING FROM DELEGATIONS OR COMMUNICATIONS

Building Permit for 2991 Northwest Bay Road — Area E.

MOVED Director Stanhope, SECONDED Director Biggemann, that the issues raised by the delegation
with respect to approval of a building permit for 2991 Northwest Bay Road, be referred to staif and a
report prepared for consideration at the next Electoral Area Planning Commutiee meeting.

CARRIED
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ADJOURNMENT
MOVED Director Biggemann, SECONDED Director Stanhope, that this meeting terminate.
CARRIED

TIME: 6:46 PM

CHAIRPERSON
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TO: Wavne Moorman DATE: June 1, 2006
Manager, Engineering & Sdhdivisions
FROM: Sugsan Cormic FILE: 3060 30 60622
Senjor Planner oir 3320 20 26674

SUBJECT: Develepment Permit Application No. 60622 & Request for Relaxation of the
Minimum 10% Perimeter Frontage
Ken Kyler, BCLS, JE Anderson & Associates, on behalf of J & M Law
Electoral Area ‘E’ — Davenham Rgpad

PURPOSE

To consider an application for a development permit within a Sensitive Ecosystem Protection
Development Permit Area and to consider a request for relaxation of the minimum 10% requirement in
conjunction with the creation of 2 3-lot subdivision on property in Elecloral Area ‘B,

BACKGROUND

The parvent parcel, legally described as Lot 3 DL 137 Nanocose District Plan VIP84016, is located adjacent
o Stewart Road in Electoral Area ‘1 (See Antachment No. 1 on page 8 for location of subject properiy).

The property, which is 6.27 ha in size is currently zoned Rural 5 (RUS} and is within Subdivision District
‘D’ (2.0 ha minimum parce! size) pursvant to the “Regional District of Nanatme Land Use and
Subdivision Bylaw No. 500, (987",

Surrounding land uscs inciude an un-constructed section of Davenrham Road and resource management
zoned parcels to the north, Stewart Road and residential zoned parcels to the east, rural zoned parcels to
the south and a resource management zoned parcel to the west. The parent parcel is currently vacant.

In addition, pursuant to the Nanoose Bay Official Community Plan Bylaw No. 1400, 2005, the parem
parcel is designated within the Sensitive Ecosystem Protection Development Permit Area for the
protection of the Woodland Sensitive Ecosystemn, which consists of open woodlands containing stands of
Garry oak and mixed stands of Garry ocak/arbutus, Garry ocak/Douglas fir, Arbutus/Douglas fir.
Therefore, as the applicant is proposing to develop the site, a development permit concerning the
Sensitive Ecosystem Protection Development Permit Areas is required.

Proposed Development

The applicant is proposing to construct 3 fee simple parcels greater than the required size of minimum
2.0 ha with private potable well water and private individual septic disposal systems (see Schedude No. 2
on page 7 for proposed subdivision layout).

As part of the application, the applicant submitted a Sensitive Ecosystem, Bio-Inventory & Impact
Assessment prepared by URSUS Environmental Wiidlife & Environmental Resource Consulting,
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10% Minimum Frontage Requirement

Proposed Lot A, as shown on the submitted plan of subdivision, will not meet the minimum 10%
perimieter frontage requirement pursuant to section 944 of the Local Gavernment Act. The requested
frontage is as follows;

Proposed Lot No, Required Frontage

Proposed Frontage 1 % of Perimeter ||

Therefore, as this proposed parcel does not meet the minimum 10% parcel frontage requirement, pursuant
to section 944 of the Lacal Government Act, approval of the Regional Board of Directors is required.

ALTERNATIVES

1. To approve Development Permit Application No. 60622, as submitted, subject 1o the conditions
outlined in Schedules No. 1 and 2 and to approve the request for relaxation of the minimum 10%
frontage reguircments for proposed Lot A,

2. To deny the Development Permit as submitted and provide staff with further direction and (o refuse
the request for relaxation of the minimum 10% frontage requirement.

DEVELOPMENT IMPLICATIONS

Environmentally Sensitive Features / Official Community Plan Implications

The applicant has provided a Sensitive Ecosystem, Bio-Inventory, and Impact Assessment report, which
concludes that the impact of the proposed subdivision on designated environmentally sensitive
ccosystems is expected to be minimal. The report cites that clearing for the driveway and septic fields in
the sensitive ecosystem areas will only be approximately 1500 m’ in size and that no large diamcter trees
or snags will need to be removed for the development of the site. The report cited that while there are
some large arbutus and willow specimens, there are no Garry oak trees. Staff verbally confirmed with the
author of the report that there are no Garry oaks within the subject property. Staff also verbally
confirmed with the biclogist as to recommendations for protection of the sensitive ccosystems areas
during construction of the subdivision. Mitigative measures, such as barrier fencing, are set oul in
Schedule No. 1 (Conditions of Approval - see pages 5 and 6).

Future Building Sites Implications

With tespect 1o future building sites, the biological report revicws only potential development impacl at
the time of subdivision and does not establish future building sites within the sensilive ceosystems areas,
The Rural 5 zone permits two dwellings per parcel and while there are avaitable building sites for
proposed Lots A and C outside the sensitive ccosystems areas, it appears that proposed Lot B may be
limited to locating a suitable building site outside the sensitive ccosystems areas for a secand separate
dwelling unil. The biclogists felt that there would be sufficient site area for a duplex. Therefore, if a
future owner wishes to place a second dwelling or associated works on this proposed parcel within the
sensitive ecosystems areas, a development permit would be required.

Request for Relaxation of Minimum 18 % Frontage Requirement

The 3 parcels arc proposed (o be accessed by way of a panhandle onto Stewart Road. The Approving
Officer has verbally indicated that this proposed access will be registered by easements and will have the
effect of reducing the number of accesses onto Stewart Road, which is designated as an existing major



Development Permit Application No. 60622
Subdivision File No. 26674

Jure 1, 2000

Page 3 of 8

road. The localion of the proposed access point will also meet the minimum site distance requirements
established by the Ministry, In addition, the Approving Officer verbally indicated that he has heard from
neighbours requesting that the section of Davenham Road adjacent to the parent parcel not be built as 1t
cucrently provides a well-treed arca and is part of the Woodland Sensitive Ecosystem. Tor these reasons,
the Ministry of Transpertation Approving Authority will support this request for relaxation of the
minimum 10% frontage requirement. As discussed previously, the current zoning permits two dwellings
per parcel. Buildable site areas will be available 1o support the intended residential uses, although
Proposed Lot A may be limited in building site area to a duplex building unless a twther development
permit is applied for to site a dwelling unit within the sensitive coosystoms areas of that parcel.

Site Servicing Implications

The applicant has applied for septic disposal approval to the Central Vancouver Island Health Authority.

The Ministry of Transportation is responsible for the storm drainage, As part of the subdivision review
process, the Regional Approving Officer will examine the storm water management of the parent parcel
and impose conditions of development as required.

Proof of potable water is subject to the approval of the Approving Officer.
YOTING

Electoral Area Directors ~ one vote, except Illectoral Area "B’
SUMMARY

This is a subdivision application that mvolves a development permit for property located off Steveart
Road in Electoral Area ‘E’. The subject property is within the Sensitive Arca Protection Development
Permit Arca pursuant to the Nanoose Bay OCP specifically for the purpose of ensuring protection of the
Woodland Sensitive Ccosystem, The applicant provided a Sensilive Icosysiern, Rio-Inventory & Impact
Assessment report of the parent parcel, which concludes that the associated works with the development
of the subdivision will have minimal impact on the sensitive ecosystem. Staff has confirmed with the
biologist that the industry standard mitigative measures should be conducied when devclopment
assaciated with the subdivision is underway, including barrier {encing o protect the sensitive ecosystems
areas. The report does not establish building sites and as a result, a future devefopment permit may be
required if works associated with building construction are praposed within the sensitive ecosystems
areas. Thesc requirements are consistent with the applicable guidelines outlined in the Sensitive Areas
Protection Development Permit Area (see Schedule No. 1 for Conditions of Development Permit on pages
5&6).

Therefore, given that the proposed subdivision development will have little impact on the
environmentally sensitive avca as provided by the biclogist’s report and that the Ministry of
Transporlation supports the panhandle access to serve the proposed parcels, and as this access will have a
limited impact on the sensilive ecosystems areas, stafl recommends Alternative No. 1, to approve the
development permit as outlined in Schedules No. 1 and 2 of this staff report and approve the request for
relaxation of the minimum 10% perimeter frontage for Proposed Lot A.
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RECOMMENDATIONS

1. That Development Permit Application No. 60622 submitted by Ken Kyler, BCLS, JE Anderson
& Associates, on behalf of I & M Law, in conjunction wiih ihe subdivision on the parcel legally
described as Lot 3 DI, 137 Nanoose District Plan VIP64016 and designated within the Sensitive
Ecosysient Protection Development Permit Area be approved subiect to the conditions outlined in
Schedules No. | and 2 of the corresponding staff report..

2. That the request {or relaxation of the minimum 10% frontage requirement for proposed Lot A be

approved.
Report Writer Gencral Manager Concurrence
Manager C,ofﬂcurrence- f.AO Concurrence
COMMENTS:

devsrRreports 2006 pn dp 3060 30 6U622& 10% (26074} JF dnderson. / Law Lot 2 Plan VIPS6O16 doc
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Schedule No. 1 {page I of 2}

Conditicns of Approval
Development Permit Application No. 60622
In conjunction with the subdivision application for the property legally described as
Lot 3 DL 137 Nanoose District Plan VIP64016

The following sets out the conditions of approval:

1.

Sukdiviston
The subdivision of the lands shall be in substantial compliance with Scheduie No, 2 {to be attached to
and forming part of this Permit).

Sensilive Ecosystem Areas / Construction During Subdivision Development

a. This development permit allows for the construction of onc access driveway 10 serve the 3
proposed parcels and the location of the existing septic disposal covenant areas and well
established previously.

b. No other works within the sensitive ecosystems areas except those outlined in Condition 2(a)
including any other accesses/driveways shall be permitted under this development permit.

¢. The recommendations as sct out in the Sensitive Ecosystem, Bio-Inventory & Impact Assessment
prepared by URSUS Environmental Wildlife & Environmental Resource Consulting and datoed
April 20, 2006 are to be followed in the development of the subdivision (to be allached te and
form part of this Permit).

d. In addition 10 any recommendations set out in the Asscssment Report, the applicant shall provide
the following mitigative measures during the development of the subdivision:

iy Barrier fencing shall be erected around the sensitive ecosystems areas to avoid any
encroachment in the sensitive arcas.

i} No removal of vegetation shall occur in the sensitive ecosystems areas with the
exception of construction of the one access within the panhandle portion of Proposed
Lot A. Tt is noted that the Assessment Report indicates that no removal of large trees
is necessary in the construction of this access.

iiiy The scptic field covenant areas located in the sensitive ecosystems areas shall not be
expanded,

e. No fand clearing shall occur from April 15% to July 159 of any given year,

£ This cavenant is to restrict the placement of buildings and structures, decks, patios, septic
systems, and restricting any removal of vegetation or alteration of soils by the hand of man within
the covenant area.

Future Building Sites

Unless specifically aliowed by this development permit, no buildings, structures, driveways, patios,
wells, septic disposal fields, outdoor storage of materials, equipment, vehicles, or other items, storage
of soils, removal of vegetation except noxious weeds or disturbance of soils by the hand of man shalt
not oceur or be situated within the sensitive ecosystems areas unless a future development permit
allows such development or activity in order to minimize the potential for negative impacts t0 these
environmentally sensitive featlures,

"
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Schednle No. { (page 2 of 2)
Coenditions of Approval
Deveiopment Permit Application No. 66622
In conjunction with the subdivision application for the property legally deseribed as
Lot 3 DL, 137 Nanoose District Plan VIP64016

Construction Window

a. No land clearing shall occur between Apsil 13th to Faly 15th,

b. Applicant to notify the Regional District of Nanaimo a minimum of 48 hours prior to
commencing land clearing.

Dead Trees and Snags

Dead trees and snags that have not been assessed as danger trees should be left for wildiife.

Restoration Activities and Landscaping

Native vegetation is recommended to be used when conducting restoration activities or landscaping
including fruit, seed or bermy producing shrub and tree species.

12
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Schedule No. 2

Proposed Plan of Subdivision
{as submitted by applicant}

Development Permit Applicaticn No. 60622
Lot 3 DL 137 Nanoose District Plan VIP64016
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Attachment No. 1
Location of Subject Property
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TO: Jason Llewellyn DATE: June 6, 2006
Manager, Community Planning

FROM: Dolores Funk FILE: 3060 30 60624
Planning Assistant

SUBJECT:  Development Permit Application No. 60624
Fern Road Consulting Ltd. on behalf of A G Project Management Inc.
Eleetoral Area *H’ — McColl Road

PURPOSE

To consider an application for an Environmentally Sensitive Features (coastal) and Hazards Lands
Development Permit with variances to the front lot line on MeColl Road, the exterior side lot line on the
Island Highway, and to relax the maximum height allowance for the dwelling unit.

BACKGROUND

This application refers to the coastal portion of the parcel legally described as Lot 12, District Lot 85,
Neweastle District, Plan 2018, Except Part in Plan 3803 and Except Parcel A (DD 70745N) and located in
the Bowser area in Electoral Area ‘IT°. It is bounded by Eastdowne Road {unconstructed) on the north,
Strait of Georgia on the northeast, McColl Road (unconstructed) on the southeast, and the Island Highway
on the southwest. This property is a part of a larger parcel, which is in the process of being subdivided.
This application is consistent with the terms of Development Permit No. 60553, which was issued to
allow the subdivision.

The subject parcel is designated within the I{azard Lands and Environmentally Sensitive Features
development permit areas pursuant Lo the “Electoral Area 'H Official Community Plan Bylaw No. 1335,
2003 The Highway Corridors Development Permit Area for theform and character of comimercial,
industrial, or multi-family residential development does not apply. The parcel is zoned Residential 2
(RS2) with Subdivision District ‘M’ pursuant to the “Regional District of Nanaimoe Land Use and
Subdivision Bylaw No. 500, 1987.” The subject property is not located within a building inspection area;
therefore, a building permit is not required for the construction of the structures, and the regulations of
“Fioodplain Bylaw No. 1469,” do not apply.

The proposed lot is approximately 0.4 ac. (1600m?) in size and contains a steep slope approximately
10.0 metres in height next to the Island Highway and a flat portion which is approximately 30.0 metres

{rom the embankment to the natural boundary of the ocean.

The site contains a watercourse, which enters the property from a pipe under the highway. This
waltercourse disappears into the gravel before it reaches the beach. This is not considered a watercourse

15
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under the Riparian Areas Regulations (RAR). liowever, the zoning bylaw setbacks from a watercourse
apply.

Proposed Development

The applicant is proposing to construct a single-family dwelling on the level portion of the parcel with
access from the unconsiructed portion of McColl Road as shown on Schedule No. 3. The variances
requested for the construction of this dwelling include:

» refaxation of front fot line on McColl Road from 8.0 metres to 0.0 mciyes to Tacititate the
cemstruction of a retatning wall and 2.1 metres for the construction of the dwelling unit;

= arclaxation of the exterior side Iot line along the Island Highway from 5.0 metres to 4.5 metres
1o allow for the construction of a retaining wall; and,

e arclaxation of the maximum height allewance from 8.0 metres to 8.6 metres in ovder to allow for
the construction of the floor 1.5 metres ebove the natural boundary of the ccean.

ALTERNATIVES

1. To approve Development Permit Application No. 60624, as submitted, according to the terms In
Schedule No. 1.

2. To deny the Development Permit as submitted,

DEVELOPMENT IMPLICATIONS

Slope Stability

With respect o the development permit guidelines for hazard lands, the applicant has submitted both a
Preliminary Geotechnical Assessment, which sets out requirements for the development for the parent
parcel with some specifics for the subject parcel, and a Preliminary Geotechnical Design Report, which
sets out requirements specific to the subject parcel for the house foundations and siope issues, including
the driveway, retaining wall, and vegetation retention,

All construction adjacent to the existing slope must have a drainage system consisting of free-draining
gravel and perimeter drain to prevent the build-up of water pressures and possible seepage problems. No
water should be discharged on the slope. The applicant has agreed to have these reports registered on title
as a section 219 covenant.

The Ministry of Transportation has required that the watercourse entering the property from under the
highway be piped in order to deal with erosion issues on the embankment. The applicant has submitted
approval from the Ministry of Transportation to construct works designed by Newcastle Engineering for
the drainage of the redirected water from the parent parcel.

Floor Elevation and Building Height
The dwelling will be 8.0 metres in height. However, because the geotechnical engineer has determined

that the underside of the floor must be raised to a point that is 1.5 metres above the present natural

boundary of the ocean, the applicant is requesting a height variance of 0.6 metres to allow a height of
8.6 metres above natural grade.

16
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As the dwelling is at the bottom of a slope, its highest ridge will be 1.5 metres below the elevation of the
Island Highway. The height variance is not expected to have any impact on any area property owners.

Environmental Protection

The applicant has agreed to retain existing vegetation within 11.0 metres of the natural boundary of the
ocean, except for one pathway to the coastline, to protect the coastal environment. Given the site
constraints, the dwelling is sited in the arca of least impact on the environment, and the proposed
vepetation retention area is appropriaic,

Sethack Reductions

Given the setback from the occan, the location of the watercourse, the siling of the sewage disposal
system, and the desire to reduce disturbance of the steep bank, it is recommended that the dwelling be
sited 2.1 metres from the McColl Road right-of-way. The grades also dictate that a retaining wall over
1.0 metre in height be built to locate the driveway, As this relaining wall is over a metre in heighy, it
requires a setback relaxation from 8.0 metres to 0.0 metres on McColl Road and from 3.0 metres to
4.5 metres from the Island Highway.

The design of the access from McColl Road is shown on Attachment No. 2. A Geotechnical Design
Report was submitted in regards to the driveway and retaining wall to be built alongside the embankment
on the southwest. The applicant has applied to the Ministry of Transportation (MOT) to have their
setback relaxed from 4.5 metres to .0 metres along the unconstructed portion of McColl Road.

The MOT has given verbal approval o the design shown on Attachment 2. 1t is recommended that the
Board approve the permit and direct staff to not issue the permit until written approval from the MOT is
recetved.

Public Consultation Process

As part of the required public notification process pursvant to the Local Government Act, adjacent and
nearby property owners located within a 30.0 metre radius will receive a direct notice of the proposal and
will have an opportunity to comment on the propesed variance prior to the Board’s consideration of the
permit.

VOTING
Electoral Area Directors — one vote, except Electoral Area *B’.
SUMMARY

This is an application for an Eavironmentally Scnsitive Features and Hazard Lands development permit to
atlow the construction of a house on McColl Road with variances to the front lot and exterior lot line
setbacks and a height relaxation.

The applicants have adequately addressed the safety and drainage issues in accordance with the
recommendations of a geotechnical engineer, and the propesed variances do not appear to have any
impact on the arca. The environmental issucs have also been adequately addressed. Development Permit
Application No. 60624 is recommended for approval given the terms outlined in Schedule No. 1.
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Development Permit Application No. 60624 A.G. Property Management Inc,
June §, 2000
Page 4

RECOMMENDATIONS
That Development Permit Application No. 60624, with variances to allow the constrection of a dwelling

on McColl Road, be approved according te the ierns outlined in Schedule No. 1 and subject to
consideration of the comments received as a result of public nottfication.

General Manager Concurrence

i
CAQ Concurrence

devsvsreporis; 2000/de fi 3069 30 60624 AG Projest Management Inc Report
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Development Permit Application No. 60624 A G. Properiy Management loc,
June 5, 2006
Page 5

Schedule No. 1
Terms of Development Permit
Application No. 60624

Proposed Variances

1. The following variances apply to the dwelling unit and the retaining walls constructed in
substantial compliance with Schedules No. 2 and 3:

a) Section 3.4.62 ~ Minimum Setback Reguirements — of “Regional District of Nanaimo
Land Use and Subdivision Bylaw Na, 300, 1987, is varied 1o relax the lot line setback as
follows:

i. front lot line from 8.0 metres to 0.0 metres in order to allow the
construction of the relaining wall.

1. front lot line from 8.0 meires 1 2.1 metres in order to allow the
construction of the dwelling unit,

iti.  exterior side lof line from 5.0 metres to 4.5 metves in order to allow the
construction of a retaining wall.

b) Scetion 3.4.62 — Maximum Number and Size of Buildings and Structures - of “Regional
District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987, is varicd to relax
the maximum building height as follows:

i, dwelling height from 8.0 metres to 8.6 metres to allow the construction
of the dwelling unit 1.5 metres above the natural boundary.

Development Permit No. 60553

2. The conditions of Development Permit No. 60553 are applicable except as
specifically varied or amended by this Permil, including the foliowing:

a} Construction of septic management systems shail be, at a minimum, in accordance with
the recommendations set cut by EBA Engineering Consullants Ltd. concerning septic
management (minimum Type 2 pre-treatment of septic waste prior to pressurized
disposal into mounded septic field beds in accordance with the 2005 BC Sewage System
Regutation).

Site Development

3. The site development must be completed in substantial compliance with Schedules No. 1, 2,
and 3.

4. All placement of buildings and structures to be undertaken must be consistent with “Regional
District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987 except where varied by
this permit.
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Development Permit Application No. 60624 A G. Preperty Management Inc.
Junre 5, 2006

Page 6
3. The applicant shall develop the site in accordance with Provincial and Federal reguiations. 1t 1s
the responsibility of the landowner to cnsure that all works on the lands are in compliance with
the applicable Provincial and Federal regulations.
Geotechnical

6. The applicant shall develop and maintain the subject property in accordance with the
recommendations established by the Geotechnical Reports prepared by EBA Fngineering
Consultants dated July 2005 and May 2006 and any subscquent geotechnical reports.

=4

Sediment and erosion control measures must be utilized to control sediment during construction
in order to stabilize the site after construction is complete. These measures must inchude:

a} Exposed soils must be seeded as soon as possible to reduce erosion during rain events;

b) Tarps, sand bags, poly plastic sheeting, and/or filter fabric are required to be on-site
during the works;

¢} Temporary fill or soil stockpiles must be covered with polyethylenc or tarps; and,

d) The discharge of surface drainage, including drainage from perimeter drains, roof leaders,
driveways, and other hard surfaces shall be directed away from the ocean and away from
the base of the slope.

8. Any retaining wall construction that is to be constructed along the sloped southwest side of the
property must be engineered, and the construction must be supervised by an engineer.

Survey

9. A final survey prepared by a British Columbia Land Surveyor shall be submitted by the applicant
{o the Regional District of Nanaimo that shows the siting and height of the dwelling, drainage
works, driveway, and retaining wall within 60 days of the datc of completion of the proposed
works.

Ministry of Transportation

10. The subject property shall be developed in accordance with all requirements of the Ministry of
Transportation (MOT). Issuance of this development permit is o be withheld uatil written
approval is received from MOT concerning the access permit and building setback relaxations.

Vegetation

i1. Vegetation remoeval within a distance of 11.0 metres from the Natural Boundary of the ocean is
not permitted, except for a single trail to the waterfront. Any alteration of vegetation in this area
requires a development permit under the Official Community Plan Bylaw 1335,

12. Additional planting of trees, shrubs, or groundcovers for the purpose of enhancing the habitat
values and/or soil stability is permitted within a distance of 11.0 metres from the Natural
Boundary of the ocean provided the planting is carried out in accordance with the guidelines
provided in Stream Stewardship. 1993 and Land Development Guidelines. 1992 publications by
the Department of Fisheries and Occans Canada and the Ministry of Environment and the

Development  Proposals, March 2001, publication by the Ministry of Environment and
subsequent editions prior to commencing work.
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Development Permit Application No. 68624 A G. Property Management Inc.
June 5, 2006
Page 7

Covenant

13.Prior to the issuance of this permit and at the applicant’s expense, the Geoetechnical Report and
addendum and any subsequent addendums, as well as a Restrictive Covenant saving the Regional
Distriet of Nanaimo harmless from any action or loss that might result from flooding or erosion,
shall be registered on the Certificate of Title as a Section 219 Covenant 1o the satisfaction of the
Regional District of Nanaimo.
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Development Permit Application No. 00624 A .G. Property Management Inc.

June 5, 2006
Page 8
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Development Permit Application No. 60624 A.G. Property Management Inc.

June 3, 2006
Page 9

Schedule No. 3
Development Permit 60024
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Development Permit Application No. 66624 A.G. Property Management Inc.
June 5, 2006
Page 10
Attachment No. 1
Location of Subject Property
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Development Permit Application No. 60624 A G, Property Management Inc.

June 3, 206

Page 11

Attachment No. 2
Aceess 1o Subject Property from Island Highway and McColl Road
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gl DISTRICT e [ Teomo ] MEMORANDUM
a—- OF NANAIMO EAP

TO: Jason Liewellyn DATE: June 2, 2006
General Manager. Development Scrvices

FROM: Norma Stumborg FILE: 3060 30 60627
Planner

SUBJECT:  Developmeut Permit Application No. 60627 — Watson & Forster
Flectoral Area 'G’ — 861 MiHer Road

PURPOSE

To consider an application for a Development Permit to facilitate the removal of a double-wide
manufactured home and the construction of a dwelling, The application docs not include a request for a
variance, %

£
BACKGROUND

The subject property is located at 861 Miller Road, approximately 80.0 metres south of Frenoh Creek,
and is legally described as Lot 18, District Lot 28, Nanocose District, Plan 26472 (See A!zachmem No. 1).
The property ts relatively flat and is bounded on the west and south by residential pr Qﬁpemes anid on the
north and cast by Lee Road and Miller Road respectively, k%

The subject property is within the Sensitive Lands Development Permit Arca (DDPA) pursuant to
“Regional District of Nanaimo French Creek Official Community Plan Bylaw No. 1115, 1998." The
Sensitive Lands DPA was established to protect the natural environmem and development from
hazardeous conditions. The entire subject property is within the development permit area because it lics
within the floodplain of French Creek,

The subject property is zoned “Residential 1 (RS1) pursnant {0 “Regional District of Nanaime Land Use
and Subdivision Bylaw No. 500, 1987.” As the subject property is within the Regional District of
Nanaimo’s Building Inspection Area, the “Regional District of Nanaimo Floodplain Management Bylaw
No. 843, 1991,” applies. Bylaw No. 843 requires 2 30.0 metre floodplain sctback from the natural
boundary of French Creek and a 3.0 metre elevation above the natural flood level, which in this case is
10.7 metres as established by Sims and Associates Land Surveyors,

The subject property is serviced with community water and community sewer.
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Development Permit No. 60627 Watson and Forsier Repornt
fune 2, 2006
Page 2

ALTERNATIVES

I. 'P'oapprove the Development Permit subject to the conditions outlined in Schedale No. 1.

-

2. To deny the requested Development Permit.

LAND USE AND DEVELOPMENT IMPLICATIONS

The subject property Is a developed lot in a mature residential subdivision consisting mostly of
manufactured homes. The existing older double-wide manufactured home is proposed to be replaced by a
stick framed house.

The applicant intends to connect the dwelling to the recently constructed community sewer systern.
Given that the proposed development is within the French Creek Floodplain, connecting to the
community sewer syslem is a requirement of this permi.

As the property is more that 80.0 metres away {rom French Creek, there is no direct impact on the French
Creek riparian area. The subject property is clearly bevond the 30.0 metre leave strip and there are no
known environmentally sensitive features on the iof; therefore, guidelines that address the natural
environment, its ccosystems, and biological diversity of the ‘Sensitive Lands Development Permit Area'
(DPA 10) by way of vegetation butiers and landscape screening are not applicable. The subject property
1s already fully landscaped and has functioned as a residential fot for years.

The applicants have not indicated the location of the drainage systems on the sife plan submitied with the
application. Therefore, staff recommends that the Board approve the Development Permit with the
condition that the drainage works are to the satisfaction of the Chief Building Inspector.

GEOTECHNICAL AND FLOOD ELEVATION IMPLICATIONS

A geotechnical engineering report prepared by Lewkowich Geotechnical Engineering 1.1d. dated May 24,
2006, states that the site is suitable for the proposed use under specific ceonstrainis. The proposed
building site is more than 80.0 metres from the natural boundary of French Creek and is safely outside of
the 30.0 metre horizontal setback. The applicant intends to construct a crawl space and structurally
elevate the house to the required 10.7 metre tlood elevation. No goods damageable by flood waters may
be stored in the crawl space. As recommended by the geotechnical engineer, compact structural fill will
be placed for the foundation if upon excavation it is deemed necessary.

The Building Inspection Department requires that the Geotechnical Report, and subsequent reports
deemed necessary by the Chief Building Inspector, be regisiered on the Certificate of Title prior o
issuance of the building permit. A claase saving the Regional District harmless will be included in the
Covenant. The applicant is aware and concurs with these requiremenis. Because a Covenant Lo register
the Geotechnical Report on Title will be required prior to the issuance of a building permit, it is not being
recominended as a requirement at this stage. However, registration of the Geotechnical Report on the
Certificate of Title prior to building permit approval is recorded as a term of this permit.

VOTING

Electoral Area Directors — one vote, except Electoral Area *'B’.
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Development Permit No, 60627 Watson and Forster Report
June 2, 2006
Page 3

SUMMARY/CONCLUSIONS

This 15 an application for a Development Permit pursuant to “French Creek Official Community Plan
Bylaw Ne. 1115, 1998 The applicant has adequately addressed the site issues related to flood protection
and Is not requesting any variances. A profussional engineer evaluated the development and indicated
that it is safc for the intended use under specific constraints. The professional engineer’s
recommendations will be followed as part of the building permit approval process and will be registered
on the Certificate of 'Iitle to ensure these geotechnical issues and recommendations are known to future
property owners. Vegetation disturbed during the process of moving the structures will be replanted with
natural vegetation where possible. The environmental and hazard issucs have been adequately addressed.
Therefore, staff recommends the application be approved subject 1o the terms outlined in Schedule No. 1.

RECOMMENDATION

That Development Permit Applicaiion No. 60627, to facilitate the replacement of an existing
double-wide manufactured home with a stick frame dwelling at 861 Miller Road, be approved according
to the terms outlined in Scheduic No. 1.

General Manager Concurrence

R ==

NICAO Concurrence

COMMIE

devavsreporis’Q06:dn fn 3061 3G 60627 Watson and Ferster Report
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Development Permit Ne. 60627 Watsen and Forster Report
June 2, 2006
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Schedule No. 1
Terms of Development Permit No. 60627
861 Miller Road

Development of Site

aj
b}

€}

d)

e)

Subject property shall be developed in substantial compliance with Schedules No. 2 and 3.

The appticant shall conneet to the community sewer system. Land alieration that is necessary to
provide community water and sewer connection shall be permitted.

The abandoned septic tank on the property shall be pumped out; and the septic tank, if
structurally sound, is to be filled with inorganic material such as soit or rock; or the septic tank is
1o be removed or broken up, and the resulling excavation is to be filled with soil or rock.

Residential tandscaping consisting of trees, shrubs, lawn, native vegetation, and a driveway shall
be permitted on the subject property.

All uses and consiruction of buildings and structures to be undertaken must be consistent with
“Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1087

The applicants shall obwam a building permit from the Regional District of Nanaimo (RDN)
Building Inspection Department and shall adhere to all additional conditions imposed as part of
the building permit.

Geotechnical Report

a)

b}

<)

Survey

a)

The applicant shail develop the subject property strictly in accordance with the recommendations
established by the Geotechnical Report prepared by Lewkowich Geotechnical Engineering Lid.
date stamped May 24, 2006, and any subsequent geotechnical reports.

The Chief Building Inspector nay require additional geotechnical engineering evaluation as part
of the building permit review.

At the applicant’s expense and to the satisfaction of the RDN, the applicant shall register a
Section 219 Covenant on the certificate of title that saves the RDN harmless from any action or
loss that might result from flooding and/or crosion including the registration of the geotechnical
report prepared by Lewkowich Geotechnical Engineering Ltd. date stamped May 24, 2006, and
any subsequent geotechnical reports deemed necessary by the Chief Building Inspector prior to
the issuance of a building permit.

The applicants are to provide a final survey centified by a British Columbia Land Surveyor
{(BCLS} if deemed necessary by the Chief Building Inspector.

Sediment and Erosion Control

a)

b)

Existing vegetation shall be retained, except for that which is absolutely necessary to site the
dwelling. Landscaping in a manner that reduces soil erosion is required. The use of native
vegetation is encouraged.

No habitation or building machinery or storage of items damageable by flood waters shall be
loeated below the flood elevation of 16.7 metres.
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Development Permit No. 60627 Watson and Forster Report
June 2, 2006
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Sediment and crosion control measures must be utilized to control scdiment during construction
and land clearing works and 1o stabilize the site after construction is complete, These measures
must include:

Tarps, sand bags, poly plastic sheeting, and/or filter fabric are required 1o be on-site.

Exposed soils must be seeded immediately after disturbance. Soil surfaces to be treated
should be roughened.

Sedmments must not be discharged 1o any draipage diteh or watercourse,

Cover temporary fills er soil stockpiles with polyethyiene or tarps.

The discharge of surface drainage, including drainage from perimeter drains, roof leaders, and
driveways shall be to the satisfaction of the Chief Building inspector.
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Development Permit No. 60627 Watson and Forster Report
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Scheduie No, 2
Site plan {As submitted by applicants, revised for convenience)
Development Permit No. 60627
801 Miller Road
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Development Permit No. 60627 Watson and Fosster Report
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Schedule No, 3 (page 1 of 2)
Building Plan {As submitted by applicants, revised for convenience)
Development Permit No. 60627
861 Mifler Road
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Schedule No, 3 (page 2 of 2)
Building Plan (As submitted by applicants, revised for convenience)
Development Permit No. 60627
861 Miller Road
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Attachment No. 1
Subjecl Property
Development Permit 60627
801 Miller Road
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TO: Wayne Moorman T T awe T DATE! June 1, 2006
Manager, Engineering & Subdivisions - -

FROM: Susan Cormie FILE: 3060 30 60628
Senior Planner cfr 332020 26376

SUBJECT:  Development Permit Application No. 60628
Newcastle Engincering Ltd., on behalf of L, Michaels
Electoral Area ‘E* — 1460 Dorcas Point Road

PURPOSE

To consider an application for a development permit in conjunction with the creation of a 2-lot
subdivision within the Sensitive Ecosystem Protection Development Permit Area on property in the
Dorcas Point area of Electoral Area ‘E’,

BACKGROUND

The parent parcel, legally described as Lot A DL 110 Nanoose District Plan VIP76564, is located at 1400
Dorcas Point Road i Electoral Area ‘E’ (See Awachment No. I on page 7 for location aof subject
Droperty).

The property, which is approximately 5.2 ha in size 1s currently zoned Residential 1 (RS1) and is within
Subdivision District *F* (1.0 sz minimum parcel size) pursuant wo the “Regional District of Nanaimo Land
Use and Subdivision Bylaw No. 504, 1987,

Surrounding land uses include the Strait of Georgia to the north and northeast, Galleywood Road
{unconstrucied) and Moorecroft Camp to the south, a second unconstrucied road and Dorcas Point Road
1o the west, and residentially zoned property 1o the north.

The parent parcel currently supports two existing dwelling units and accessory buildings.

{n addition, the parent parcel is designated within the Sensitive Ecosystem Protection Development
Permit Area for the protection of an eagle nesting tree and its buffer area pursuant to the Nanoose Bay
Cfficial Community Plan Bylaw No. 1400, 2005,

Thercfore, as the applicant is proposing to develop the sile, a development permit concerning the
Sensitive Ecosystem Protection Development Permit Area is required.
Proposed Developiment

The applicant is proposing to construct 2 fee simple parcels greater than the required size of minimum
1.0 ha with communily water service connections from the Regional District and private individual septic
disposal systems (see Schedule No, 2 on page 6 for proposed subdivision layour).

As part of the application, the applicant submitted a Biological Inventory and Development Impact
Assegsment prepared by ECODynamic Solutions Inc.
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Development Permit Application No. 60528
Subdivisian File No 26367

June £ 2006

Page 2 of 7

ALTERNATIVES

1. To approve Development Permit Applhication No. 60628, as submitied, subject to the conditions
outhned in Schedules No. 1 and 2,

2, To deny the Development Permit as submitted and provide staff with further direction.
DEVELOPMENT IMPLICATIONS

Environmentally Sensitive Features

The applicant has provided a comprehensive Biological Inventory and Development Impact Assessment
Report highlighting a number of features found on the parent parcel including a man-made pond, veteran
Dcuglas fir trees and mature timber, rock cutcrops, Ganry cak stands, and marine foreshore areas. With
respect to the eagle nest iree, the report finds that this tree does not contain a nest at this time, buf rather is
utilized as a perch tree. The report sites that there are high wildlife habitat values associated with the
man-made pond, the Coastal Bluff ESA ¢ marine shoreline, and the veteran Douglas fir localed on the
property as well as high botanical values assoctated with the presence of biuc-fisted coastal wood fern and
Garry oak trees, In addition, the report sites that there are moderate wildlife values associated with the
western red cedar, arbutus, and mature red aider spags. The report provides a number of
recommendations including the registration of a covenant to address potential development within the
proposed parcels and restrict develepment, inchuding removal of vegetation, in the Coastal Bluff
Environmenially Sensitive Area (ESA) and around the man made pond. The report recommmends that
permanent fencing be placed around the ESA boundaries to separate these arcas from residential
backyards. The report also recommends that a number of trees such as veteran Douglas {ir and Garty oak
groves be retained to preserve associated wildlife values. The applicant’s agent has indicated that the
applicant is in concurrence with this covenant. In addition, the report recommends incorperating
mitigative and environmental protection measures be carried out during development of the site, which
will be ingorporated into the Conditions of Approval rsee Schedule No. 1 on pages 4 & 5).

Future Building Sites Impiications

With respect to future building sites, the biological report notes that there is currently no available
information on the siting of future structures on proposed Lot 2 thus making it impossible to accurately
assess or evaluate impacts of developing the proposed lot.  However, the report does recominend a
pumber of proactive actions that can be taken to mimimize impacts of future development on this
proposed parcel providing a number of recommendations and concluding that there is opportunity for
future buildings with desirable view corridors and still have low impacts to the environment. The
covenant is proposed to include the requircment for a further environmental assessment at time of
building.

Existing Dweiling Units Implications

There are currently two dwelling units located on proposed Lot 1. As two dwelling units ar¢ not
permitted under the zoning regulations, one dwelling will be required be removed. This will be addressed
as part of the subdivision review process.

Site Servicing Implications

The applicant has applied for septic disposal approval to the Central Vancouver Island Health Authority.
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Development Permic Application Ne. 66628
Subdivision Fiie Ne. 26357

June {, 3006

Page 30f 7

The Ministry of Transportation is responsible for the storm drainage. As part of the subdivision review
process, the Regional Approving Officer will examine the storm water management of the parent parcel
and impose conditions of development as required.

Community waler service will be provided by the Regional District,
VOTING

Electoral Area Directors — one vote, except Flectoral Area "R,
SUMMARY

This is a subdivision application that involves a development permit for property located off Dorcas Point
Road in Electoral Area ‘E’.  The subject property is within the Sensitive Ecosystem Protection
Development Permit Area pursuant to the Nanoose Bay OCP specifically for the purpose of ensuring
protection of an cagle nesting tree and its buffer areas, The applicant provided a comprebensive
Biological Inventory and Development Impact Assessment of the parent parcel, which concludes that
while the nest tree does not contain a nest, it has high value as a perch tree. In addition, the report sites
numerous other environmental features within the property and recommends that a number of these
features be protected by covenant and on ground tools such as fencing, The report dees not establish
building sites but notes that there are sites available, which would have littie impact on the environmental
features, but sHil offer view cormidors. These requirements are consistent with the applicable guidelines
outlined in the Sensitive Ecosysiem Protection Development Permit Area (see Schedwle No. 1 for
Conditions of Approval on pages 4 & 5).

Thereflore, given that the applicant has offered to register a section 219 covenant restricting use of a
number of the environmentally sensitive features including the coastal biuft area and retention of a
number of trees, staff recommends Alternative No. 1, to approve the development permit as outlined in
Schedules No. 1 and2 of this staff report.

RECOMMENDATION

That Development Permit Application No, 60628 submitted by Newcastle Engineering Ltd., on behalf of
L. Michaels, in conjunction with the subdivision on the parcel legally described as Lot A DL 110
Nanoose Dhstrict Plan VIP76564 and designated within the Sensitive Ecosystern Protection Development
Permit Arca, be approved subject to the conditions outiined in Schedules No. 1 and 2 of the
corresponding staff report.

-

Mormn

Report Writer General Manager Corcurrence
Manager Cgneurrence K }CAO Concurrence
COMMENTS:

devsTe Feporis 2006 Jn dp 3060 30 60628 (26367) Newvastie Eng. / Michaels Lot A Plan VIPT76564.doc
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Development Fermit Application No. 60628
Subdivision File No. 26367

June 1, 206

Puge 4 of 7

Schednle No. 1 {page 1 of 2}

Conditions of Approval
Development Permit Application No. 60628
In conjunction with the subdivision application for the property legally deseribed as
Lot A DL 110 Nanocose District Plan VIP76346

The following sets out the conditions of approval:

1.

Subdivision

The subdivision of the lands shall be in substantial compliance with Schedule No. 2 {to be attached to
and forming part of this Permit}).

Scnsitive Ecosystem Arcas

a.

'The recommendations as set out in the Biological Inventory and Development Impact Assessment
of Lot A, DL 110, Nanoosc District, Plan VIP76564, Nanoose Bay, BC. prepared by
ECODynamic Selutions Inc., Environmental Resource Consultants and dated March 14, 2806 are
to be followed in the development of the subdivision (io be attached to and form part of this
Permit},

Applicant 1o prepare and register 8 section 219 covenant, to the satisfaction of the RDN, for the
protection of the coastal bluff sensitive ecosystem area and trees and tree groves as shown on
Figure 3 of the Biclogical lnventory and Development Impact Assessment of Lot A, DL 114,
Nanoose District, Plan VIP76564, Nanoose Bay, BC, prepared by ECODynamic Solutions Inc.,
Envirenmental Resource Consulianis and dated Marchk 14, 2006. This covenant is to restrict the
placement of buildings and structures, decks, patios, septic systems, and restricting any removal
of vegetation or alteration of soils by the hand of man within the covenant area. The covenant
may include a clause where, if in the case of an owner wishes to locate a use or uses within the
future building site area, a further biological inventory and development impact assessment
acceptable to the Regional District is required.

Draft covenant document to be forwarded for review to RDN,

Applicant’s solicitor 10 provide legal letter of undertaking to register the covenant concurrently
with the plan of subdivision.

Applicant to indicate the covenant area (demarcation) on the ground by way of permanent
fencing.

Construction During Subdivision Development

The recommendation outlined in the Biological Inventory and Development [mpact Assessment of
Lot A, DL 110, Nanocose District, Plan VIP76564, Nanoose Bay, BC, prepared by ECODynamic
Solutions Inc.,, Environmental Resource Consulisnis and dated March 14, 2006 shall be followed
during construction of the proposed subdivision,
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Development Parmit Application No, 80628
Subdivision File No. 26367

June 4, 2006

Fage 5 of 7

Schedule No. 1 (page 2 of 2}

Conditions of Approval
Development Permit Application No. 60628
In conjunetion with the subdivision application for the property legally described as

Lot A DL 118 Nanoose District Plan VIP76546

4. Future Building Sites

@

a.

b,

If any buildings or structures or other improvements are proposed to be placed in areas where the
Coastal Wood Fern has been documented in the Biological Inventory and Development Impact
Assessment of Lot A, DL 110, Nanoese District, Plan VIP76564, Nanoose Bay, BC, prepared by
ECODynamic Solutions Inc., Environmental Resource Consultants and dated March 14, 2006,
additional field surveys at the appropriate times of the vear 10 verify breeding bird wuse,
amphiblans and rate herbaceouns plant and invertebrate species are required to be prepared
compiete with recommendations to minimize the potential for negative impacis to these
environmentally sensitive features.

The recommendation outlined in the Biological Inventory and Development Impact Assessment
of Lot A, DL 110, Nancose District, Plan VIP76564, Nanoose Bay, BC, prepared by
ECOBynamic Selutions Inc., Environmental Resource Consultants and dated March 14, 2006
shall be followed during construction of dwelling units, accessory buildings, driveways, septic
disposal areas, placement of s0ils or other related activities.

Construction Window

i,

No land clearing shalt occur between April 1 10 August 1 should be preceded by a bird nest site
survey as outlined in the Biological Inventory and Development Impact Assessment of Lot A, DI,
110, Nanoosc District, Plan VIP76564, Nanoose Bay, BC, prepared by ECODynamic Solutions
inc., Environmental Resource Consultanis and dated March 14, 2006,

Applicant to notify the Regional District of Namaimo a minimum of 48 hours prior to
commencing land clearing.

Dead Trees and Snags

Dead trees and snags that have not been assessed as danger trees should be left for wildlife.

Resloration Activities and Landscaping

Native vegetation is recommended 10 be used when conducting restoration activities or landscaping
including fruit, seed or berry produocing shrub and tree species,
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Development Permit Application No, 60628
Subdivision File ¥o. 26367

June 1, 2006

Paye 6 of 7

Schedule No. 2

Development Permit Application No. 60628
In conjunction with the subdivision application for the properties legally deseribed as
Lot A DL 110 Nanoose District Plan VIP76540
Preposed Plan of Subdivision
{as submitted by applicant)
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Bevelopment Permit Application Ne. 60628
Subdivision File No, 26367

Sune I, 2008

Page 7 of 7

Attachment No. 1

Location of Subject Property

. P DORCAS PONT
HbE S BaY :

SUBJECT PROPERTY
Lot A, VIP76564,
DL 114, Nanoose LD
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TO: Jason Llewcllyn DATE; June 5, 2006
Manager of Community Planning

FROM: Norma Stumborg FILE: 3060 30 60629
Planner

SUBJECT:  Development Permit Application Ne. 60629 — Trout
Electoral Area 'E* — 2671 Seablush Drive

PURPOSE

To consider an application for a Development Permit to construct a second dwelling unit and an addition
1o the existing dwelling unit within the Sensitive Ecosystem Protection Development Permit Area

BACKGROUND

The subject property is 2.02 hectares in size and is legally described as Lot 15, Block 586, Nanoose
District, Plan 29314. The subject property is located at 2671 Seablush Drive in Electoral Area 'E' (See
Aftachment No. 1). The subject parcel is zoned Rural 5 Subdivision District "I (RUSD)} pursuant to
"Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987." There are no variances
being requested as part of this application.

The subject property is located within the Sensitive Ecosystem Protection Development Permit Areca
pursuant to "Regional District of Nanaimo Nancose Bay Official Community Plan Bylaw No. 1400
2006." An eagle nest tree on the property is the environmentally sensitive feature. The Ministry of
Fravironment Best Management Practices for Eagle Nesting Trees specifies a no disturbance buifer area
of 100 metres measured from the base of the tree during the breeding season (January 30 - June 30},
Please refer to Schedule No. 2 for location of eagle tree. A Registered Protfessional Biologist has
evaluated the development and prepared a report dated June 2, 2006.

The subject parcel is bound to the west and east by Rural 3 zoned properties and to the north and south
by the Island Highway East and Seablush Drive roads respectively, Across the Island Highway to the
north are Resource Management 3 and Residential 1 zoned propertics. The forest cover belween the
residence and the nest site consists primariiy of mature Douglas Fir on a relatively steep north facing
slope with a rock outerop.

ALTERNATIVES

1. To approve the requested Development Permit subject to the terms outiined in Schedule No. 1.

2. To deny the requested Development Permit as submitted,

42



Development Permit No. 60629 -- Trout
June 5, 2006
Page 2

DEVELOPMENT IMPLICATIONS

The environmentally sensitive feature on the site identified by the Nanoose Official Community Plan is
an cagle nesting 1wee. The distance between the base of the nest tree to the building site is approximately
165 metres, which is mare than the 60.0 metres specified under the Development Permit Arca (DPA)Y
guidelines or the 100 metre bufler arca specified under the Ministry of Environment Best Management
Practices for Eagle Nesting Trees.

A Registered Professional Biologist assessed the proposed development and determined that the eagle
nest does not appear to be active for the 2006 breeding scason and that there is no potential for
disturbance if construction at the residence was to occur during 2006 and only minimal potential for
disturbance if the nest site is active and construction occurs in 2007. The biologist noted that the traffic
noise from the nearby highway was quite lond at the nest site and would likely meet or exceed the noise
generated from any normal consiruction activities,

In staff's asscssment of this application, the applicant has taken steps to ensure that the construction
activities should not disturb the eagles or their habitat. The proposed development is consistent with the
Sensitive LEcosystem Protection Development Permit Area guidelines.

VOTING
Electoral Area Directors — one vote, except Flectoral Area 'B'.
SUMMARY/CONCLUSIONS

This is ar application for a development permit to allow for the construction of a second dwelling unil
and an addition to an existing dwelling unit at 2671 Seablush Drive within the Sensitive Ecosystem
Protection Development Permit Area. No variances are being requested as part of this application.

The sensitive feature identified for protection is an eagle nest tree located at the rear of the property, near
the Island Highway. A Professional Biologist's assessment of the development has determined that the
construction activities will not negatively impact cagles wvsing the nest, In staff’s assessment, the
proposed development is consistent with the Sensitive Ecosysiem Protection Development Permit Arca
guidelines.

RECOMMENDATION
That Development Permit Application No, 60629, to allow for the construction of an addition fo an

existing dwelling unit and a second dwelling unit at 2671 Scablush Drive, be approved according to the
terms outlined in Schedule No. 1.

General Manager Concurrence

ﬁef)o/r%}\;"riter

/\\r&mm\ \.

P/ cao Constrence

Manager Caycurrence

COMMEN"
devsvsirepartu 200¢:dy jn 3060 30 60679 Trout Repori
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Pevelopment Permit No. 60629 - Trout
Junc 5, 2006
Page 3

Schedule No.
Terms of Development Permit No. 60629
Lot 15, Block 586, Nanoose District, Plan 29314
2671 Seablush Drive

Development of Site

I

2
i

3.

Subject property shall be developed in substantial compliance with Schedule No. 2.

All construction to be undertaken must be consistent with “Regional District of Nanaimo
Land Use and Subdivision Bylaw No. 500, 1987,

Construction may not cecur between January 30, 2007 and June 30, 2007,

Yegetation Retention/Replanting

1.
2.

The applicant shall not remove vegetation within 100 metres of the base of the cagle nest tree.

The planting of trees, shrubs, or groundcovers for the purpose of enhancing the habiiat values
and’or soil stability within the Development Permit Area is encouraged provided the planting is
carricd out in accordance with the guidelines provided in Stream Stewardship, 1993 and Land
Development Guidelines 1992 published by Department of Fisheries and Oceans Canada and
Mintstry of Environment Land and Parks (MELP) and the Environmental Objectives, Best
Management Practices and Reguiremenis for Land Developmenis, February 2000, published by
MLELP or any subsequent editions.
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Development Pemmit No. 60629 — Trount
June 3, 2006
Page 4

Schedute No., 2
Site Plan {reduced for convenience)
Development Permit No. 60629
2671 Seablush Drive

Location of Fagle Tree
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Development Permit No. 60629 -- Trout
June 3, 2006
Page §

Attachment No. 1
Subject Property
Development Permit No. 60629
2671 Seablush Drive
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TO: Jason Llewellyn DATE: June 2, 2006
Manager, Community Plaaning

FROM: Dolores Funk FILE: 3G90 3050610
Planning Assistant

SUBJECT:  Development Variance Permit Application No. 98610 — MeGillivary and Hopwood
Electoral Area 'E' — 3039 Hillview Road

PURPOSE

o consider an application for a Development Variance Permit {DVP) to legalize the siting of an existing
retaining wall.

BACKGROUND

The subject property legaily described as Lot 3, District Lot 117, Nanooese Districl, Plan 10367 is located
at 3039 Hillview Road in Electoral Area 'E' (see Afrachment No. 1. The subject property which is
approximately 1351.36 m” in size is currently zoned Residential 1 (RS1) Subdivision District 'F' pursuant
to "Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987."

The property is located within a building inspection service area; therefore, a building permit will be
required for the retaining wall. The Regional District of Nanaimo {(RDN) does not provide sewer and
walcr to the subject property.  The subject parcel is not located within a Development Permit Area
pursuant to the Nanoose Bay Official Community Plan, and the Envirenmentally Sensitive Features Atlas
does not indicate the presence of any environmontally sensitive features. The subject property, accessed
from Hillview Road, is surrounded by other residential zoned properties to the south, which are separated
by Hillview Road, residential property to the west, and the 1sland Highway to the North. The property to
the east is currently vacant.

The subject property is steeply sloped away from Hillview Read and down to the Island Hichway. A
great deal of excavation was required in order to create the building envelope. [t became apparent during
the excavation and the framing of the housc that a retaining wall would be necessary. Therefore, the
appiicants had a wall engineered and constructed. The applicant was not aware at the time of
construction that a buitding permit was required and that the bylaw sethacks pertained to retaining walls,

Regquested Variances

The applicants are requesting a relaxation to the minimum front lot line requirements from 8.0 metres to
0.0 meires and a relaxation of the 2.0 metre side lot line setback to 0.0 metres in order 10 legalize the
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DVP 90610 McGillivary and Hopwood
June 2, 2006
Page 2

existing retaining wall. The siting and dimensions of the existing retaining wall arc shown on Schedule
No, 2.

ALTERNATIVES

1. To approve Development Variance Permit No. 90610 subject to the terms ocutlined in Schedule No. 1.
2. To deny the requested permit as submitted.

DEVELOPMENT IMPLICATIONS

The retaining wall has fittle or no impact on the neighbouring propertics as a majority of the wall is not
visible from the road or the neighbouring properties since it is below the grade of the roadway. The
portion of the wall that is visible is acsthetically pieasing and fits in well with the surrounding
landscaping. The section of the retaining wall that runs paratlel to Hillview Road is below the grade of
the road but is approximatcly 3.5 metres in height from the grade of the building envelope. The retaining
wall which runs along the side lot ling is less than 1.0 metre in height and is purely for aesthetic purposcs
until it begins 1o curve inward and increases to 1.05 metres in order to support the driveway.,

Portiens of the retaining wall encreach onto Ministry of Transportation property. This encroachment has
received authorization from the Ministry of Transportation.

Public Consultation Process

As part of the required public notification process pursuant to the Local Government Act, properly
owners and tenants located within a 50.0 metre radiug will receive a direet notice of the proposal and will
have an opportunity to comment on the proposed variance prior fo the Board’s consideration of the
application.

VOTING
Electoral Area Directors ~ one vole, except Electoral Area ‘B’.
SUMMARY

This is an application for a development variance permit to vary the minimum front lot line requirement
from 8.0 metres to 0.0 metres and to vary the side lot line to 0.0 metres in order to legalize the siting of a
retaining wall. The wall has been engineered and docs not appear to impact the views or have ather
impacts on the adjacent property owners. Therefore, staff recommends approvai of the request according
1o the terms outlined in Schedule No. 1 and subject to the notification requirements pursuant to the Local
Govermment Act,

43



DVP 90610 McGillivary and Hopwood
hume 2, 2006
Page 3

RECOMMENDATIONS

That Development Variance Permit Application No. 90610, to rclax the front lot line scetback from
8.0 metres to (.6 metres and the cast side ot {ine from 2.0 metres to 0.0 metres o legalize an existing
retaining wall at 3039 Hillview road, be approved according to the terms cutlined in Schedule No. 1 and
subject {6 the Board®s consideration of comments received as a result of public noetification.

Report Wriiter General Manager Concurrence

\eed N T

Manager reﬂ‘(fé‘tj\\; }*« / CAQ Concurrence

COMMENTS:

devavsirzports 2000:dhp jn 3090 30 90616 MeGillivary and Hopweod Report
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DVP 20610 McGillivary and Hopwood
June 2, 2006
Page 4

Schednle No, 1

Terms of Development Variance Permif No, 90610
¥or Lot 3, Distriet Lot 117, Nanoose District, Plan 10367

Section 3.4.61 — Minimum Setback Reguirements - of © Regional Distriet of Nanaimo Land
Usc and Subdivision Bylaw No. 500, 1987, is varied to relax the lot line setback as follows:
a. front fot line from 8.0 metres to 0.0 metres in order to legalize an existing retaining wall.
b. side lot line from 2.0 metres to 0.0 metres in order to legalize an existing retaining wall.

This variance applies only to the existing retaining wall as shown in Schedule No. 2. The
structares shall be constructed in substantial compliance with Schedule No, 2.

A building permit for the retaining walls shall be obtained from the Regional District of
Nanaimo Building Inspection Department.

Approval from Ministry of Transportation shall be obtained in regard to the relaxation of the

front lot fine setback, and issuance of Development Permit No, 90610 will be withheld uniil
written approval is received.
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DVP 20610 McGillivary and Hopwood
June 2, 2006

Page 5

Schedule No. 2
Development Varianee Permit No. 90610

(As Submitied by Applicant / Modified to Fit This Fage)
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DYP 58610 McGillivary and Hopwood
June 2, 2006
Page 6

Attachment No. 1
Subject Property Map
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TO: Jason Llewellyn DATE: June 2, 2006
Manager of Community Planning

FROM: Norma Sturnborg FILE: 3090 30 90611
Planner

SUBJECT:  Development Variance Permit Application No. 90611 — Colclough on behalf of
Island Timberlands, Electoral Area "E' — 1420 & 1430 Island Highway East

PURPOSE
To consider an application for a Development Variance Permit to allow the construction of a shop.
BACKGROUND

The applicant is requesting a variance to Section 3.4.33 of "Regional District of Nanaimo Land Use and
Subdivision Bylaw No. 500, 1987," to relax the maximum height from 8.0 m to 9.98 m to allow the
construction of a shop on a concrete pad that formed the foundation for the previcus shop (See Schedule
No. 2). The subject property is located within a building inspection service area and Is serviced with a
private well and septic system. The site has been an active forest operations center since the early 1940°s,

The development is designated within the Form and Character and Highway Comidor Development
Permit Areas, pursuant to “Electoral Area ‘E’ Official Community Plan Bylaw No. 1400, 2005 In
December, 2003, the General Manager of Development Services approved Development Permit No.
60556 that identified the location and floor area (661m°) of the shop. As the existing development permit
did not identify a specific building design or height, this application is being processed as a variance and
an amendment to the existing development permii is not necessary.

The subject property is approximately 33.08 hectares in arca and is [egally deseribed as District Lot 169
Nanoose Land District (See Schedule No. 1} The parcei is located on the west side of the island
Highway. Northwest Bay and Scottic Roads cross the property. The subject property is split zoned
Industrial 3 (TIN3) and Resouree Management 3 {RM3) pursuant to "Regional District of Nanaimo Land
Use and Subdivision Bvlaw No. 300, 1987.” The proposed development lies within the TN3 zonc and is
surrounded on the north, west, and south by RM3 zoning in the Agricultural Land Reserve {(ALR).
Across the Island Highway to the east of the subject property are Industrial 1 (IN1) and Commercial 6
(CM6) properties. There are large parcels of Rural 5 (RUS) properties to the north, northeasl, and
southwest of the subject property.
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DVP 20611 Colelough on behalf of Island Timberlands Report
Junc 2, 2006
Page 2

ALTERNATIVES

1. To approve Development Vartance Permit No. 90611 according 1o the tenns outlined in Schedule
No. 1 and subject to the Board's consideration of comments received as a result of public notification.

2. To deny the requested permit.
LAND USE AND DEVELOPMENT IMPLICATIONS

The applicant proposes o construct an engineered steel framed shop on a concrete pad that formed the
foundation for the pre-existing shop. The land where the foundation is located is essentially flat. Island
Timberlands owns the property surrounding the industrial development.

A steep and well treed ermbankment, approximately 5.0 metres in height, is tocated directly to the west of
the proposed shop, forming a natural sound barrier and sight line screen, Additionally, old growth forest
skirts the proposed development forming a natural buffer. As a term of Development Permil No. 60556,
the applicant is required to retain 15.0 metres of the old growth irees along the Industrial 3 zoning
boundary and to screen the development from the Island Highway with mature vegetation. Given that
there are no neighbours directly affected by the proposed development and the site is adequately buffered
with natural landforms and vegetation, staff do not foresee that the propose variance will create any
notable impacts.

As a condition of this permit, the applicant shall submit a survey, prepared by a British Columbia Land
Surveyor, confirming the height and siting of the proposed addition prior to occupancy,

PUBLIC CONSULTATION IMPLICATIONS

As part of the required public notification process pursuant to the Local Government Act, property
owners and tenants located within a 50,0 metre radius will receive a direet notice of the proposat and will
have an opportunity to comment on the proposed variance prior to the Board's consideration of the
permit.

VOTING
Electoral Area Directors —one vote, except Electoral Area 'B',
SUMMARY/CONCLUSIONS

This is an application for a variance to the maximum height requirement for the subject property located
al 1420 & 1430 Tsland Highway East in Electoral Area 'E'. The proposed relaxation to 9.98 m for the
maximum height requirement does not appear to impact views of neighbouring property owners or the
streetscape. Therefore, staff recommends approval of the request according fo the terms outlined in
Schedule No. T and subject to the Board’s consideration of comments received as a result of public
notification.
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DVP 90611 Colclough on behalf of Island Timberlands Report
June 2, 2006
Page 3

RECOMMENDATION

That Development Variance Permit Application No. 90611, to relax the maximum height restriction from
8.0 metres to 9.98 metres to construct a shop at 1420 & 1430 Island Highway East, be approved
according to the terms outlined in Schedule No. 1 and subject to the Board’s consuderation of comments
received as a resubt of public netification.

,Z/qutw,

R(:gori/ Titer General Manager Concurrence

s 7 P

Manager

z @“@A P( CAO Concurrence
COMMEN

devsvsireports 2000%dvp fn 3090 30 Y0611 Island Timberlands - Colclough Report
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DVP 20611 Colclough on behalf of Island Timberlands Report
June 2, 2006
Page 4

Schedule No, 1
Terms of Development Variance Permit No, 94611
District Lot 169
1420 and 1430 Island Highway East

Section 3.4.33- Maximum Number and Size of Buildings and Structures — of "Regional District
of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987." is varied to relax the maximum
height requirement from 8.0 metres to 9.98 metres.

This variance applies only 10 the building as shown in Schedules No. 2 and 3, The structure shall
be constructed in substantial compliance with Schedules No, 2 and 3.

A building permit shall be obtained from the Regional District of Nanatmo Building Inspection
Department prior to the commencement of any work on the site.

The applicant shall submit a survey, prepared by a British Columbia Land Surveyor, confirming,
the height and siting of the proposed dwelling unit prior to occupancy.

96



DVP 90611 Colclough on behalf of Island Timberlands Report
June 2, 2006

Page 5
Schedule No. 2
Site Plan (As Submitied by Applicant / Maodified to Fit This Page)
Development Variance Permit No, %0611
1420 and 1430 Island Highway East
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DVP 90611 Colclough on behalf of Tsland Tinberlands Report

June 2, 2006

Page &

Schedule No. 3 (1 of 2)
files {As Submitted by Applicant / Modified to Fit This Page)
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DVP 30611 Colclough on behalf of Tsland Tinberlands Report
Jume 2, 2006

Page 7

Schedule No, 3 (2 of 2)
Building Prafiles{As Submitted by Applicant / Modified to Fit This Page)
Development Variance Permit No. 90611
1420 and 1430 Island Highway East

MIXIMUM BUILDING
HEIGHT CALCULATION

EXISTING GRADE = 4100.00

MAXIMUM HEIGHT + g.00

KON MAXIMM ROOF PEAK = 10B.00
TOR OF NORTHERLY CORNER
OF EXISTIV3 FOUNDATION =
APPROX. HEIGHT TO PEAK + 9.77

PROPOSED RODF PEAK =

PROPOSCD ROCF PEAX 108.98

- HDN MAXIWJM ROOF PEAK — 3108.00
VARIXNCE REQUIRED = 1.98

TOP OF FOUNDATION
Wall = 100.2%1 m,

PROPOSED COMMERCIAL

\ BUILDING 70 BE LOCATED ON
EXISTING CONCRETE FOUNDATION.

EXISTING GRADE ELEVATION AROUND

BUILDING IS APPROX. 100.0 m
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DVP 90611 Colelough on behalf of Island Timberlands Report
June 2, 2006
Page 8

Attachment No. 1
Subject Property Map
Development Variance Permit No. 90611
1420 and 1436 Istand Highway East
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DISTRICT ___ MEMORANDUM
CHAIR | jBOARD |
st OF NANAIMO Enf
TO: Wayne Moorman DATE: June 5, 2006
Manager, Engineering & Subdivisions
FROM.: Susan Cormie FILE: DVPOGe12
Senior Planner 3320 20 26828

SUBJECT:  Development Variance Permit Application No. 98612 / Park Land Consideration /
Request for 10% Frontage Relaxation
Timberlake-Jones Engincering Ltd., on behalf of Timbersione Development Lid.
Electoral Area ‘L’ — Davenham Road & Oak Leaf Drive

PURPOSE

To consider an application for a development variance permit; to consider a request for relaxation of the
minimum 10% reguirement; and to consider a request for acceptance of park land dedication in
conjunction with the creation of a 16-lot subdivision on property adjacent 1o Davenham Road and Oak
Leaf Drive 1o Flecioral Area ‘E’.

BACKGROUND

The parent parcels, legally deseribed as Lot 1, DL 78, Plan 14212, Except Those Parts in Plans 28203 and
29052 and Lot 5, DL 131, Plan VIP69734, All of Nancose District, are located adjacent to Davenham
Road and Oak Leaf Drive in Electoral Area *E’ (see Attachment No. ! on page I3 for location of subject
propertizs).

The parent properties total 18.0 ha in size but have different zoning and subdivision districts. The
Remainder of Lot 1 is currently zoned Residential 1 (RS1) and is within Subdivision District ‘P° (7600 n'
minimum parcel size with community waler service connectiors) pursuant to the “Regional District of
Nangimo Land Use and Subdivision Bylaw No. 500, 1987.” Lot 5 is currently zoned Rural 5 and is
within Subdivision District ‘D" (2.0 ha minimum parcel size with or withowl communily service
connections) pursuant to Bylaw No. 500

Surrounding land uses include the Strait of Georgia to the north and east, Davenham Road and Oak Leaf
Dirive and restdentially zoned parcels to the south, and rurally zoned parcels to the west.

The parent parcel currently has 2 cabins located within proposed Lot 13 and a boathouse structure located
within the proposed park land area adjacent to the Strait of Georgia.

In addition, the parent parcel is designated within the Sensitive Ecosystem Protection Development
Permit Area for the protection of a coastal bluff arca pursuant to the Nanoose Bay Official Community
Plan Bylaw No. 1400, 2005. As the applicant is proposing to register a section 219 for the protection of
the coastal bluff ecosystem area, & development permit is not required.
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Developmernt Variance Permit No. 30612

Request for Acceptarce of Park Lond & 16% Frontuge Relaxation
Subdivision File No. 20528

Jure 3, 2005

Pgge 2

Proposed Development

The applicant is proposing to construct 4 fee simple parcels varying in size from 2.55 ha to 3.22 ha with
individual potable water wells and individual septic disposal systems and 12 bare land strata lots varying
in size from 2600 m® to 3500 m” with community waler service connections from the Regional Dstrict
and a strata owned sepiic disposal system. All parcels are proposed to be served by public road (see
Schedule No. 3 on page 11 for proposed subdivision layout including park land proposal).

Proposed Variances

The applicant is proposing to subdivide the parent parcels under one subdivision application. Bascd on
the submitted plan of subdivision, the subdivision district would aliow {exclusive of road) a maximum of
10 parcels on the Remainder of Lot T and 7 parcels on Lot 5 for a towal of 17 parcels. The applicant is
proposing to subdivide the two parent parcels into 16 parcels, with parcel sizes ranging from 0.24 ha 1o
3.22 ha plus the park land. Section 4.3.4 of Bylaw No. 500, 1987 states that parcels within land to be
subdivided may be reduced to 80% of the size otherwise permitted in the applicable subdivision district,
subject 1o certain provisions including registering a covenant restricting further subdivision on title on
those parcels capable of further subdivision. In this case, the applicant requires a variance to reduce the
minimum 80% parcel reduction requirement to between 12% and 17% parcel reduction for proposed
Lots 2 to 12 inclusive as shown on the proposed plan of subdivision (see Schedule No. 3 on page i1).
Variances have also been requested for those proposed residential bare land strata lots, which would have
a split residential / rural zone or would be located entirely within the Rural 5 zone {see Schedule No. 2 on
page 10 for List of Proposed Variances).

Park Land Requirements

Where an official community plan contains policies and designations respecting the location and type of
future parks, the local government may determine whether the owner must provide land or cash or a
combination of both, In this case, the OCP specifies that park land dedication may be considered at the
time of subdivision subject to mecting the preferred park land criteria set out in the Plan, Pursuant to the
Local Government Act, the maximum amount of park land that the Regional District may request for this
property is 5% of the total sile area, in this case approximately 0.90 ha,

Park Land Proposal

The applicant is proposing to dedicate 2.1 ha or 1.7 % of the total land area, which consists of an area
next to the Strait of Georgia that includes part of the coastal bluff sensitive ecosystem area and a 25-metre
widc strip of land adjacent to Davenham Road. The area of the proposed waterfront park land within the
coastal bluff area is designated within the Sensitive Ecosystems Protection Development Permit Area
pursuant {o the OCP, The location of the proposed park land is shown on Schedude No. 3 on page 11.

The park land proposal was referred to the Nanoose Bay Parks and Open Space Advisory Committee on
April 3, 2006 and presented at a Public Information Mecting held on May 31, 2006,
10% Minimum Frontage Reguirement

Proposed Lot {2, as shown on the submitied plan of subdivision, will not meet the minimum 10%

perimeter frontage requirement pursuant to section 944 of the Locaf Government Act. The requested
frontages are as follows:

Proposed Lot No. | Required Frontuge | Proposed Frontage % of Perimeter

R —
!
_:
j

12 268 m 9.0m 33%

Therefore, as this parcel will not meet the minimum 10% parcel frontage requirement, pursuant to section
944 of the Local Government Act, approval of the Regional Board of Directors is required.
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Developmernt Vorionce Permit No, 90612

Request for Acceprance of Pavk Land & 0% Frontage Relaxation
Subdivision File No, 26828

June 5, 2006

Page 3

ALTERNATIVES

1. To approve Development Variance Permit Application No. 90612 as submitied, subject to the
conditions outlined in Scheduies No. 1, 2 and 3 subject 10 the notification requirements pursuant to
the Lacal Government Act, 10 accept the offer of park land in the amount and location as set out in
Schedules No, 3 and 4; and to approve the request for relaxation of the minimum 10% frontage
requirernents for proposed Lot 12,

2. To deny the development variance permit as submitted; 1o not accept the offer of park land in the
amownt and Jocation as proposed and instead regaire the applicant to dedicate park land in a different
location and amount; and to refuse the request for relaxation of the minimum 10% frontage
requirement.

3. To approve the development varignce permit as submitted, subjeci to the conditions outlined in
Schedules No. 1; 2, and 3 1o not accept the park land proposal as submitted and require the applicant
0 provide 5% cash-in-lieu of park land; and to approve the reguest for relaxation of the minimum
10% frontage requiremenis for proposed Lot 12,

DEVELOPMENT IMPLICATIONS

Parcel Averaging Implications

As part of the development variance application, the applicant is requesting a variance to the parcel
averaging provisions of Bylaw No. 500 in order that the proposed lot configuration would be able to
proceed {see Schedule No. 2 on page 10 for Proposed Variunces) 'This proposal will not increase the
overall density of the parent parcels. Based on the submitted plan of subdivision, the maximum number
of parcels permitted is 17. The applicant is proposing to develop the site inte 16 parcels with the park
jand being the seventeenth parcel, therefore meeting the maximum density provisions. It is noted that if
the Approving Authority requires additional road be dedicated or the proposed road be relocated, the
density provision will need to be recalculated to ensure bylaw compliance, One of the proposed parcels
(Lot 15) could have the potential to be further subdivided. In order to ensure the parcel averaging
provisions are upheld and to meet the bylaw provisions, staff recommends a covenant be placed on
proposed Strata Lots 1, 4, 5, 6, 7, 8, and 12 and proposed V.ot 15 restricting further subdivision of the
lands. The applicant is in concurrence with this covenant, As the maximuwmn density provisions of Bylaw
No. 500 can be maintained, staff supports this request {or a variance to the parcel averaging provisions.

With respect to the proposed spiit zoned lots (Strala Lots 2 to 8) and those smaller lois proposcd o be
situated entirely within the Ruraf 5 zone (Strata Lots 9 to 12), in order 10 ensure thai no rural uses can
oceur on these future parcels, a section 219 covenant is recommended to be registered on title resiricting
uses to those uses in the Residential 1 zone only (see Schedule No. 1 on page &8 for list of conditions).
The applicant is in concurrence with this requirement.

With respect to ensuring adequatie building sites for those bare land strata lots that arce split zoned parcels,
a variance is required to reduce the minimum sctback requirement along the zonc boundary to zero,
While proposed Strata Lots 2, 7, and 8 should not be negatively affected by this as the zone boundary will
cross these proposed fots within the established setbacks, it is recommended that these parcels be included
in the variance to ensure consistency for all the proposed residential parceis. There are no specific zoning
related variances required for the proposed larger rural zoned parcels.
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Development Variance Permit No. 90612

Request for dcceprance of Purk Land & 10% Frontage Relaxation
Subdivivion File No. 26828

dune 5, 2004

Page 4

Existing Pwellings / Future Building Sites Implications

The applicant is proposing to remove the existing cabins located within proposed Lot 13 although if
minimum setback requirements can be mel, the cabins may remain. Siaff will address this issue as part of
the suhdivision review process. With respect to the existing boathouse situated within the proposed
walerfront park land, this building is run down and as a resulr, staff recommends that this structire be
removed as 1o avoid future concerns with park users, The applicant is in concurrence to remove this
building. Due to the environmentally sensitive features of the park land area, staff recommends that the
applicant work with Recreation and Parks staff to ensure that the no unnecessary remaoval of vegetation is
occurs during this process.

As outlined above, the applicant will verify the building site areas for each proposed bare land strata
property by the environmental report. In addition, to ensure that there are safe building sites for cach
proposed bare land strata lot, the applicant is in coneurrence to provide a geotechnical report prepared by
a professional engineer with expertise in the geotechnical field. If sthere is not a sufficient building siie
arca available within a proposed lot, the subdivision proposal will be required to be reconfigured to
provide building site areas for each parcel or if necessary, the number of proposed lots will have to be
reduced in order to provide aceeptable building site areas.

Regquest for Relaxation of Minimum 18 % Frontage Requirements

With respect to the request to relax the minimum 10% frontage requirement, Lot 12 is proposed (o be
fronted on a cul-de-sac road, which due 1o the configuration of this type of road, provides for less
available frontage. The proposed parcel is expected to contain a sufficient building area to support the
intended residential use outside the sensitive ecosystems area.  As noted above, the applicant will
registering a section 219 covenant to restrict sensitive ecosystem areas and safe areas for buildings.

Ministry of Transportation staff has indicated thar thoy will support this request for relaxation of the
minimum 0% frontage requirement.

ENVIRONMENTALLY SENSITIVE FEATURES / BEVELOPMENT PERMIT IMPLICATIONS

The subject parcels contain a coastal bluff sensitive ecosystem area.  The coastal bluff ecosystem is
associated with vegetated rocky shorcline/grassiand/moss and coastal cliffs. The proposed parcels within
the sensitive ecosystem area would be Strata Lots 1 to 12, The applicant is proposing to register a section
219 covenant on title for the protection of this ecosystem area. This proposal will meet the exemption
provisions of the Sensitive Ecosystems Protection Development Permit Area (DPA) subject to acceptance
by the Regional District of all the required information. In order 1o ensure that the DPA exemption clause
and guidelines will be fully met, the applicant is in concurrence 1o provide a comprehensive biological
inventory and development impact assessnient report establishing the sensitive ecosystem area and
outlining envirenmental protection measures that are to be carried out during the development of the site,
both at the time of subdivision and building. These requircments are incorporated into the Conditions of
Approval (see Schedule No. I on page 8). The applicant is aware that if verification of the sensitive
ecosystem areas results in any proposed development within the development permit area, a development
permit would be required. It has been confirmed with RDN legal counsel! that, if required at a futurc date,
a development permit could still be considered for the property even though there would be a
development variance permit in place.
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Request for deceprance gf Park Land & 10% Frontage Relaxation
Subdivision File No 26828

June 3, 20686
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Site Servicing Implications

With respect to septic disposal, the proposed subdivision has been forwarded to the Central Vancouver
Island Health Autherity for its comments.

The Ministry of Transportation is responsible for subdivision approval, which includes road design and
engineering and storm drainage. As part of the subdivision review process, the Regional Approving
Officer will examine the road configuration and storm water management of the parent pascels and
inpose conditions of development as required.

With respect to community water, the parent parcels are currently situwated within the Nanoose Bay
Peninsula Water Service Area and thercfore, community water service connections to the proposed
parcels will be provided by the Regional District.

PARK LAND IMPLICATIONS

Public Consultation Implications

A Public Information Meeting (PIM) was held on May 31, 2006. Approximately 15 persons attended this
meeting. (see Aitachment No. 3 on page 15 for Minutes of the Public Information Meeting)., Park land
related issucs raised at this Mecting included the concern for vehicular parking, the impact of additional
traffic within the existing road network, and the possibility of an archeclogy site within the proposed
waterfront park lang.

The applicant has offered to put in a gravel parking area at the entrance 10 the waterfront park land to
provide off-street parking for park users. With respect to the possibility of an archeclegy site, it is
expected that the Approving Authorily, as part of the subdivision review process, will forward this
application to the Provincial Archeology Branch and, as necessary, may require that the applicant provide
an archeology report. It is nofed that the Regional District has worked successfully with the Archeology
Branch in other park land areas to proteet sites by way of park land.

Non-park land issues raised at the Public [nformation Meeting included concerns for general trafTic safety
issues along Dolphin Drive and Davenham Road. Staff will forward these concerns to the Ministry of
Transportation’s Approving Authority to be considered as part of ifs subdivision review.

Recreation and Park Depariment Implications

Recreation and Parks staft has reviewed this request for park land and are prepared to support the
dedication. Recreation and Parks stafl’ commented that the park tand should be retained for its
environmental values and its recreational potential and noted that while there may be some challenges for
managing the park land in the future (in terms of ensuring the public stay within futore pathways and
outside the sensitive ecosyslem areas, and with safety near the sea cliff edge), this should not be seen as
an impediment for accepting park land in this location.

With respect to proposed trail corridors through both the proposed park land areas, Recreation and Parks
staft would prefer that trails not be developed at this time without prior trail planning being completed fo
ensuee that the sensitive ecosystem is not damaged or destroved. I should be noted that the construction
and management of these trails should not be expected at thig time or in the near future, as the Parks
Department is not in the position from a staffing and financial perspective to develop the proposed park
land, Informal trails do already access the waterfront portion of the proposed pask land and it is
anticipated that with road construction this property will be easier to access. However, staff do support
the construction of a small parking area at the entrance of the waterfront park land as offered by the
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Developmaent Yariance Permit No. 067
Reguest for Acceptance of Park Land & 0% Frentage Refaxation
Subdivision File No, 20828
June 3, 2006
Page &

applicant provided that these wotks only proceed under the direction of Parks staff. The applicant is in
concurrence to provide a small parking arca.

Access fo Water Implications

The Approving Officer is prepared to grant relief from section 75 of the Land Title Act as the applicant is
providing park land with access to Strait of Georgia.

FINANCIAL IMPLICATIONS

There are no plans for trail construction at this time, but staff do anticipate a need for signage and an
assessment of natural hazards. Costs for these items are not expected to exceed $3,000.00.

VOTING
Electoral Area Directors — one vote, except Blectoral Area *B’.
SUMMARY

This 15 a subdivision application that involves a development variance permit, a request for relaxation of
the minimum 10% frontage requirement for 1 of the proposed parcels, and a request for acceptance of
park tand for the property located off Davenham Road and Oak Leaf Drive in Electorat Area ‘E°.

The subject properties are designated within the Sensitive Ecosystern Protection Development Permit
Area (DPA) pursuant to the Nanoose Bay OCP specifically for the purposes of ensuring protection of the
coastal buffer areas. In this case, as the applicant will be registering a section 219 covenant for the
protection of the sensilive ecosystem area, the exemption provisions of the development permit guidelines
will be met and a development permit is not required. Conditions associated with the section 219
covenart requirement, including an environmental assessment report, confirmation of building site areas
outside the DPA, and a geotechnical report to ensure safe building sites and address drainage, are outlined
in Schedule No. I on page §.

The request for variances to the parcel averaging provisions do not increase the density provisions and
relaxation of the minimum setback requirements for some of the residential lots do not negatively impact
the overall development.

The waterfront park land proposal was fully supported by the local Parks and Open Space Advisory
Comumittee while the park land sirip next {o Davenham Road was not unanimously supperted by the
Commirttee. Despite this, the Recreation and Parks staff feel that this strip of park land does have trail
polential as well as providing a treed buffer along Davenham Road. The applicant will provide some off-
street parking spaces for the waterfront park land and remove an old boathousc structure.

Concerning the request for relaxation of the minimum 10% perimeter frontage for proposed Strata Lot 12,
the Ministry of Transportation staff has indicated that they have no objection 10 the proposed relaxation
and the covenant will establish a designated building area.

Therefore, given that the park land as offered will provide a spectacuiar park land setting for the Nanoose
Bay community and that the applicant will provide full protection of the coastal bluff ecosysiem area by
way of covenant, staff recommends Alternative No. 1 to approve the development variance permit subject
to Schedules No. 1, 2, and 3 and the public notificalion requirements, to accept the park land in the
amount and locatzon as shown on Schedule No. 3 and subject to the requirenents in Schedule No, 4 and
approve the request for relaxation of the minimum 10% frontage for proposed Lot 12.

66



Development Variance Permit No. 50612

Request for Acceptance of Park Land & 10% Frontage Relaxation
Subdivision File No. 26828

June 5, 2006
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RECOMMENDATIONS

I. That Development Variance Permit Application No. 90612, submitted by Timberlake-Jones
Engineering Ltd., on behalf of Timberstone Developments Ltd., in conjunction with the subdivision
on the parcels legally described as Lot 1, DL 78, Plan 14212 Except Those Paris in Plans 28203 and
29052 and Lot 5, DL 131, Plan VIP69734, All of Nanoose District, be approved subject to the
conditions outlined in Schedules No. 1 and 3 of the corresponding staff report and the notification
requirements pursuant to the Local Government Act with respect to the proposed variances outlined
in Schedule No. 2

2. That ihe park land proposal, in the amount and location as shown on Schedule No. 3 of the staff
report, be accepted subject to the conditions set out in Schedule No. 4 of the staff report.

3. 'That the request for relaxation of the minimum 10% frontage requirement for proposed Lot 12 be
approved.

G lpmas

- 3
Repdrt Writer General Manager Concurrence

Lhpie Whos L

Manaﬂei ONCUITENRCE f?{' CAU Concurrence

COMMENTS:
deversireports 2006 fr dvp park 10% 3060 30 80912 (26828} Timberlake Jones ¢ Timberstone dac
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Development Permit Application Na. 60628
Subdivision File No. 26367

June 3, 2005

Page ¥

Schedule No. 1 (page 1 of 2)

Conditions of Approval
Development Variance Permit Application No, 90612
In conjuncticn with the subdivision application for the properties legally described as
Lot 1, DL 78, Plan 14212 Except Those Parts in Plans 28203 and 29052 and Lot 5, D1. 131,
Plan VIFP69734, All of Nanoose District

The following sets out the conditions of approval:

1.

Subdivision

The subdivision of the lands shall be in substantial compliance with Schedule Ne, 3 (to be attached to
and forming part of this Permit}.

Sensitive Ecosystem Areas

a. The applicant shall submit a Biological Inventory and Development Impact Asscssment Report
which must include, al a minimum, the extent of Coastal Bluff Sensitive Ecosystem by field
survey and assessment; a discussion of the environmental values and sensitive ccosystem areas,
recommendations for buildable site areas outside the devclopment permit arca (coastal bluff
sensitive ecosystem area} for the proposed 12 bare land strata lols; and the establishment of
environmental protection measures io be carried out during the development of the site, both at
the time of subdivision and construction of future buildings. The report is to address all
applicable guidelines of the Sensitive Ecosystems Protection Development Permit Area pursuant
1o Nanoose Bay Official Community Plan Bylaw No. 1400, 2005, Applicant’s consultant to mect
with Regional District staff prior to commencing assessment.

b. Applicant to prepare and register a section 219 covenant, 1o the satisfaction of the RDN, for the
protection of the coastal bluff sensitive ecosystem area as established by the Biclogical Inventory
and Development Impact Assessmeni. This covenant is also to restrict the placement of buildings
and structures, decks, patios, septic systems, and restrict any removal of vegetation or alteration
of soils by the hand of man within the covenant area.

¢. Draft covenant documenit o be forwarded for review to RDN.

d. Applicant’s solicitor to provide legal letter of undertaking to register the covenant concurrently
with the plan of subdivision.

Geotechnical Report

a. The applicant’s professional engineer with expertise in geotechnical engineering, shall prepare a
report reviewing the suitability of each proposed bare land strata lot for residential buildings and
drainage to the satisfaction of the Regitonal District and the Ministry of Transportation Approving
Authority. This report is to be registered on title concurrently with the subdivision of the jands.

b. Draft covenant document to be forwarded for review to RDN.

c. Applicant’s solicitor 1o provide legal tetter of undertaking to register the covenant concurrently
with the plan of subdiviston.

No Further Subdivision Covenant
2. Applicant to prepare and register a section 219 covenant, to the satisfaction of the RDN,
restricting further subdivision of proposed Sirata Lots 1, 4, 5, 6, 7, 8, and 12 and proposed Lot 15,

b. Draft covenant document io be forwarded for review to RDN,

¢. Applicant’s solicitor to provide legal letter of undertaking to register the covenant concusrenily
with the plan of subdivision.
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Development Permit Application No. 60628
Subdivision File No, 26367

June 3, 20666
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Schedule Ne. 1 (page 2 ol 2)

Conditions of Approval
Development Variance Permit Application No, 90612
Int conjunciion with the subdivision application for the properties legally described as
Lot 1, DL 78, Plan 14212 Except Those Parts in Plans 28283 and 29052 and Lot 5, D1, 131,
Plan ViF69734, All of Nanoosc Istrict

5. Residential Land Use Covenant

a. Applicant to prepare and regisier a scetion 219 covenant, to the satisfaction of the RDN,
restricting the land uses on proposed Strata Lots 2 to 12 inclusive to those uses set out in the
Residential 1 zone of Bylaw No. 500, 1987.

b. Draft covenant document to be forwarded for review to RDN.

¢ Applicant’s solicitor to provide legal letier of undertaking to register the covenant concurrently
with the plan of subdivision,
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Subdivision Fife No. 26367

June 5, 2006
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Schedute No, 2

Bylaw No, 500, 1987 — Requested Variances
Development Variance Permit Application No, 96612

With respect to the lands, the Regional Listrict of Nanaimo Land Use and Subdivision Bylaw
Ne. 500, 1987, the following variances are proposed:

1.

The requirements of Section 4.3.4 are proposed to be relaxed by varyving the parcel averaging
provision from 80% to the following for 41% of the parcels:

16.0 % for proposed Lots 6, 7, 8, and 12;
15.5 % for proposed Lot 9;

12.0 % for proposed Lot 10; and,

13.0 % for proposed Lot 11,

The requirements of Section 3.1.5 are proposed to be relaxed by varving the zone boundary
requirements for setbacks by the applicable setback requirement in the Residential 1 and Rural 3
zones 10 zero (0} for proposed Lots 2, 3,4, 5, 6, 7, and 8,
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Schedule No, 3
In conjunction with the subdivision application for the properties legally described as
Lot 1, DL 78, Plan 14212 Except Those Parts in Plans 28203 and 29052 and Lot 5, DL 131,
Plan VIP89734, All of Nanoose District
Proposed Plan of Subdivision
(as submitted by applicant}
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Schedule No. 4
Subdivision File No. 26828

Transfer of Lands for Park Purposes and Conditions
In conjunction with the subdivision application for the preperties legally described as
Lot 1, DL 78, Plan 14212 Except Those Parts in Plans 28293 and 29052 and Lot 5, DL 131,
Plan YVIP6Y734, All of Nanoose District

Area and Location of Park Land

An area, not less than 2.1 ha and shown on the locations labeled park on Schedule No. 3, shall be
transferred to the Regional Distriet for park purposes,

Parking Area

The applicant, shall, in full consultation with the Recreation and Parks swaff, provide a graveled
syrfaced parking area at the emirance of the waterfront park land to a standard acceptable to the
Regional District.

Removal of Boathouse

The applicant shall, in full consultation with the Recreation and Parks staff, remove the existing

boathouse structure in a manner that will not negatively damage or destroy the sensitive ccosystem of
the park land.
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Attachment No. 1
Location of Subject Property
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Attachment No. 2

Correspondence from the Nanoose Bay Parks & Open Space Advisory Committee

PARK LAND DEDICATION REVIEW

etk Referval Form
REGIONAL Parks and Cpen Space Advisory Commitice
DISTRICT
OF NARARAL

in conjunction with the subdivision application tor the property iegally deseribed as:

Attachments provided to the Committee:

¥" Location map

¥ Park Proposal Map

¥" Other — Memo from Susan Cormie (RDN Senior Planner), excerpts from Nanoose Bay QCP (Bylaw
1400, 2003), and a copy of Markland Dedication Relemral Policy.

The Nanocose Bay Parks and Open Space Advisory Committee has considered the reguest submitted by the
applicant/owner and forwarded by the Regional District Planning Department for either dedication of park land or
cash in-Hieu-of park land or a combination of both und has the following advisory comments:

D Support park land in the amount and location as proposed.
Do not support park land in the amount and location as proposed.

Comments:

Park staff received permission from the applicant’s survevor for the Commistes to visit the site on March 31%, The

Commiitee walked the property, and although the proposed parkland area was not staked out they were able to

discern its location.

The Commitice members’ comments on the proposed parkiand include:

1. The Committee is very grateful to the applicant for the proposed dedication of the 1.2%ha of waterfront land
which is of exceptional scenic and geographic value and will be ¢enjoyed by many as parkland.

2. The Existing Ecclogical Resources map (MAP 1) of the Nanoose Bay Parks and Open Space Plan (2001) shows
an Archacolugical Sites notation for the headland and coastal portions of the proposed 1.29 ha parkland parcel.
Staff are asked to investigate the implication this notation may have on the ability for the proposed park 10 be
managed for public use.

3. A Comumen Septic Collection and Pump area is located at the enlvance to the proposed parkiand at the end of
the proposed road. The Commiitee Is seeking assurance that this has no impact to the park and that safeguards
will in place to ensure there will be no spillage or leakage of septage into the proposed park,

4. The large parent parcel hosts some magnificent old growih and veteran I'ir trees, as well as patches of Garry
{Jak and native fiowers. The Committee requests the applicant hire a qualified expert to inventory (map} and
destgnate the many wildlife irees, veteran trees and Garry Oak clusters throughout the property and
subseguently refain as many as possible doring the development.

5. ‘The 0.81 parcel of proposed parkland buffering Davenham Road was not unanimously supported due to its
Hmited viability for trail (uneven and sloping aspect), and the likely costs to munage trees impacted by
development. The Regional Board may consider requesting a vegetation removal covenant be placed on this
parcel to limit outright clearing and 1o provide some slope stability.

6. In place of accepting the (.81 roadside buffer. the Committee requests consideration for a parking area forup to
six vehicles be added to the proposed §.29ha parkland parcel (Jocation to be determined on cither Lots A or B}
and constructed by the applicant at time of development.

MOVED K. Swnners, SECONDED 5. Watson that the Committee recommends the Regional Board accept the
1.2%ha waterfromt parcel of proposed parkiand, and that the comments nioted above be taken into account and be
required of the applicant when finalizing the development approvals.

CARRIED (with one member voting in the negative)

74



Development Permir Application No. 60628
Subdivigion Fife No. 26367

Jure 5, 20000

Page 15

Attachment No. 3

Minutes of a Public Information Meeting
Held at the Nanoose Pluce Main Gymnasinm
2925 Northwest Bay Road, Nanoose Bay on May 31, 2006 at 7:00 pm
I'n Association with The Park Land Propaosal for Lot |, DL 78, Plan 14212 FExcept Those Parts in
Plans 28203 and 29052 and Lot 5, DL 131, Plan VIP69734, All of Nanoose District

Noie: these minutes are not a verbatim recording of the proceedings, but are intended fo summarize the comments of
those in attendance at the Public information Meeting.

Present:
Public in attendance: approximately 15 persons

Feor the Applicant:
Bentley Dzogan
Michelle Jones, Agent for the Applicant

For the RDN:

Chair: Director George Holme

Wayne Moorman, Manager, Engineering &Subdivisions
Susan Cormie, Senior Planner

Florence McFarlang, Senior Secretary

The Chair opened the meeting at 7:00 pm and followed with grectings to the public and an introduction of
the staff and applicant.

The Chair stated the purpose of the pablic mecting and asked the Senior Planner to provide an overview
of the proposed revised developmeni. The Senior Planner explained that the Regional District may
request for this property is 5% of the total site arca or, for this application, 0.9 ha, whercas the applicant is
offering 2.1 ha of land for park land,

The Chair then asked the applicant's agent 1o give an overview of the proposal.

The applicant, Bentley Dzogan, 1381 Marina Way, was introduced to the property in question about one
vear ago and was offered the opportunity to develop it. e particularly noted the land to be offered as
park land and stated he wanted this piece of property to be kept as close to its natural state as possible and
to be enjoyed by the people. There will be trails incorporated throughout and the 12 smaller individual
Iots will be kept to approximately % acre in size. The arca just off Davenham Road where entry was
begun will be revegetated. Separate driveways will come off both to the right and left in keeping with the
massive trees in the area.

Gabrielta Cartlidge, 2443 Garry Oak Drive, asked if confirmation has been received whether the
archacological sites will impede on the area designed for park land and will there be any claims that the
people will not be able to use the headland?

The Applicant stated that this will be reviewed through the subdivision approval process.

Mrs. Sinclair, 3427 Simmons Place, asked if this development is by a consortium and are there existing
houses on the larger lots? Mrs. Sincleir also noted that she had been unsuccessful in locating any
information regarding this subject on the RDN Web Site.

The applicant stated that this is not a consortium and that there are existing eabins from the original
owners and not on this property.
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The Senior Planner noted the comment regarding the RDN Web Site, assured Mrs, Sinciair that this
notice was put ou the RDN Web Site in good time, and noted she will check into the status of any future
notices posted well in advance of the meeting dates.

Den Barber, 1794 Ok Leaf Drive, asked if cul-de-sacs are to remain. Mr. Barber also expressed concemn
about the additional traffic on Davenham Road and noted that the road is very steep and can be a
dangerous situation for pedestrians in the area. As well, Mr, Barber asked if the larger lots will be abie to
be further subdivided,

The applicant stated that the proposal is for a cul-de-sac and that the larger lots will not be able to be
subdivided as zoning does not permit it. The Senior Planner stated that due the parcel averaging request.
staff will probably recommend a covenant be placed on title restricting further subdivision.

Mr. Barber asked if the properties next to the proposal are part of the lands being subdivided.
The applicant stated that these are separate parcels and not part of the property.

Resident, 2939 Dolphin Drive, asked about the narrow sirip and whether it could be incorporated into the
park land on the water.

The apphcant explained that the narrow strip is intended Lo act as a green buffer and also a gravel
pathway will be incorporated into this area so that residents would be able to walk through the areq.

Satya Bellerose, 2895 Dolphin Drive, requested clarification on roads and asked if residents on the
proposed Lots 1 through 12 would be using Oak Leaf Drive?

The applicant stated that they would be using this road for access.
Mrs. Bellerose then asked what the increase in traffic would be.

The applicant’s agent, Michelle Jones, stated thal statistics show residential subdivisions have about 2.5-
3.5 car frips in and out of the dweilings and in this case, we are probably looking at a smaller figure,
perhaps 35-50 vehicle trips per day with the additional 16 new residences.

Mrs. Bellerose expressed concern about the increase in traffic for school children in particular.

The applicant’s agent suggested this would be a matter for the School District to look into and make
recommendations.

The applicant agreed that the traffic speed on Dolphin Drive is excessive and understood the concerns and
he would work to ensure more safety. The applicant also stated that there wiil be compacted gravel paths
next to the road way.

Sharon, Beachcomber, asked directions on going to the property under discussion to view it personally.
The apphicant explained and noted maps were available as handouts.

Sharon alsc asked what kind of beach is it.

The applicant noted it is mainly high bluff with 2 slope going down to the water.

Mrs. Sinclair, 3427 Simmons Place, asked about the proposed septic system.

The applicant stated that he has attempted to move all septic issues off the smatler individual lots and is
proposing a common septic collection and pump arca to be located ai the entrance to the proposed park
land and would be approximately 1500 — 1600 feet from the ocean.

Mrs. Sinclair further asked about drainage.

The applicant stated that there will be not much of an impact on the proposed properties with drainage
being directed away from the bank.

Mrs. Sinclair asked about traffic and extra parking spaces,
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The applicant stated that this is a valuable and very beautiful picce of property, which he is not trying o
keep for himself but rather to give to the community for their enjoyment.

Mrs. Sinclair noted that giving something does not always mean receiving something and she noted that
Schooner Cove Drive needs to be put through so as to alleviate traffic in the area.

Don Barber, 1794 Quk Leaf Drive, asked about Lot 15 and where the applicant planned to have the septic
hokding.

The applicant staled that there will be a teed bufler arca since Lot 16 will not be clear cut and that the
holding system will be located ai Oak Lea{ Drive at Doiphin.

Mr. Barber also noted that Qak Leave Drive is more than a 90° tum and perhaps the RDN or Miristry of
Transportation (MOT)} could make this a more reasonable wimn.

The Chair noted that he has an upcoming meeting with the Ministry of Transporiation staft and will
enquire as to the status of Oak Leaf Drive.

Mr. Barber asked whether Davenham Road is going to come out at Lot 1,
The applicant said he is not proposing to construct this road and it not asking for a road closure.

Mr. Barber asked about the clearing that is going on in the area and the fact that already somebody was
already bulldezing.

The applicant stated that this was definitely not his proporty.
Tom Hill, {640 Siewart Road, asked the reason for so many lots on the waterfront.

The applicant noted that he is trying to maintain the guality of the arca and 10 keep as many trees as
possible. The RS81 zoning allowed 10 lots and he requested an increase in lot size so as not to impact
trees in the area.

Mr. Hill questioned whether it was large enough to accommodate 10 lots.

The applicant’s agent commented on parcel size averaging and making the most of the views. There will
be fewer big lots although the lot count will be the same with the proposed smaller lots being
approximately ¥ acre. The applicant’s agent also stated that the septic areas will be moved from the
ocean side.

George Gow, 1629 MacMillan Road, asked if any of the lots are strata fots.
The applicant’s agent noted that the propased 12 smaller lots along the ocean front will be strata lots.

Mr. Gow commented on the traffic concern and noted that assistance can be requested in this regard from
a local traffic advisory (RCMP, MOT).

Tom Hill, 1340 Stewart Road, asked if the setback was 15.0 m from the bluff.

The applicant’s agent advised that the setback is 15.0 m and thas they are considering building back so
that {here would not be any reason to encroach on the sensitive bluft arca,

Gabriella Cartlidge, 2443 Garry Qak Drive, asked if futures owners would be able 1o put up gazebos or
other structures along the waterfront.

The applicant stated that this is within a development permit area and they would have to ger a
development permit for that,

Mrs. Cartlidge asked about boats.
The applicant stated the waters are 100 rough for boats and the bank is {oo steep for moorings.

Jirina Vojtech, 2929 Dolphin Drive, asked about the affect of the development on the deer population.
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The applicant stated that he does not feef the impact on the deer will be considerable.

The applicant’s agent noted that the larger lots will not discourage deer any more than the smatlter lots and
noted that there is an area of Crown Land just across the road.

Mrs. Bellerose, 2893 Dolphin Drive, again questioned the traffic issue and why not an access road.

The applicant staied he did not want a through road and in any event is stuck with what he has to work
with.

The Senior Planney noted that roads are under the Ministry of Transportation and that the Ministry would
review the road configuration, network, and accesses at that time. The Senior Planner also noted that the
Ministry is responsible for deciding if upgrades to the road systom are necessary and required as part of
the subdivision review process.

The Chair asked for the first time if there was anyone else to speak.

The Chair asked if there were any further submissions or comments a second time.

The Chair asked if there were any further submission ar comments a third time. There being none, the
Chair thanked those in attendance and closed the public information meeting.

The meeting concluded at 7:38 pm.

Florence McTarlane
Recording Secretary
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TO: Wayne Moorman DATE NMay 31, 2006
Manager, Engineering & [Subdivisions
FROM; Susan Cormie FILE: 332020 26850

Senior Planner

SUBJECT:  Reguest for Relaxation of the Minimum 10% Perimeter Requirement
Fern Road Consulting Ltd., on behalf of A Lotoski
Electoral Area ‘1’ — 2882 & 2890 Olympic Road

PURPOSE

To consider a request o refax the minimum 10% perimeter frontage requirement in order to facilitate the
¢creation of one parcel as part of a 2-lot subdivision proposal involving a section 946 parcel.

BACKGROUND

This is an application requesting relaxation of the minimum 0% perimeter frontage requirement for a
proposed purcel as part of a 2ot subdivision involving a section 946 parcel for the property legally
described as Lot 8, District Lot 90, Newcastle District, Plan VIP57995 and located at 2882/2890 Olympic
Road in Electoral Area ‘H’ fsee Attachment No. 2 on Page 5 for location of parent parcel).

The parent parcel, which is 3.77 ha in size, is carrently zoned Rural 1 (RUI} and is within Subdivision
District "D’ purspant to the Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987. The applicanls are proposing to subdivide one parcel pursuant to section 946 of the Local
Government Act as part of a 2-lot subdivision. The proposed section 946 parcel will be 1.0 ha 10 size,
therefore meeting the minimum parecl sive requirement for this type of parcel pursuant to Bylaw No. 500,
1987 (see Attachment No. I on Page 4 for proposed subdivisionj. The Remainder Lot is proposed 0o be
2.77 ha in size and therefore will meet the minimum 2.0 ha parcel size requirement.

The parent parcel currently supports two dwelling units, an agricultural building, an outdoor riding ring,
and accessory buildings. The parcels are proposed to be served by individual private septic disposal
systems and private water wells. The property is also partially situated within the Provincial Agriculturai
[and Reserve,

The surrounding properties are currently rurally zoned with the parcels to the cast and south being in the
Provincial Agricultural Land Reserve.
10% Minimum Frontage Requirement

The proposed Remainder of Lot §, as shown on the plan of subdivision submitted by the applicant, does
not meel the minimum 10% perimeter frontage requirement pursuant te scction 944 of the Local
Govermment Act. The requested frontage is as follows:

Propgsed Lot No. | Required Frontage | Proposed Frontage % af Perimeter

Rem, of Lot§ | 779m 340 m 44% |
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Theretore, as this proposed parcel docs nol meet the minimum 10% parcel frontage requirement pursuant
to section 944 of the Local Government Act, approval of the Regional Board of Directors is required.

ALTERNATIVES

t. To approve the request to relax the minimum {0% perimeter frontage requirement for proposed
Rematnder of Lot 8.

2. To deny the request to relax the minimum 0% perimeter frontage requirement.

DEVELOPMENT IMPLICATIONS

Site Servicing Requirements

Ministry of Transportation staff has indicated that access to the proposed parcels will meet Ministry
standards and therefore, have no concerns at this time with this request for relaxation of the minimum
10% frontage.

The Ceniral Vancouver [sland Health Authority has approved the method of septic disposal for the
proposed subdivision. Proof of potable water is subject to the approval of the Approving Officer and will
be considered at the time of subdivision, The issue of drainage is also a Ministry function and will be
considered by Ministry staff as part of the subdivision review process.

Lot Configuration / Development Implications

The portion of the parent parcel located adjacent to Olympic Road is situated outside the Agriculiural
Land Reserve. The Provincial Agricuitural Land Reserve Commission has approved this application to
create two parcels. While proposed Lot A could be re-configured to meet the minimum 10% frontage
requirement, the Commission did not want the proposed parcel 1o further impact into the Agricultural
Land Reserve. In addition, it is noted that the proposed lot configuration is in order to locate the existing
riding ring entirely within one of the proposed parcels. The Commission, in its evaluation of the
application, is aiso requiring the applicant to include the non-ALR portion of the proposed Remainder of

Lot 8 into the ALR, which will resuli in the proposed Remainder of Lot 8 being located entirely within
the ALR.

The proposed subdivision will have little impact on the adjacent neighbourhood since the accesses are
currently constructed and while proposed Remainder of Lot 8 will be able to place a second dwelling on
the parcel, such a dwelling would be subject to the provisions under the ALR.

VOTING
Electoral Area Directors — one vote, except Electoral Area ‘B’
SUMMARY

This Is a request 1o relax the minimum 10% frontage requirement pursuant (o section 944 of the Local
CGovernment Aet in order to facilitate the creation of a two-lot subdivision involving the creation of a
section 946 parccl. The Agricultural Land Rescrve Commission has approved the request for subdivision.
The Ministry of Transportation staff has indicated that the current access (o the proposed Remainder of
Lot 8 is acceptable. Stalf notes that the smaller parcel will be able to support intended uses. Given that
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the Agricultural Land Reserve Commission has granted approval, the Ministry of Transporiation is
satisfied that acceptable accesses are achievable, and the proposed parcels will be able to support rural /
residential uses, staff recommends Altemative No. 1, to approve the relaxation of the minimum 10%
frontage for proposed Remainder of Lot 8 as shown on the submitted plan of subdivision.

RECOMMENDBATION

That the request from Fern Road Consulting Ltd., on behalf of A. Lotoski to relax the minimum 10%
frontage requirement for the proposed Remainder of Lot 8, as shown on the submitted plan of the
subdivision of Lot 8, District Lot 90, Newcastle District, Plan VIP37995, be approved.

Hlsvm

Repoﬁ/ Writer General Manager Concurrence
Manager / A / CAQ Concurrence
COMMENTS:

devsrsreports/ 2006 frrpe fu 3320 20 26830 Loreski doc
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Proposed Plan of Subdivision
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Attachment No. 2
Location of Subject Property
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Manager, Enginecring & Subdivistons
FROM: Susan Cormie FILE: 3320 30 25941

Senior Planner

SUBJECT:  Request for Relaxation of the Minimum 10% Frontage Requirement
Applicant: JE Anderson, BCLS on behalf of J Kantor
Electoral Area *H’, Fowler Road

PURPOSE

To consider a request to relax the minimum 0% perimeter frontage requirement as part of a proposed
ftwo-lot subdivision development.

BACKGROUND

The applicant’s agent has requested the minimum 10% perimeter frontage requirement be relaxed for both
proposed parcels as part of a 2-lot subdivision proposal for the property legally described as Lot 19,
District Lot 81, Nancose District, Plan 1967, and located on Fowler Road within the Electoral Area “IH°
fsee Atackment No. I on page 6 for location of parent parcel).

The subject property is currently zoned Rural 1 (RU1) and is within Subdivision District *D’ pursuant to
the “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987". The applicant is
proposing to subdivide the parent parcel into 2 lots which will be greater than the 2.0 ha minimum parcel
size, therefore meeting the minimum parcel size requirement of Bylaw No. 500 (see Schedule No. 2 on
page § for proposed plan of subdivision).

The property is also situated within the Provincial Agricultural Land Reserve (ALR). Surrounding land

uses include rurally zoned parcels situated in the ALR and a golf course property also situated in the
ALR.

In addition, a portion of the parent parcel is designated within the Environmentally Sensitive Features
Development Permit Area pursuant to the Regional District of Nanaimo [ectoral Area ‘H' Official
Community Plan Bylaw No. 1333, 20037, in this case for the protection of a wetland partially located in
the northeast corner of the parent parcel,

The parcels are proposed fo be served by individual private septic disposal systems and private water
wells,
10% Minimum Frontage Regquirement

Proposed Lots 1 and 2 as shown on the plan of subdivisior submitted by the applicanl do not meet the
minimum 10% perimeter frontage requirement pursuant to section 944 of the Lecal Governnient Act.
The requested frontage is as follows:

| ] 97.2m 10.3m 10%
0.6 %

L Proposed Lot No, | Required Frontage | Proposed Frontage | % of Perimeter
| i
i

i 2 174.0 10.08 m
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Therefore, as these proposed parcels do net meet the minimum 10% parcel frontage requirement pursuant
to section 944 of the Local Government Act, approval of the Regional Board of Directors is required.

ALTERNATIVES

1. To approve the request for the relaxation of the minimum 10% froniage requirement for proposed [.ots
i and 2,

2. To deny relaxation of the minitnum 10% frontage requirements,
DEVELOPMENT IMPLICATIONS

The Provincial Agricultural Land Reserve Commission has approved the subdivision of this property. In
keeping with the gaidelines of the Land Reserve Commission rof to extend roads into the ALR as well as
the requirements of the Land Title Act to limit roads being extended info ALR lands, there are no
additional roads proposed to extend into the ALK lands. This means that no additional road frontage
would be possible, thus restricting the proposed parcels to be served by the existing road network, In
addition, it is not possible to extend Fowler Road across the northern boundary of the parent parcel due to
the ocation of a wetland. As part of the approval conditions, the Approving Officer will be requiring the
applicant to construct & wm around at the end of Fowler Road and will allow a shared access to both
parcels from the existing constructed access, Ministry of Transportation staff has indicated that they will
support this request for relaxation of the minimum 10% frontage requirement.

OFFICIAL COMMEUNITY PLAN/ ENVIRONMENTAL IMPLICATIONS

This application for subdivision will meet the exemption provisions pursuant 1o the Environmentally
Scositive Features Development Perinit Area (DPA) in that the minimum parcel size can be met exclusive
of the development permit area and there will be no development activities associated with the
subdivision oceurring in the DPA. Thercfore a development permit is not required to be issued for the
protection of the wetland and its 15.0-metre riparian area. Despite this, the applicant is in concurrence 1o
regisler a section 219 covenant for the protection of this wetland and riparian located on the parent parcel
(see Schedule No. 1 on page 4 for List of Conditions). The registration of this covenant can be secured
through the subdivision review process [Please note that the Farm Protection (Right te Farmj Act would
siifl have precedence over any environmental covenanis). It is noted that, with respect to the Riparian
Areas Regalation, if a development permil is not required, the applicant is not required to submit an
environmental assessment to the Ministry of Environment. It is also noted that if a future owner wishes to
upgrade access to proposed Lot 1, a development permit wounld be required.

VOTING
Electoral Area Directors — one vote, except Electoral Area ‘B’
SUMMARY

This is a request 1o relax the minimum 10%: perimeter frontage requirement for both parcels as part of a 2-
lot subdivision proposal. The parent property i3 located within the Provincial Agricultural Land Reserve
and the Commission has granted approval of the subdivision. The parent parcel contains a wetland and
riparian area designated within the Envirosmentally Sensttive Features Development Permit Area (DPA)
pursuant to the Electoral Area “H* Official Community Plan, but wili meet the exemption provisions set
out in the DPA.
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Despite thig, as part of the subdivision review process, the applicant’s agent has indicated that the applicant
{s in concurrence to enter into a section 219 covenant for the protection of this wetland and its riparian area
(See Scheduie No. 1 on Page 4 for List of Conditions). The Ministry of Transportation staff has indicaled
that they have no objection 1o the regquest for the proposed minimum 10% perimeter frontage rclaxation.
Therefore, as the Provincial Agricultural Land Commission has approved the subdivision, the Ministry of
Transportation staff has no objection to this request; and the applicant will protect the wetland DPA area
by covenant, staff recommends Alternative No. 1 fo approve rolaxation of the minimum 10% perimeter
frontage for the proposed Lots 1 and 2,

RECOMMENDATION

That the request submitted to refax the minimum 10% frontage requirement for proposed Lots 1 and 2 as
shown on the proposed plan of subdivision of Lot 19, District Lot 81, Nanoose District, Plan 1967, be
approved subject to the conditions outlined in Schedules No. 1 and 2.

ALoyme

Report Writer Ueneral Manager Concurrence
Lbero Wotre._ , R
o,
Manager / CAOC Concwrrence
COMMENTS:

devsvsirepori 2066 06 (lin 3320 30 2594 Heunderson kantor 18% doc
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Schedule No. 1
List of Conditions
In Conjunction with the Proposed Subdivision of Lot 19, District Lot 81,
Nanaoose District, Plan 1967

The following sets out the conditions of approval:

1. Subdivision

a.

The subdivision of the lands shall be in substantial compliance with Schedule No. 2 of the
staff report.

Applicant to provide barrier fencing around the development permit area (DPA ~ 15.0 mewres

as measured from the natural boundary of the wetland) adjacent to the construction area to
ensure protection of the DPA during construction.

2. Covenant

a.

Applicant to prepare and register a section 219 covenant, to the satisfaction of the RDN, {or
the protection of the wetland and its 15-metre riparian area, restricting the placement of
baildings and structures, decks, patios, septic systems, wells, outdoor storage, and resiricling
any removal of vegetation other than noxious weeds or alteration of soils by the hand of man
within the covenant area.

Draft covenant document o be forwarded for review to RDIN.

Applicant’s solicitor to provide legal letter of underiaking to register the covenant
concurrently with the plan of subdivision.
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Schedule No. 2
Proposed Subdivision of Lot 19, District Lot 81, Nanoose District, Plan 1967
{as submitted by applicant)
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Attachment No. 1
Location of Subject Property
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