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In Attendance: Director J. Stanhope Chair
Director A. McPherson Electoral Area A
Director H. Houle Electoral Area B
Director M. Young Electoral Area C
Director B. Rogers Electoral Area E
Director J. Fell Electoral Area F
Director W. Veenhof Electoral Area H
Also in Attendance: P. Carlyle Chief Administrative Officer
R. Alexander Gen. Mgr. Regional & Community Utilities
G. Garbutt Gen. Mgr. Strategic & Community Development
T. Osborne Gen. Mgr. Recreation & Parks
W. Idema A/Gen. Mgr. Corporate Services
D. Pearce Director of Transportation & Emergency Services
J. Hill Mgr. Administrative Services
P. Thompson Mgr. Long Range Planning
B. Ritter Recording Secretary
CALL TO ORDER

The Chair called the meeting to order and respectfully acknowledged the Coast Salish Nations on whose
traditional territory the meeting took place.

APPROVAL OF THE AGENDA
It was moved and seconded that the agenda be approved as presented.

CARRIED UNANIMOUSLY

ADOPTION OF MINUTES
Electoral Area Services Committee Meeting - November 28, 2017

It was moved and seconded that the minutes of the Electoral Area Services Committee meeting
held November 28, 2017, be adopted.

CARRIED UNANIMOUSLY



Electoral Area Services Committee Minutes - January 9, 2018

COMMITTEE MINUTES
It was moved and seconded that the following minutes be received for information:
Electoral Area 'B' Parks and Open Space Advisory Committee - November 20, 2017

CARRIED UNANIMOUSLY

COMMITTEE RECOMMENDATIONS
Electoral Area 'B' Parks and Open Space Advisory Committee
5-Year Project Planning: 2018-2022

It was moved and seconded that the Electoral Area ‘B’ Community Parks 2108-2022 Project Plan be
adopted.

CARRIED UNANIMOUSLY

It was moved and seconded that the 707 Community Park Signage Project and Dog Park Project be
delayed until the 707 Community Park land addition and the Cox Community Park land addition have
been brought into the Regional District of Nanaimo system.

CARRIED UNANIMOUSLY

PLANNING
Development Permit with Variance

Development Permit with Variance Application No. PL2017-146 - 2421 Andover Road, Electoral Area
IEI

It was moved and seconded that the Board approve Development Permit with Variance No. PL2017-146
to permit the demolition and construction of a deck within the 15.0 metre watercourse setback and to
construct a garage addition subject to the terms and conditions outlined in Attachments 2 to 5.

CARRIED UNANIMOUSLY

It was moved and seconded that the Board direct staff to complete the required notification for
Development Permit with Variance No. PL2017-146.

CARRIED UNANIMOUSLY

Development Permit with Variance Application No. PL2017-192 - 951 McFeely Drive, Electoral Area ‘G’

It was moved and seconded that the Board approve Development Permit with Variance No. PL2017-192
to permit the construction of a detached garage and dwelling unit with an increase to the maximum
permitted dwelling unit height from 8.0 m to 8.8 m subject to the conditions outlined in Attachments 2
to 4.

CARRIED UNANIMOUSLY
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It was moved and seconded that the Board direct staff to complete the required notification for
Development Permit with Variance No. PL2017-192.

CARRIED UNANIMOUSLY

Development Variance Permit

Development Variance Permit Application No. PL2017-129 - 1401 and 1415 Alberni Highway, Electoral
Area ‘F’

It was moved and seconded that the Board approve Development Variance Permit No. PL2017-129 to
increase the number of signs permitted per business from one to two for a liquor store and from one to
five for a gasoline service station subject to the terms and conditions outlined in Attachment 2.

CARRIED UNANIMOUSLY

It was moved and seconded that the Board direct staff to complete the required notification for
Development Variance Permit No. PL2017-129.

CARRIED UNANIMOUSLY

Development Variance Permit Application No. PL2017-180 - 2949 Dolphin Drive, Electoral Area ‘F’

It was moved and seconded that the Board approve Development Variance Permit No. PL2017-180 to
increase the maximum height allowance from 8.0 m to 10.09 m, and to reduce the setback to the sea
from 8.0 m to 0.0 m from top of bank to permit the construction of a dwelling unit and attached garage
subject to the terms and conditions outlined in Attachments 2 to 4.

CARRIED UNANIMOUSLY

It was moved and seconded that the Board direct staff to complete the required notification for
Development Variance Permit No. PL2017-180.

CARRIED UNANIMOUSLY

Zoning Amendment

Zoning Amendment Application No. PL2017-060 - 2347 & 2419 Cedar Road, Electoral Area ‘A’ -
Amendment Bylaw No. 500.412 - First and Second Reading

It was moved and seconded that the Board receive the Summary of the Public Information Meeting held
on August 30, 2017.

CARRIED UNANIMOUSLY

It was moved and seconded that the Board introduce and give two readings to “Regional District of
Nanaimo Land Use and Subdivision Amendment Bylaw No. 500.412, 2018".

CARRIED UNANIMOUSLY
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It was moved and seconded that the public hearing for “Regional District of Nanaimo Land Use and
Subdivision Amendment Bylaw No. 500.412, 2018” be waived and notice of the Board’s intent to
consider third reading be given in accordance with Section 467 of the Local Government Act.

CARRIED UNANIMOUSLY

It was moved and seconded that the Board direct that the conditions set out in Attachment 3 of the staff
report be completed prior to Bylaw No. 500.412 being considered for adoption.

CARRIED UNANIMOUSLY

Zoning Amendment Application No. PL2017-093 - 3097 Landmark Crescent, Electoral Area ‘C’ -
Amendment Bylaw 500.414, 2018 - First and Second Reading

It was moved and seconded that the Board receive the Summary of the Public Information Meeting held
on November 29, 2017.

CARRIED UNANIMOUSLY

It was moved and seconded that the conditions set out in Attachment 2 of the staff report be completed
prior to Amendment Bylaw No. 500.414, 2018 being considered for adoption.

CARRIED UNANIMOUSLY

It was moved and seconded that “Regional District of Nanaimo Land Use and Subdivision Amendment
Bylaw No. 500.414, 2018” be introduced and read two times.

CARRIED UNANIMOUSLY

It was moved and seconded that the public hearing for “Regional District of Nanaimo Land Use and
Subdivision Amendment Bylaw No. 500.414, 2018” be waived and notice of the Board’s intent to
consider third reading be given in accordance with Section 467 of the Local Government Act.

CARRIED UNANIMOUSLY

Other
Cannabis Production — Zoning Amendments to Bylaw 500 and Bylaw 1285

It was moved and seconded that the Board receive the Cannabis Production — Zoning Amendments to
Bylaw 500 and Bylaw 1285 report for information.

CARRIED UNANIMOUSLY

It was moved and seconded that the “Regional District of Nanaimo Land Use and Subdivision
Amendment Bylaw No. 500.415, 2018”, be introduced and read two times.

CARRIED UNANIMOUSLY
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It was moved and seconded that the public hearing for "Regional District of Nanaimo Land Use and
Subdivision Amendment Bylaw No. 500.415, 2018" be waived and notice of the Board’s intent to
consider third reading be given in accordance with Section 467 of the Local Government Act.

CARRIED UNANIMOUSLY

It was moved and seconded that the “Regional District of Nanaimo Electoral Area ‘F’ Zoning and
Subdivision Amendment Bylaw No. 1285.31, 2018”, be introduced and read two times.

It was moved and seconded that the “Regional District of Nanaimo Electoral Area ‘F’ Zoning and
Subdivision Amendment Bylaw No. 1285.31, 2018” be amended by adding the following
Sections after Section 4 and by renumbering the subsequent Sections accordingly:

5. Under Section 4, Zones, 4.7 I-1 — Industrial 1 by adding the following Subsection 4.7.1:
n) Cannabis Production

6. Under Section 4, Zones, 4.9 I-3 — Industrial 3 by adding the following in Subsection 4.9.1:
c) Cannabis Production

CARRIED UNANIMOUSLY

The vote was taken on the main motion as amended:

That the “Regional District of Nanaimo Electoral Area ‘F’ Zoning and Subdivision Amendment Bylaw No.
1285.31, 2018”, be introduced and read two times, as amended.

CARRIED UNANIMOUSLY

It was moved and seconded that the public hearing for “Regional District of Nanaimo Electoral Area ‘F’
Zoning and Subdivision Amendment Bylaw No. 1285.31, 2018” be chaired by Director Fell or his
alternate.

CARRIED UNANIMOUSLY

Regional Growth Strategy Amendment to Implement Electoral Area ‘H’ Official Community Plan

It was moved and seconded that the amendments required to “Regional District of Nanaimo Regional
Growth Strategy Bylaw No. 1615, 2011” to implement the “Regional District of Nanaimo Electoral Area
‘H” Official Community Plan Amendment Bylaw No. 1335.06, 2017” proceed through the minor
amendment process.

CARRIED UNANIMOUSLY

It was moved and seconded that the Consultation Plan for “Regional Growth Strategy Amendment to
Implement the Electoral Area ‘H’ Official Community Plan” be endorsed.

CARRIED UNANIMOUSLY
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Short Term Vacation Rentals

It was moved and seconded that “Regional District of Nanaimo Electoral Area ‘F’ Zoning and Subdivision
Bylaw No. 1285, 2002” and “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987” be amended to permit short-term vacation rentals, including in the place of a secondary suite, on
resident occupied residential parcels.

Opposed (4): Director McPherson, Director Young, Director Fell, and Director Veenhof

DEFEATED

It was moved and seconded that “Regional District of Nanaimo Electoral Area ‘F’ Zoning and Subdivision
Bylaw No. 1285, 2002” and "Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987” be amended to permit short-term vacation rentals on non-resident occupied residential parcels
through a temporary use permit and that a Board Policy be created to include criteria to guide the
evaluation of such permit applications.

Opposed (4): Director McPherson, Director Houle, Director Young, and Director Veenhof

DEFEATED

It was moved and seconded that staff prepare a report detailing the costs and benefits of a business
licensing regime for the Regional District of Nanaimo Electoral Areas, and include a stakeholder
engagement and implementation strategy.

Opposed (3): Director Young, Director Fell, and Director Veenhof

CARRIED

NEW BUSINESS
Directors' Forum
The Directors’ Forum included discussions related to Electoral Area matters.
ADJOURNMENT
It was moved and seconded that the meeting be adjourned.
CARRIED UNANIMOUSLY

TIME: 2:45 PM

CHAIR CORPORATE OFFICER
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TO: Electoral Area Services Committee MEETING: February 13, 2018

FROM: Greg Keller FILE: PL2018-009
Senior Planner

SUBJECT: Development Permit with Variance Application No. PL2018-009
343 and 349 Grovehill Road - Electoral Area ‘H’
Lot 1, District Lot 81, Newcastle District, Plan 42788

RECOMMENDATIONS

1. That the Board approve Development Permit with Variance No. PL2018-009 to permit a parcel
depth variance and a request to relax the 10% perimeter frontage requirements for proposed lots A
and B in conjunction with a Section 514 Subdivision to Provide Residence for a Relative be approved
subject to the terms and conditions outlined in Attachments 2 to 5.

2. That the Board direct staff to complete the required notification for Development Permit with
Variance No. PL2018-009.

SUMMARY

This is an application for a Fish Habitat Protection Development Permit (DP), a parcel depth variance,
and a request to relax the minimum 10% perimeter frontage requirement in conjunction with a
proposed subdivision in accordance with Section 514 of the Local Government Act which allows
subdivision to provide a residence for a relative. Given that the DP guidelines have been met and no
negative impacts are anticipated as a result of the proposed variance or frontage relaxation, staff
recommends that the Board approve the development permit with variance and frontage relaxation
pending the outcome of public notification and subject to the terms and conditions outlined in
Attachments 2 to 5.

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application from Fern Road Consulting Ltd. on
behalf of Dennis and Janet Touhey to permit a two lot subdivision which includes a parcel depth
variance and frontage relaxation. This subdivision is undertaken pursuant to Section 514 Subdivision to
Provide Residence for a Relative (see Attachment 3 — Proposed Plan of Subdivision).The subject property
is approximately 2.94 hectares in area and is zoned Rural 1, Subdivision District ‘D’ (RU1D), pursuant to
“Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987” (Bylaw 500). While the
remainder must be a minimum of 2.0 ha in area, Section 514 of the Local Government Act provides that
a parcel proposed to be created under this section must not be less than 1.0 ha, unless a smaller area, in
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no case less than 2 500 m?, is approved by the medical health officer. Therefore, approval from the
medical health officer is required for this application, prior to the registration of the final subdivision
plan.

The property is located to east of Grovehill Road, north of the E & N Railway, west of Annie Creek, and is
adjacent to other rural zoned properties (see Attachment 1 — Subject Property Map). The property
contains two dwelling units and a number of accessory buildings and is serviced by on-site
water/wastewater disposal.

The proposed development is subject to the Freshwater and Fish Habitat Protection Development
Permit Area per the “Regional District of Nanaimo Electoral Area ‘H’ Official Community Plan Bylaw No.
1335, 2017”.

Proposed Development and Variance

This is an application for a Development Permit to permit a parcel depth variance and frontage
relaxation in conjunction with a Section 514 Subdivision to provide a residence for a relative. The
applicant proposes to vary the following regulations from the “Regional District of Nanaimo Land Use
and Subdivision Bylaw No. 500, 1987":

e Section 4.5.1 — Parcel Shape and Dimensions to increase the permitted parcel depth for
Lot A from 40% to 45.4% of the length of the perimeter of the parcel and Lot 2 from 40%
to 41.6 % of the length of the perimeter of the parcel.

The applicant has requested a parcel depth variance as follows:

Proposed Lot No. Perimeter (m) Maximum Parcel Proposed Parcel Proposed Parcel
Depth (40%) Depth Depth as a % of
the Parcel
Perimeter
A 521 208.4 236.6 45.4
B 651 260.4 271.0 41.6

Minimum 10% Perimeter Frontage Requirement

Proposed Lots A and B as shown on the submitted plan of subdivision do not meet the minimum 10%
parcel frontage requirement pursuant to Section 512 of the Local Government Act. The applicant has
requested approval of the RDN Board to reduce the frontage requirement as follows:

Proposed Lot No.

Perimeter (m)

Required Frontage

Proposed Frontage

% of Perimeter

(m) (m)
A 521 52.1 42 8.1
B 651 65.1 58 8.9

Land Use Implications

The proposed parcels will not comply with road frontage requirements of the Local Government Act and
the parcel depth requirement of Bylaw 500. The purpose of these requirements is to ensure that each
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lot created has sufficient access, buildable area for the permitted uses and to ensure that parcels are not
excessively deep relative to their width. “Board Policy B1.4 Frontage Requirements for Rural Lots”
(Policy B1.4) and “Board Policy B1.5 Development Variance Permit Application Evaluation” (Policy B1.5)
require demonstration of a land use justification or rationale to address why the new lots cannot comply
with the regulations.

The proposed subdivision will meet the requirements of Section 514 of the Local Government Act and
the applicant is required by the Provincial Subdivision Approving Officer to register a Section 219
Covenant limiting the use of the parcel to residential and prohibiting further subdivision and changes in
use on the remainder for a period of five years. As a result of the elongated shape of the parent parcel,
the subject property could not be uniformly subdivided without a frontage relaxation and parcel depth
variance. Despite the reduced parcel depth and frontage, adequate access would be provided to service
the proposed use.

Policy B1.4 specifies that the subdivision should be able to accommodate proposed and existing
buildings by meeting all setback requirements of rural zones. While proposed lot A would be 0.935
hectares in area, given the long and narrow orientation of the lot, the proposed parcel would not be
able to accommodate agricultural buildings and uses which require a 30 metre setback. Proposed lot B
has sufficient buildable area to support all of the uses permitted by the Rural 1 zone. To satisfy Policy
B1.4, staff recommends that a Section 219 Covenant prohibiting agriculture as a permitted use on Lot A
be required to be registered concurrent with the final plan of subdivision.

The applicant cites that the proposed parcel shape and dimensions are influenced by the shape of the
parent parcel and minimum parcel size requirements. As the remainder must be a minimum of 2.0 ha,
there is limited opportunity to reduce the extent of the variance while maintaining the ability to
subdivide. The proposed parcel depth variance would result in a new lot line which is perpendicular to
Grovehill Road which is in keeping with Bylaw 500 subdivision regulations and would support adequate
building envelopes on each proposed parcel given the recommendation for a covenant prohibiting
agriculture on proposed lot A. Also the proposed variance is consistent with the intent of Section 514
subdivisions, which is to provide for the creation of a parcel less than the minimum parcel size for a
family member.

Given that the applicant has provided sufficient rationale and the variance will not result in negative
land use implications for adjacent properties, the applicants have made reasonable efforts to address
Policy B1.5.

Environmental Implications

To address the DP guidelines, the applicant submitted a Riparian Assessment Area report prepared by
Toth and Associates Environmental Services dated November 5, 2017. The assessment indicates that the
west portion of the subject property contains a ravine in association with Annie Creek (see Attachment 4
— Riparian Assessment Map). The assessment specifies a Streamside Protection and Enhancement Area
(SPEA) width of 13.8 metres from the high-water mark. As this is an application for subdivision and no
development activities are proposed near the Riparian Assessment Area (10 metres from the top of the
ravine bank) near the rear of the property, the measures provided by the assessment do not require the
applicant to undertake any actions at this time and no environmental monitoring is recommended.
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DPA guideline 13 requires that the proposed lot configuration should demonstrate that enough
developable land is available on each lot to establish a development envelope that includes a reasonable
yard area outside of the SPEA. Given that the proposed lots would have adequate development
envelope, the applicant has satisfied this guideline. To satisfy, DPA guideline 4, staff recommends that
the applicant be required to register the Riparian Assessment Area report prepared by Toth and
Associates Environmental Services dated November 5, 2017 as a Section 219 Covenant which includes a
requirement that no development activities or clearing occur in the SPEA (see Attachment 2 — Terms
and Conditions of Approval).

DPA guidelines 14 indicates that minimum parcel sizes should be met exclusive of the SPEA. Although
minimum parcel sizes will not be met exclusive of the SPEA, as the subject property is not constrained by
topography, no additional development is anticipated on the remainder, and proposed lot A would have
adequate buildable areas to avoid future encroachment into the SPEA, the applicant has demonstrated
consistency with this guideline. In addition, DPA guideline 15 requires that in the case of subdivision the
installation of permanent fencing or other means of clearly delineating the SPEA such as fencing or
signage prior to notifying the Provincial Approving Officer that the conditions of the DP have been met.
The applicant has indicated that one fish habitat protection sign will be erected on proposed lot A and
two fish habitat protection signs will be erected on proposed lot B (see Attachment 2 — Terms and
Conditions of Approval and Attachment 5 — Fish Habitat Protection Sign Standard).

As the proposed parcels are relatively large and no development activities or land clearing are proposed
within the RAA, no negative environmental impacts are anticipated as a result of the proposed
subdivision.

Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50.0 metre
radius of the subject property will receive a direct notice of the proposal and will have an opportunity to
comment on the proposed variance prior to the Board’s consideration of the application.

ALTERNATIVES

1. To approve Development Permit with Variance No. PL2018-009 and the request for the relaxation of
the minimum 10% road frontage requirement subject to the terms and conditions outlined in
Attachments 2 to 5.

2. To deny Development Permit with Variance No. PL2018-009 and the request for the relaxation of
the minimum 10% road frontage requirement.

FINANCIAL IMPLICATIONS

Staff have reviewed the proposed development and note that the proposal has no implications related
to the Board 2017 — 2021 Financial Plan.
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STRATEGIC PLAN IMPLICATIONS

The Plans “Focus on the Environment” states that the Board will focus on protecting and enhancing the
environment in all decisions. The Development Permit Area guideline requirement for a biological
assessment helps ensure that site-specific environmentally sensitive features are identified and that the
impacts of development on the environment are identified and mitigated.

Greg Keller
gkeller@rdn.bc.ca
January 30, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map

Terms and Conditions of Permit
Proposed Plan of Subdivision
Riparian Assessment Map

Fish Habitat Protection Sign Standard
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Attachment 1
Subject Property Map
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Attachment 2
Terms and Conditions of Permit

The following sets out the terms and conditions of Development Permit with Variance No. PL2018-009:

Bylaw No. 500, 1987 Variances

With respect to the lands, “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987”
is varied as follows:

Section 4.5.1 - Parcel Shape and Dimensions to increase the permitted parcel depth for Lot A
from 40% to 45.4% of the length of the perimeter of the parcel and Lot 2 from 40% to 41.6%
of the length of the perimeter of the parcel.

Conditions of Approval

1.

Prior to the issuance of this permit, the applicant shall, at the applicant’s expense, and to the
satisfaction of the RDN, register the Riparian Assessment Area report prepared by Toth and
Associates Environmental Services dated November 5, 2017 as a Section 219 Covenant which
includes a requirement that no development activities or clearing occur in the SPEA.

The site is developed in accordance with the proposed plan of subdivision prepared by Sims and
Associates, dated January 10, 2017 and attached as Attachment 3.

Prior to the issuance of the subdivision compliance letter, one habitat protection sign shall be
erected on proposed lot A and two habitat protection signs shall be erected on proposed lot B along
the SPEA boundary to permanently mark the SPEA boundary using the sign standard included on
Attachment 5.

The subject property shall be developed in accordance with the recommendations contained in the
Riparian Areas Assessment prepared by Toth and Associates Environmental Services, dated
November 5, 2017.

Concurrent with the registration of the final plan of subdivision, the applicant, at the applicant’s
expense, shall register a Section 219 Covenant on the property title of proposed lot restricting
agricultural uses on proposed Lot A.

The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.
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Report to the Electoral Area Services Committee — February 13, 2018
Proposed Plan of Subdivision

M/ e o7 2
L‘ — PLAN 42788
<] s
m — 2oy
Y T
§ A T e
Q s 0935 ha //bvgcs_.
< F RF= 8.1% TR N
DOn T PO- 4545 —~— %
- i MO \
~ i 2T L) —~
=~ R O g Bl W8
m N S e~ S — - /
2 Eor »o PHO s
TR SEa oPH awr
_w /4_1”///// b«tﬁ./// ./.71
R i, e T -~ -
v /ﬁ \ e T~ e e SO % !
B} o S e S S e N
A g e e b
1 reatg -~ o S S L
& / % X e & ey /m
R 03 — A\ TSy 2
§ | \oremwouse /mmw./ e T,
B I | o, LT S ——
B SN Wy :
L / \ — —~ /
' . &z A\ —— %
L S A
) S T R /
NN B By ~ A
B N 201 ha ,_ ! T
- g P 0o PH RF= 8.9% [ \J
L& o o PO= 41.6% i :
~ i \ , LOT 48
~ - / PLAN 1967
g i
NG i 8 \\ /
~
/ /7
P> RS 3
™~ g 8
€ & &
£
&7 “a
y, ~
~G /
N /
<
e \
—~
~ i
-
—_— n
=72
LECEND No. DATE REVISION
PROPOSED SUBDIVISION PLAN OF AL ISTANCES ARE N UETIES D DECHALS mEREe:
ALL DISTANCES ALONG CURVES ARE ARC DISTANCES. 7| 2017/04/26 | SUBDIVISION OPTION 1 S AS! !
LOT 1. DISTRICT LOT 81. el e s B el L L o
o DENOTES DISTRICT LOT 3 | 2017/06/26 | ADD TEST PITS AND PERC HOLES 223 FERN ROAD W.
NEWCASTLE DISTRICT. PLAN 42768, oo oo ¢ Loy | o0 oo et s o e s B 5
ha. DENOTES HECTARES 5 2017/10/16 ADD TOP OF BANK FAX: MSINMMIhN%-
SCALE 1:600 RF= 0% DENOTES ROAD FRONATGE FILE NUMBER:  17-050-5
PDm XX% DENOTES PARCEL DEPTH DRAMNG NUMBER: 17-050 P5.0HG
® 0 DENOTES TEST AIT DATE: 2017/10/16
30 %0 50 ) PH O DENOTES PERC HOLE

18




Report to the Electoral Area Services Committee — February 13, 2018

Development Permit with Variance Application No. PL2018-009

Page 9

Attachment 4
Riparian Assessment Map
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Fish Habitat Protection Sign Standard
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NOTICE
FISH HABITAT PROTECTION AREA

Maintaining a buffer of native vegetation adjacent to streams, lakes, wetlands and ponds
is critically important to the overall health, ecological function and productive capacity of
aquatic ecosystems. The land on the other side of this fence is important habitat for fish
and other aquatic and terrestrial organisms and must not be cleared or altered without
prior approval from the Regional District of Nanaimo. Please respect this land and help
preserve these ecosystems for future generations to enjoy.
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Aluminum or Dibond 12°x18” Radius corners
Inline border .14”
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Ministry of Environment logo: 2.5"x2.92”

Notice: Arial black type .90”

Fish Habitat Protection Area: Arial black type .60”
All other text: Arial bold type .27”
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TO: Electoral Area Services Committee MEETING: February 13, 2018
FROM: Stephen Boogaards FILE: PL2018-020 & PL2017-043
Planner

SUBJECT: Development Permit with Variance Application No. PL2018-020
Request for Relaxation of the Minimum 10% Perimeter Frontage Requirement
In Relation to Subdivision Application No. PL2017-043
3100 and 3106 Jameson Road — Electoral Area ‘C’
That Part of Section 13, Range 3, Mountain District, Lying East of the East Boundary of
Plan 3115

RECOMMENDATIONS

1. That the Board approve the request to relax the minimum 10% perimeter frontage requirements for
Lots 4, 5, 6, 7, 8 and the remainder in relation to Subdivision Application PL2017-043, subject to the
terms and conditions outlined in Attachments 2 and 3.

2. That the Board approve Development Permit with Variance No. PL2018-020 to increase the
permitted parcel depth of Lots 5, 7, and 8 subject to the terms and conditions outlined in
Attachments 2 to 3.

3. That the Board direct staff to complete the required notification for Development Permit with
Variance No. PL2018-020.

SUMMARY

This is an application for a Fish Habitat Protection Development Permit, a parcel depth variance, and a
request to relax the minimum 10% perimeter frontage requirement for specific lots in conjunction with
a ten lot subdivision within Electoral Area ‘C’. All proposed parcels will exceed the minimum parcel size
requirements, however, they will not meet the minimum parcel size exclusive of the Streamside
Protection and Enhancement Area as is encouraged by the Fish Habitat Development Permit Area (DPA)
guidelines. The applicant has provided a land use justification that the frontage relaxations and lot depth
variances are required due to steep topography and environmental constraints, and the subdivision
layout allows access to safe and suitable building sites on the proposed lots.

To address the applicable DPA guidelines and Board Policy, the applicant proposes a Section 219
Covenant to establish additional requirements to mitigate potential impacts on ground water and
surface water, prohibit development in environmentally sensitive areas, and restrict land uses on
portions of the lots. The covenant is intended to protect the habitat associated with McGarrigle Creek,
while providing certainty to future property owners regarding conditions of use and permitted
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development. Given that the intent of the DPA guidelines have been met and no negative
environmental impacts are anticipated as a result of the proposed development or frontage relaxation,
staff recommends that the Board approve the proposed development permit with variance and frontage
relaxation pending the outcome of public notification and subject to the conditions outlined in
Attachments 2 and 3.

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application from JE Anderson & Associates on
behalf of John Andrew Gregson for a ten lot subdivision (PL2017-043). The subject property is
approximately 24.2 hectares in area and is zoned Rural 1 Zone (RU1), Subdivision District ‘D’, pursuant to
“Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987” (Bylaw 500). The property
is accessed from Jameson Road and is bordered by other rural properties (see Attachment 1 — Subject
Property Map). The property is constrained by two tributaries to McGarrigle Creek which cross the
property and a steep bluff is located above one of the tributaries. The property contains a road that has
been constructed to provide access the proposed lots. The proposed lots will be serviced by individual
well and onsite septic disposal.

The proposed development is subject to the Fish Habitat DPA per the “Regional District of Nanaimo East
Wellington — Pleasant Valley Official Community Plan No. 1055, 1997.”

Proposed Development and Variance

The proposed subdivision is within the Fish Habitat DPA that applies to development within 30.0 metres
of the top of bank for two tributaries to McGarrigle Creek. These watercourses fall under the Provincial
Riparian Area Regulations, as such, a development permit is required for the subdivision.

The proposal will require a variance to the subdivision regulations to allow for a parcel depth greater
than 40% of the perimenter of the parcel for each of Lots 5, 7 and 8. The applicant proposes to vary the
following regulations from the “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987":

e Section 4.5.1 - Parcel Shape and Dimensions to increase the permitted parcel depth for Lot 5
from 40% to 40.2% of the length of the perimeter of the parcel, Lot 7 from 40% to 40.4% of the
length of the perimeter of the parcel, and Lot 8 from 40% to 43% of the perimeter of the
parcel.

The applicant has requested the parcel depth variance as follows:

Proposed Parcel
. Maximum Parcel Proposed Parcel Depth as a % of
Proposed Lot No. Perimeter Depth (40%) pDepth :’he Parcel
Perimeter
5 732.0m 292.8 m 2944 m 40.2
7 737.6 m 295.0m 298.7 m 40.4
8 687.8 m 275.1m 295.8 m 43.0
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Minimum 10% Perimeter Frontage Requirement

Proposed Lots 4, 5, 6, 7, 8 and the remainder as shown on the submitted plan of subdivision do not
meet the minimum 10% parcel frontage requirement pursuant to Section 512 of the Local Government
Act. The applicant has requested approval of the RDN Board to reduce the frontage requirements as
follows:

Proposed Lot No. Perimeter Required Frontage Proposed % of Perimeter
(m) Frontage (m)
4 948.4 m 94.8 m 80.2m 8.5%
5 732.0m 73.2m 17.2m 2.4%
6 863.2m 86.3 m 25.2m 2.9%
7 737.6m 73.8 m 40.1m 5.4%
8 687.8 m 68.8 m 41.3m 6.0%

Land Use Implications

The applicant’s proposal will not comply with road frontage requirements of the Local Government Act
and the parcel depth requirement of Bylaw 500 for specific lots. The purpose of these requirements is to
ensure that each lot created has sufficient access, buildable area, servicing and space for the permitted
uses. “Board Policy B1.5 Development Variance Permit Applicant Evaluation” requires a demonstration
of a land use justification or rationale to address why the proposal cannot comply with the regulations
and how the proposal can provide for efficient land use. Further, “Board Policy B1.4 Frontage
Requirements for Rural Lots” establishes criteria for reviewing frontage relaxation proposals, including
site constraints, consistency with the character of surrounding properties, and ability to accommodate
the permitted uses.

McGarrigle Creek crosses each of the lots and a steep bluff on proposed lots 6-8 and the remainder
parcel results in significant topographical and environmental constraints. The proposal is also
constrained by provincial requirements. The applicant has identified that the Ministry of Transportation
and Infrastructure requirements for road design, including road intersection angles, road alignment, and
lot access restrict subdivision layout options. The applicant also identified the requirement to meet
Island Health Subdivision Standards for soils and septic disposal as constraining the subdivision layout.
The applicant notes the ideal building sites for Lots 6, 7, and 7 are situated on the bluff, however, the
soils suitable for septic disposal to standards required for subdivision are located below the bluff
adjacent to Road B.

The applicant has identified that the lot configuration and associate frontage relaxation and lot depth
variance requested allow the creation of developable areas exclusive of steep slopes (greater than 30%)
and riparian areas. Consistent with Bylaw 500 requirements for lot topography, the applicant has
considered lot access that is not greater than 20% and buildable areas that do not exceed 30%.

To address the potential for development to impact McGarrigle Creek, the applicants have proposed a

Section 219 Restrictive Covenant for the proposed lots (see Attachment 2 — Terms and Conditions of
Permit). Generally the covenant is intended to protect the quality of water in McGarrigle Creek, reduce
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the potential for intrusion into the SPEA, and maintain groundwater flows to the creek. The covenant
proposes the following conditions:

1. All activities within the Streamside Protection and Enhancement Area (SPEA) as identified by the
applicant’s professional biologist will be restricted, including encroachment by buildings, trails,
vegetation removal, or dumping yard waste.

2. The SPEA will be marked with signage on wood posts at the intersection of property lines or every
25.0 metres to advise future owners of the environmentally sensitive area.

3. All buildings and site improvements will require a sediment and erosion control plan prepared and
overseen by a professional engineer or registered professional biologist.

4. All septic disposal systems will be required to be designed and approved by a professional engineer
to ensure that design and locations do not impact the watercourses.

5. Rainwater harvesting systems will be required to be designed and installed in accordance with the
RDN’s Rainwater Harvesting Best Practices Guidebook in order to reduce the strain on the aquifer
and help maintain stream flows during dry summer months.

In accordance with Policy B1.4, the applicant must demonstrate that the subdivision is able to
accommodate proposed and existing buildings by meeting all setback requirements of the applicable
zoning designation. Given the significant topographical and environmental constraints, a number of the
proposed parcels do not have adequate buildable areas to be able to support all of the uses allowed in
the RU1 zone. In order to ensure future land uses can be supported on the proposed lots without future
encroachment into the SPEA, the applicant is proposing to covenant the following:

1. Onalllots, the applicant proposes to limit parcel coverage for buildings and structures to 25% of the
lot area, exclusive of the SPEA.

2. Onalllots, the applicant proposes to restrict Aquaculture and Silviculture as defined in Bylaw 500.

3. OnlLot6, 7, and 8, the applicant proposes floor area restrictions for buildings on the portions of the
lots that are accessed from Road B.

4. Due to the steep topography on Lot 6, 7, and 8, a geotechnical engineer is to review and approve
building locations.

The RDN Board Policies also intend to ensure the character of development is consistent with the
surrounding residential properties, and that the impacts from future development on the lots is
minimized. The proposed Section 219 Covenant is to maintain the rural residential character of the
development by maintaining much of the vegetated areas on the property and restricting the scale of
development on constrained lots. Further professional oversight for runoff, septic and supplemental
water cisterns will also reduce the potential impacts on ground and surface water in the area.

As the applicants have provided sufficient land use justification and have made reasonable efforts to
comply with Board policies B1.4 and B1.5, it is recommended that the Board approve the requested lot
depth variances and frontage relaxation requests pending the outcome of public notification and subject
to the terms and conditions outlined on Attachments 2 and 3.

24



Report to the Electoral Area Services Committee — February 13, 2018
Development Permit with Variance Application No. PL2018-020 & PL2017-043
Page 5

Environmental Implications

The applicant has provided a Riparian Area Regulation: Assessment Report prepared by D.R. Clough
Consulting, dated March 28, 2017 to address the Fish Habitat DPA. The report identifies a SPEA of 30.0
metres, excluding a slightly reduced width in one location to account for an existing dwelling at the time
of the assessment. The Fish Habitat DPA guidelines for subdivision encourage minimum parcel sizes to
be met exclusive of the SPEA and that subdivision within the SPEA should be avoided. The intent of
these guidelines would be to ensure that future property owners have sufficient liveable space for the
rural residential uses permitted, without compromising or fragmenting the environmental features the
SPEA protects.

Similar to the intent of RDN Board Policies, the Fish Habitat DPA seeks to ensure that new lots have
sufficient space for the permitted uses to ensure that future property owners will not need to encroach
into the SPEA in the future. The applicants have made efforts to reduce permitted floor area of
buildings on constrained lots and have covenanted the SPEA to reduce pressure in the future to extend
development footprint and yard spaces into the SPEA. The proposal also addresses other potential
threats to the SPEA, including effluent from septic fields, runoff from site development, and impacts
from groundwater extraction.

Intergovernmental Implications

The Ministry of Transportation and Infrastructure reviewed the subdivision application and has issued
Preliminary Layout Approval (PLA). The Terms and Conditions of Approval for this Development Permit
with Variance reflect that the proposed Section 219 Covenant will be registered concurrently with the
final plan of subdivision.

Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50.0 metre
radius of the subject property will receive a direct notice of the proposal and will have an opportunity to
comment on the proposed variance prior to the Board’s consideration of the application.

ALTERNATIVES

1. To approve Development Permit with Variance No. PL2018-020, and the request for the relaxation
of the minimum 10% frontage requirement, subject to the terms and conditions outlined in
Attachments 2 and 3.

2. To deny Development Permit with Variance No. PL2018-020 and the request for relaxation of the
minimum 10% perimeter frontage requirement.

FINANCIAL IMPLICATIONS

Staff have reviewed the proposed development and note that the proposal has no implications related
to the Board 2017 — 2021 Financial Plan.

25



Report to the Electoral Area Services Committee — February 13, 2018
Development Permit with Variance Application No. PL2018-020 & PL2017-043
Page 6

STRATEGIC PLAN IMPLICATIONS

Staff have reviewed the proposed development and note that the proposal in relation to the 2016 —
2020 Board Strategic Plan, and note that the proposal will be in keeping with the Strategic Priority of

Focus on the Environment by mitigating the impact of development on environmentally sensitive
features.

Stephen Boogaards
sboogaards@rdn.bc.ca
January 26, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map
2. Terms and Conditions of Permit
3. Proposed Plan of Subdivision and Variances
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Attachment 1
Subject Property Map
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Attachment 2
Terms and Conditions of Permit

The following sets out the terms and conditions of Development Permit with Variance No. PL2018-020:

Bylaw No. 500, 1987 Variances

With respect to the lands, “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987”
is varied as follows:

Section 4.5.1 — Parcel Shape and Dimensions to increase the permitted parcel depth for Lot 5 from
40% to 40.2% of the length of the perimeter of the parcel, Lot 7 from 40% to 40.4% of the length of

the perimeter of the parcel, and Lot 8 from 40% to 43% of the perimeter of the parcel.

Conditions of Approval

1. The subdivision of Lands shall be in substantial compliance with the Plan of Subdivision prepared by
JE Anderson & Associates dated January 19, 2018 and attached as Attachment 3.

2. The subject property shall be developed in accordance with the recommendations contained in the
Riparian Areas Regulation: Assessment Report prepared by D.R. Clough Consulting dated March 28,
2017.

3. The applicant, at the applicant’s expense and to the satisfaction of the RDN shall register the
following Section 219 Covenants concurrently with the final plan of subdivision:

a. On all properties with the Riparian Areas Regulation: Assessment Report prepared by D.R.
Clough Consulting dated March 28, 2017 and D.R. Clough letter to property owners. The
Covenant will restrict all activities and encroachment into the SPEA, including buildings,
trails, vegetation removal, or dumping waste.

b. On all properties to require an erosion and sediment control plan prepared and overseen by
a professional engineer or registered biologist for all building and site improvements.

c. On all properties requiring all septic disposal systems to be approved by a professional
engineer. The engineer shall consider design components and installation locations that do
not impact watercourses.

d. On all properties requirement to install sustainable rainwater capture and storage facilities
for the purpose of storing potable water and irrigation that will supplement the well water,
consistent with the RDN Rainwater Harvesting Best Practices Guidebook as a minimum
standard.

e. Onlotl,?2,3,4,5,6,7, 8 and 9 to limit parcel coverage as defined in Bylaw 500 to 25% of
the parcel area exclusive of the SPEA. The Covenant will also restrict aquaculture and
silviculture as defined in Bylaw 500.

f. Onlots 5, 6, 7, and 8 to restrict the housing of livestock.

g. On Lot 6 limiting maximum building floor area, including accessory buildings, to 310 m? for
the portion of the lot accessed from Road B.

h. On Lot 7 limiting maximum building floor area, including accessory buildings, to 232 m? for
the portion of the lot accessed from Road B.

28



Report to the Electoral Area Services Committee — February 13, 2018
Development Permit with Variance Application No. PL2018-020 & PL2017-043
Page 9

i. On Lot 8 limiting residential building floor area to 334 m? for the portion of the lot accessed
from Road B. The maximum accessory building floor area for the portion of the lot access
from Road B is 49 m2.

j. On Lots 6, 7, and 8 requiring a geotechnical engineer to review and approve building
locations.

The applicant shall install signage along the SPEA boundary identify the area as protected, consistent
with signage standards for the RDN and Province of BC. The applicant will install signage at the

intersection of each property line to the SPEA, as well as every 25.0 metres along the SPEA.

The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.
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Attachment 3
Proposed Site Plan and Variances
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TO: Electoral Area Services Committee MEETING: February 13, 2018

FROM: Greg Keller FILE: PL2017-150
Senior Planner

SUBJECT: Development Permit with Variance Application No. PL2017-150
2130 and 2140 Schoolhouse Road — Electoral Area ‘A’
Lot 1, Section 11, Range 7, Cranberry District, Plan 33429

RECOMMENDATIONS

1. That the Board approve Development Permit with Variance No. PL2017-150 to permit the
construction of an industrial building, installation of signage, and the placement of fill subject to the
terms and conditions outlined in Attachments 2 to 8.

2. That the Board direct staff to complete the required notification for Development Permit with
Variance No. PL2017-150.

SUMMARY

To consider an application for a development permit with variance to permit the construction of an
industrial building, the installation of signage, and associated improvements on the subject property.
Given that the DP guidelines have been met and no negative impacts are anticipated as a result of the
proposed variances, the recommendation is that the Board approve the development permit with
variance pending the outcome of public notification and subject to the terms and conditions outlined in
Attachments 2 to 8.

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application from Dave McNaught on behalf of
Kana Properties Ltd. to permit the construction of an industrial building, the installation of signage, and
associated improvements. The subject property is approximately 2.06 hectares in area and is zoned
Industrial 1 Zone, Subdivision District ‘F’, pursuant to “Regional District of Nanaimo Land Use and
Subdivision Bylaw No. 500, 1987”. The subject property is located to the east of Schoolhouse Road (see
Attachment 1 — Subject Property Map) and is bordered by parcels zoned Industrial 1 to the north and
Commercial 2 to the south. The property is currently developed with an industrial building presently
occupied by Westerra Equipment and is serviced with private on-site water and wastewater disposal.

A number of development permits have previously been issued on the subject property including
DP9809(1999), DP60611 (2006), and DP PL2017-147. Variances to building height, signage, and
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landscaping were previously approved under DP60611. As the applicant is proposing to change the
design and height of the building and landscaping from that previously approved, a new development
permit with variances is required.

A significant volume of fill has been placed on the subject property by a previous owner prior to the
issuance of DP9809 to level the property. The placement of fill did not require approval from the RDN at
that time. The fill placement was previously reviewed by a geotechnical engineer, and the geotechnical
engineer’s report is registered on title as Section 219 covenant EN080963. This covenant was registered
as a condition of Zoning Amendment Bylaw 500.244, which rezoned the subject property from
Residential 2 (RS2) to Industrial 1 (IN1). The applicant has confirmed that the development of the
property has been conducted in accordance with the covenant and is proposing to update the covenant
by replacing the geotechnical report registered on title with a more recent geotechnical review which
better reflects current British Columbia Building Code (BCBC) requirements (see Attachment 2 — Terms
and Conditions of Permit).

Prior to the previous placement of fill, the subject property contained an unnamed watercourse/natural
drainage that ran in a north-south direction approximately through the centre of the property and
drained towards a natural drainage on the adjacent property to the south. Approval under Section 9 of
the Water Act was obtained by a previous owner to redirect the watercourse into a 900 mm concrete
culvert. The culvert was installed to the satisfaction of the Province and discharges towards a natural
drainage area located to the south of the subject property.

Access to the culvert for maintenance and repair was not addressed at the time the culvert was
installed. The applicant is proposing to register an easement over the subject property in favour of the
adjacent parcel (Lot 1, Section 11, Range 7, Cranberry District, Plan 21264) to protect the adjacent
property’s interest in conveying drainage through the culvert (see Attachment 2 — Terms and Conditions
of Permit).

The proposed development is subject to the South Wellington Industrial Commercial Development
Permit Area (SWDPA) per “Regional District of Nanaimo Electoral Area ‘A Official Community Plan Bylaw
No. 1620, 2011".

Proposed Development and Variances

The proposed development includes the construction of an industrial building with a floor area of
approximately 924 m? intended to be used for heavy equipment display on the south west side of the
subject property. The proposed site plans, building elevations, signage plans, and landscaping plans are
included on Attachments 3 to 8. The proposed development is consistent with the South Wellington
Development Permit Area (SWDPA) guidelines with regard to groundwater protection, general design,
parking and loading, landscaping and screening, site illumination and signage, and pedestrian and cyclist
considerations.

The applicant proposes to vary the following regulations from the “Regional District of Nanaimo Land
Use and Subdivision Bylaw No. 500, 1987”:

1. Section 3.4.31 — Maximum Number and Size of Buildings and Structures to increase the maximum
building height from 8.0 m to 14.8 m for a proposed industrial building as shown on Attachment 3.
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2. Section 3.4.31 — Minimum Setback Requirements to reduce the setback from Other lot lines from
5.0 m to 1.0 m to permit the placement of a freestanding sign as shown on Attachment 3.

3. Schedule 3F - Landscaping Regulations to vary the applicable bylaw buffer and screening
requirements to allow landscaping that is consistent with the DPA guidelines as shown on
Attachment 8.

The applicant is also proposing a comprehensive approach to signage on the subject property. In order
to accommodate the proposed signage, the applicant is requesting variances to the following
regulations from the “Regional District of Nanaimo Sign Bylaw 993, 1995” as shown on Attachment 3:

1. Section 5(a) — to increase the maximum number of signs that may be placed or maintained on a
parcel from two to four.

2. Section 5(c) — to increase the maximum sign surface area from 11.0 m? to 14.9 m? for a proposed
fascia sign on the existing building.

3. Section 5(c) — to increase the maximum sign width from 4.0 m to 9.8 m for a proposed fascia sign on
the existing building.

4. Section 5(c) — to increase the maximum sign surface area from 11.0 m? to 18.6 m? for a proposed
freestanding sign.

5. Section 5(c) — to increase the maximum sign height from 4.0 m to 5.5 m for a proposed freestanding
sign.

6. Section 5(c) — to increase the maximum sign width from 4.0 m to 11.0 m for a proposed Fascia Sign
on the proposed building.

A variance is being requested to increase the maximum building height from 8.0 metres to 14.8 metres
for the proposed industrial building. The requested variance is primarily due to the previous placement
of approximately 5 m of fill on the property, while height is measured from natural grade. The property
is also sloping, and if the proposed building were constructed on a level lot, it would be approximately
9.6 metres in height. The proposed use of the building requires overhead equipment (bridge crane) and
adequate overhead clearances to accommodate large equipment and to perform repairs.

The applicant has minimized the requested height variance by incorporating a low-pitched roof design
which results in a building that is consistent with the context of surrounding buildings. The applicant is
also proposing the use of full cutoff LED lighting on the proposed building to minimize light pollution
(see Attachment 6 — Building Elevations).

A variance to Schedule 3F is proposed to vary the landscaping requirements as necessary to allow the
proposed landscaping. As a designated highway in Schedule ‘3F”, a combination of a 5.0 m buffer and a
2.0 metre screen are required. As the proposed landscaping plan has changed, the proposed variance
would supersede the landscaping variance previously approved by DP60611.

A number of variances to the sign bylaw are being proposed to accommodate a comprehensive
approach to signage on the subject property to address signage for both the existing and proposed
building (see Attachment 7). The proposed signage variances would allow three fascia signs and one
freestanding sign. The proposed variances are similar to the variances approved by DP60611 with
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respect to sign surface area, siting, and height for the proposed consolidated freestanding sign. The
intent of the freestanding sign is to relocate and redesign the previously approved but unconstructed
sign to a more central location on the subject property. If approved the requested variance would
supersede the previous approval.

The variance to sign surface area for the fascia sign proposed to be erected on the existing building is
supported by the scale of the proposed sign in relation to the building it would be located on. The
proposed fascia sign would occupy less than 10 % of the wall area.

The proposal would allow two fascia signs to be erected on the proposed building. The applicant
indicates that two signs are required on this building as the building user has multiple product lines
which form part of their business. The proposed variances would result in signage that is generally
considered to be appropriate given the industrial multi-tenant nature of the proposed development and
the context of the surrounding uses. The size, location and design of the proposed signs is architecturally
integrated with the overall design of the buildings and illumination is minimized through the use of halo
lit channel letters, auto dimming functions, and control timers that turn the signage off between the
hours of 10:00 pm and 6:00 am (see Attachment 7 — Proposed Signage).

Board Policy B1.5 “Development Variance Permit, Development Permit with Variance & Floodplain
Application Evaluation” for the evaluation of variance applications requires that there is an adequate
demonstration of an acceptable land use justification prior to the Board’s consideration of a variance
proposal. The proposed development and proposed variances are consistent with the South Wellington
DPA guidelines. Given that the applicant has provided sufficient rationale and the variance will not result
in negative implications for adjacent properties, the applicant have made reasonable efforts to address
Board Policy B1.5.

Environmental Implications

To address the DPA guidelines related to protection of the natural environment, the applicant has
submitted the following reports prepared by Toth and Associates Environmental Services:

e Assessment of the proposed culvert dated November 21, 2016 - indicates that the drainage
contained in the concrete underground culvert would not be classified as a watercourse under the
Water Sustainability Act or the Riparian Areas Regulation.

e A review of surface drainage features on 2160 and 2180 Schoolhouse Road - concludes that the
2130 and 2140 School House Road (subject property) drains into a poorly defined ditch which leads
into a man-made retention pond which does not provide fish habitat and is not considered a
“stream” under the Riparian Areas Regulation.

e A report of temporary sediment and erosion control measures on 2140 Schoolhouse Road dated
October 30, 2017 addresses the recent placement of fill which has occurred without the required
DP.

Given that the proposed development has been assessed by a Registered Professional Biologist and
Engineer, and protective measures are being proposed, negative environmental impacts are not
anticipated.
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Intergovernmental Implications

With respect to fire protection, DP60611 required the installation of a 10,000 gallon water tank and fire
truck pad. The applicant indicates that a tank with a lesser unconfirmed volume has been installed by
the previous owner and the fire truck pad has not been constructed. As the proposed building is a Part 3
Building under the British Columbia Building Code, a fire flow calculation is required by a qualified
engineer as part of the building permit review process. This would result in onsite firefighting provisions
being assessed and installed as part of the building permit process.

The application was referred to the RDN Fire Services Coordinator and the South Wellington Volunteer
Fire Department. The Fire Chief indicated that fire truck access is important as well as access to the
water storage tank and hookup. In response to these comments, and as a number of variances are being
requested, the recommendation is that the applicant be required to provide legal access for use by the
fire department to be able to access the water storage facilities and other fire protection equipment as
recommended by the engineer. To ensure that the fire protection equipment is maintained in good
working order, it is recommended that the applicant be required to enter into an agreement to be
registered on title with the Fire Department regarding the use of appropriate fittings and maintenance
requirements. The recommendation is that these requirements be completed to the satisfaction of the
RDN and Fire Department prior to final inspection of the proposed industrial building (see Attachment 2
— Conditions of Approval).

Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50.0 metre
radius of the subject property will receive a direct notice of the proposal and will have an opportunity to
comment on the proposed variance prior to the Board’s consideration of the application.

ALTERNATIVES

1. To approve Development Permit with Variance No. PL2017-150 subject to the terms and conditions
outlined in Attachments 2 to 8.

2. To deny Development Permit with Variance No. PL2017-150.

FINANCIAL IMPLICATIONS

The proposed development has no implications related to the Board 2017 — 2021 Financial Plan.
STRATEGIC PLAN IMPLICATIONS

The Plan’s “Focus on the Environment” states that the Board will focus on protecting and enhancing the
environment in all decisions. The DPA guideline requirement for a biological assessment and rain water
management plan helps ensure that site-specific environmentally sensitive features are identified and
that the impacts of development on the environment are identified and mitigated.
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Greg Keller
gkeller@rdn.bc.ca
January 16, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map

Terms and Conditions of Permit
Proposed Site Plan and Variances
Preliminary Servicing and Grading Plan
Sediment and Erosion Control Plan
Building Elevations and Plans
Proposed Signage Plan

Proposed Landscaping Plan
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Attachment 1
Subject Property Map
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Attachment 2
Terms and Conditions of Permit

The following sets out the terms and conditions of Development Permit with Variance No. PL2017-150:

Bylaw No. 500, 1987 Variances

With respect to the lands, “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987”
is varied as follows:

1. Section 3.4.31 — Maximum Number and Size of Buildings and Structures to increase the maximum
building height from 8.0 metres to 14.8 metres for a proposed industrial building as shown on
Attachment 3.

2. Section 3.4.31 — Minimum Setback Requirements to reduce the setback from other lot lines from
5.0 metres to 1.0 metre to permit the placement of a freestanding sign as shown on Attachment 3.

3. Schedule 3F - Landscaping Regulations to vary the applicable bylaw buffer and screening
requirements to allow landscaping that is consistent with the DPA guidelines as shown on
Attachment 8.

Bylaw No. 993, 1995 Variances:

With respect to the lands, “Regional District of Nanaimo Sign Bylaw No. 993, 1995” is varied as follows:
1. Section 5(a) — to increase the maximum number of signs that may be placed or maintained on a
parcel from two to four.

2. Section 5(c) — to increase the maximum sign surface area from 11.0 m? to 14.9 m? for a proposed
fascia sign on the existing building.

3. Section 5(c) — to increase the maximum sign width from 4.0 m to 9.8 m for a proposed fascia sign on
the existing building.

4. Section 5(c) — to increase the maximum sign surface area from 11 m? to 18.6 m? for a proposed
freestanding sign.

5. Section 5(c) — to increase the maximum sign height from 4.0 m to 5.5 m for a proposed freestanding
sign.

6. Section 5(c) — to increase the maximum sign width from 4.0 m to 11.0 m for a proposed Fascia Sign
on the proposed building.

Conditions of Approval

1. The issuance of this Permit shall be withheld until the applicant completes the following:

a. The applicant, at the applicant’s expense and to the satisfaction of the Regional District of
Nanaimo, amends covenant EN0O80963 by replacing the Geotechnical Assessment prepared by
Evans Professional Engineering Services Ltd. dated April 8, 1999 appended to the covenant as
Schedule A with the Geotechnical Covenant Review and Discussions Report prepared by
Lewkowich Engineering Associates Ltd. dated December 7, 2017.
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b. The applicant, at the applicant’s expense registers an easement in favour of Lot 1, Section 11,
Range 7, Cranberry District, Plan 21264 to protect the adjacent property’s interest in conveying
drainage through the culvert.

. The site is developed generally in accordance with the site plan prepared by Delinea Design

Consultants Ltd., dated December 18, 2017 and attached as Attachment 3.

. The proposed development is in general compliance with the Preliminary Servicing and Grading Plan

prepared by Newcastle Engineering Ltd., dated December 7, 2017 and attached as Attachment 4.

. The proposed development is in general compliance with the Sediment and Erosion Control Plan

prepared by Newcastle Engineering Ltd., dated December 7, 2017 and attached as Attachment 5.

. The proposed development is in general compliance with the Stormwater Management Report

prepared by Newcastle Engineering Ltd., dated October 6, 2017.

. The proposed development is in general compliance with the plans and elevations prepared by

Delinea Design Consultants Ltd., dated December 18, 2017 and attached as Attachment 6.

. The proposed development is in general compliance with the signage plans and elevations attached

as Attachment 7.

. The proposed landscaping shall be provided and maintained in accordance with the Landscaping

Plan prepared by Insignia Landscapes Design and Consulting, dated November 21, 2017 and
attached as Attachment 8.

. The applicant shall provide a landscaping security in the amount of $20,650.35.
10.

The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.

The property owner shall obtain a water license in accordance with the Water Sustainability Act.

Conditions Prior to Final Inspection

1.

The following are to be completed to the satisfaction of the General Manager of Strategic and
Community Development prior to final building permit inspection:

a. Written confirmation from a qualified engineer that all recommended fire protection
equipment has been installed, as determined through the completion of a fire flow
calculation, including all fittings necessary to facilitate connection of a firetruck and/or
pumper truck for the purpose of fire protection to the satisfaction of the RDN and local Fire
Chief.

b. Registration of a section 219 covenant and statutory right-of-way to provide access to, and
use of the water tank(s) and other required firefighting equipment (as recommended by the
qualified engineer) including an obligation to maintain such equipment in good working order
to the satisfaction of the Fire Chief. No covenant shall be required if onsite water storage or
other equipment is not recommended by the qualified engineer.
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Attachment 3 (page 1 of 2)
Proposed Site Plan and Variances
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Attachment 3 (page 2 of 2)
Proposed Site Plan and Variances
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Attachment 4 (page 1 of 2)

Servicing and Grading Plan
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Attachment 4 (page 2 of 2)

Servicing and Grading Plan
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Attachment 5
Sediment and Erosion Control Plan
Excerpt from site plan, and sediment and erosion control plan dated December 7, 2017

EROSION and SEDIMENT CONTROL:

1. EROSION AND SEDIMENT CONTROL FOR THIS PROJECT WILL BE AS OUTLINED IN THE FISHERIES AND
OCEANS CANADA AND MINISTRY OF WATER, LANDS AND AIR PROTECTION HANDBOOK ENTITLED "LAND
DEVELOPMENT GUIDELINES FOR THE PROTECTION OF AQUATIC HABITAT, MAY 1992" AND "BEST
MANAGEMENT PRACTICES FOR URBAN AND RURAL LAND DEVELOPMENT IN BRITISH COLUMBIA, JUNE
2004" AND "EROSION & SEDIMENT CONTROL GUIDELINE® BY THE CITY OF NANAIMO. IT IS INCUMBENT
INCUMBENT UPON THE CONTRACTOR TO ACQUIRE THESE GUIDELINES AND FAMILIARIZE HIMSELF
WITH THE REQUIREMENTS THEREIN.

2. THE CONSULTANT ASSUMES NO RESPONSIBILITY FOR DAMAGES RESULTING FROM IMPROPER
EROSION AND SEDIMENT CONTROL MEASURES UNDERTAKEN BY THE CONTRACTOR.

3. ANY DIRECTION GIVEN BY THE ENGINEER TO THE CONTRACTOR FOR EROSION AND SEDIMENT CONTROL
NOT FOLLOWED BY THE CONTRACTOR WILL BE REPORTED TO THE REGIONAL DISTRICT OF NANAIMO

4. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO ENSURE THAT NO MUD, DIRT, SOIL, SILT OR ANY
OTHER SUBSTANCES ARE SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC RIGHTS—OF—WAY,
OR AREAS THAT LEAD TO CATCH BASINS CONNECTED TO PUBLIC SYSTEMS. THE CONTRACTOR IS TO
CLEAN ANY SUCH MATERIAL IMMEDIATELY. STREETS ARE TO BE SWEPT WITH A VACUUM STREET
SWEEPER AFTER WORK STOPPAGE EACH DAY.

5. PRIOR TO CONSTRUCTION, INSTALL A TEMPORARY GRAVEL CONSTRUCTION ENTRANCE/EXIT TO LIMIT
TRACKING OF SITE SOILS ONTO OFF-SITE ROADWAYS. THE WIDTH OF THE PAD SHOULD NOT BE LESS
THAN THE FULL WIDTH OF POINT OF INGRESS OF EGRESS AND IN ANY CASE SHOULD NOT BE LESS THAN
6m WIDE WITH A LENGTH OF NOT LESS THAN 20m. GRAVEL PAD SHALL HAVE A MINIMUM THICKNESS
OF 200mm OF COARSE GRANULAR MATERIAL. 75mm SHOT ROCK OR FRACTURED DRAIN ROCK
UNDERLAIN WITH GEOTEXTILE FABRIC IS RECOMMENDED.

6. SITE ENTRANCE IS TO BE MAINTAINED AT ALL TIMES DURING CONSTRUCTION. MAINTENANCE MAY
INCLUDE THE PLACEMENT OF ADDITIONAL TOP DRESSING MATERIAL AS CONDITIONS DEMAND.
A WHEEL WASH SHOULD BE INSTALLED IF REQUIRED. THE TEMPORARY SITE ACCESS PAD MAY
BE REMOVED DURING PREPARATION FOR PAVING.

7. PRIOR TO CONSTRUCTION, AREAS OF NO DISTURBANCE AND/OR VEGETATION TO BE RETAINED
SHALL BE FENCED OFF AND/OR FLAGGED FOR PROTECTION. THESE MEASURES ARE TO REMAIN IN
PLACE THROUGHOUT THE CONSTRUCTION PERIOD.

8. CLEARING AND GRUBBING OF THE SITE SHALL BE COMPLETED IN STAGES IF POSSIBLE TO LIMIT
THE DISTURBANCE AND POSSIBLE EROSION TO THE SITE.

9. CONTRACTOR IS TO GRADE THE SITE AND INSTALL DRAINAGE CONTROL MEASURES TO DIRECT SURFACE
RUN—OFF TO ON—SITE SEDIMENT CONTROL PONDS FOR DISPERSAL AND INFILTRATION.

10. IF GRADED AREAS WITHIN THE PROJECT WILL NOT BE COMPLETED OUTSIDE OF THE WET SEASON
(OCTOBER — APRIL), REVEGETATION OPERATIONS SHOULD BE CARRIED OUT WITHIN ONE WEEK OF
GRADING COMPLETION OF NO LATER THAN SEPTEMBER 15th.

11. SILT FENCING IS TO BE INSTALLED AROUND ALL STOCK/SPOIL PILES, OR PILES ARE TO BE
OTHERWISE PROTECTED TO LIMIT EROSION AND SEDIMENT GENERATION.

12. INSTALL SETTLEMENT PONDS EQUIPPED WITH EMERGENCY OVERFLOW, FOR RETENTION/INFILTRATION
TREATMENT OF RUNOFF COLLECTED BY INTERCEPTOR SWALES AND/OR SILT BARRIERS. THE SETTLEMENT
PONDS ARE TO HAVE A MINIMUM VOLUME TO CONTAIN FLOWS FROM A 10 YEAR RETURN PERIOD,
24 HOUR RAINFALL EVENT. THE PONDS SHOULD BE USED AND MAINTAINED THROUGHOUT THE
DURATION OF THE CONSTRUCTION PERIOD.

13. THE CONTRACTOR IS TO CARRY OUT ROUTINE INSPECTIONS AND MAINTENANCE OF ALL EROSION
AND SEDIMENT CONTROL SYSTEM COMPONENTS ON—SITE. AT A MINIMUM, THE CONTRACTOR SHALL
INSPECT ALL BMP’'s WEEKLY AND PROVIDE A REPORT TO THE CONSULTANT FOR REVIEW.

14. DURING AND/OR FOLLOWING EACH SIGNIFICANT STORM EVENT, THE CONTRACTOR SHOULD OBSERVE
THE SETTLEMENT PONDS AND DOWNSTREAM STORM DRAINS TO CONFIRM THAT TURBID WATERS
FROM SOURCES ASSOCIATED WITH CONSTRUCTION ARE NOT ENTERING THE STORM DRAINAGE SYSTEM.
THE CONTRACTOR SHALL RECORD INSPECTION DATES c/w ANY SIGNIFICANT OBSERVATIONS
AND ACTIONS TAKEN, AND THEN INFORM THE CONSULTANT AND REGIONAL DISTRICT OF NANAIMO.
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Attachment 6 (Page 1 of 3)

Building Elevations
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Building Elevations
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Attachment 6 (Page 3 of 3)

Building Elevations
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Attachment 7 (Page 1 of 4)
Proposed Signage — Sign 1 Fascia Sign on Existing Building
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Attachment 7 (Page 2 of 4)
Proposed Signage — Sign 2 New Freestanding Sign

Sign area 9.079 sq. metres per side
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Poles and Cabinets Painted Black

White Lexan Faces With 3M Translucent Vinyl Graphics Applied to First Surface
Sign Internally llluminated with LEDs

NOTE: All Signage to be Controlled by Timer
Off Between 10:00pm until 6:00am
All Signage Dimmed to 0.3 Foot Candles at 30M
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Attachment 7 (Page 3 of 4)
Proposed Signage — Sign 3 New Fascia Sign
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Night View
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Attachment 7 (Page 4 of 4)
Proposed Signage — Sign 4 New Fascia Sign to be located on South Side of Proposed Building
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Attachment 8 (Page 1 of 2)

Landscaping Plan
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Attachment 8 (Page 2 of 2)

ing Plan
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PN REGIONAL

ol DISTRICT
OF NANAIMO STAFF REPORT

TO: Electoral Area Services Committee MEETING: February 13, 2018

FROM: Greg Keller FILE: PL2017-177 and PL2016-037
Senior Planner

SUBJECT: Development Permit with Variance Application No. PL2017-177
Minimum 10% Perimeter Frontage Requirement Relaxation in Relation to Subdivision
Application No. PL2016-037
2483 Pirart Road and 2649 Munro Road - Electoral Area ‘'C’
Parcel A (DD 8668N) of Section 15, Range 5, Mountain District, Except That Part in Plan
39640; and That Part of Section 14, Range 5, Mountain District Lying to the West of Plans
453 and 3024 Except Parcel C (DD 8670N) Thereof

RECOMMENDATION

1. That the Board approve the request to relax the 10% perimeter frontage requirements for
proposed lots 4, 11, 12, and 15 in relation to Subdivision Application PL2016-037 subject to the
terms and conditions outlined in Attachments 2 and 3.

2. That the Board approve Development Permit with Variance No. PL2017-177 to increase the
permitted parcel depth of lots 1 and 2 subject to the terms and conditions outlined in Attachments
2 and 3.

3. That the Board direct staff to complete the required notification for Development Permit with
Variance PL2017-177.

SUMMARY

This is an application for a Fish Habitat Protection Development Permit (DP), a parcel depth variance,
and a request to relax the minimum 10% perimeter frontage requirement in conjunction with a
proposed fifteen lot subdivision. In addition to current proposed land alteration, this DP will address
past logging that occurred without DP approval. All proposed parcels will exceed the minimum parcel
size requirements, however they will not meet the minimum parcel size exclusive of the Streamside
Protection and Enhancement Area. Given the applicant is proposing to address site constraints through
the registration of Section 219 Covenants, no negative land use implications are anticipated. Ministry of
Transportation and Infrastructure (MOTI) staff have confirmed that they have no concerns with the
requested frontage relaxation. As the intent of the DP guidelines have been met and no negative
environmental impacts are anticipated as a result of the proposed development or frontage relaxation,
staff recommends that the Board approve the proposed development permit with variance and frontage
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relaxation pending the outcome of the public notification subject to the conditions outlined in
Attachments 2 and 3.

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application from JE Anderson & Associates on
behalf of Western Canadian Timber Products Ltd. Inc. No. BC0040248 to permit selective logging and a
request to relax the minimum 10% perimeter frontage requirement in conjunction with a fifteen lot
subdivision. The proposal also includes a request to relax the minimum parcel depth requirements for
proposed lots 1 and 2. The proposal further addresses logging which has occurred previously on the
property without a DP.

The subject properties have a combined area of approximately 37.59 hectares and are zoned Agriculture
1 Zone (AG1), Subdivision District ‘D’, pursuant to “Regional District of Nanaimo Land Use and
Subdivision Bylaw No. 500, 1987”. Proposed lots 5 and 15 are located in the Agricultural Land Reserve
(ALR) and the balance of the subject property is not. The subject properties are located roughly between
Shady Mile Way and Pirart Road and are surrounded by other large rural acreages. The east portion of
the subject properties are significantly constrained by a large ravine which contains McGarrigle Creek
(see Attachment 1 — Subject Property Map).

The property contains one existing dwelling unit and is serviced with on-site water/wastewater disposal.

The proposed development is subject to the Fish Habitat Protection Development Permit Area (DPA) per
the “Regional District of Nanaimo East Wellington — Pleasant Valley Official Community Plan Bylaw No.
1055, 1997”:

Proposed Development and Variances

This an application to address logging which previously occurred within the DPA without approvals and
allow selective logging in conjunction with a proposed fifteen lot subdivision. Although the subject
properties include land within the Agricultural Land Reserve (ALR), no subdivision is occurring within the
ALR portion of the property and as such approval from the Agricultural Land Commission is not required.

This application includes a request to vary the subdivision regulations to allow for a parcel depth greater
than 40% of the perimeter of the parcel for proposed lots 1 and 2. The applicant proposes to vary the
following regulations from the “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987":

e Section 4.5.1 — Parcel Shape and Dimensions to increase the permitted parcel depth for
Lot 1 from 40% to 43.8% of the length of the perimeter of the parcel and lot 2 from 40% to
42.8% of the length of the perimeter of the parcel.

The applicant has requested the parcel depth variance as follows:
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Proposed Lot No. Perimeter Maximum Parcel Proposed Parcel | Proposed Parcel
Depth (40%) Depth Depth as a % of
the Parcel
Perimeter
1 679.5 271.8 297.8 43.8
2 677.5 271.0 289.8 42.8

Minimum 10% Perimeter Frontage Requirement

Proposed Lots 4, 11, 12 and 13 do not meet the minimum 10% perimeter frontage requirement
pursuant to Section 512 of the Local Government Act. The applicant has requested approval of the RDN

Board to reduce the frontage requirement as follows:

Proposed Lot No. Required Frontage (m) Proposed Frontage % of Perimeter
4 75.0 62.5 8.0
11 62.1 37.0 6.0
12 57.4 39.7 7.0
15 85.5 32.0 4.0

Land Use and Environmental Implications

McGarrigle Creek and its associated ravine cuts through proposed lots 3 - 12 and lot 15 and results in
significant topographical and environmental constraints. To ensure that the property is safe for the
intended use, the applicant has submitted a Geotechnical Assessment prepared by Lewkowich
Engineering Associates Ltd. dated January 24, 2018. The assessment concludes that the subject property
is safe for the intended use and specifies a 5.0 m setback from the top of the ravine bank. Registration of
a Section 219 Covenant is included as a condition of approval to ensure that the subject property is
developed in accordance with the Geotechnical Assessment (see Attachment 2 — Conditions of
Approval).

To satisfy the Development Permit Area (DPA) guidelines, the applicant has submitted a Riparian Area
Assessment dated January 22, 2018 prepared by Aquaparian Environmental Consulting Ltd. to address
the proposed subdivision, selective logging, and logging that has previously occurred within the DPA.
The report specifies that the Streamside and Enhancement Area (SPEA) width is 30 metres from the high
water mark of McGarrigle Creek (see Attachment 3 — Proposed Plan of Subdivision). Measures to protect
the SPEA include no clearing within the riparian assessment area (RAA) which extends 10 metres beyond
the top of the ravine bank. To preserve the integrity of the SPEA and demonstrate consistency with the
DPA guidelines, the applicant is proposing to register a Section 219 Covenant restricting land clearing or
development activities within SPEA and within the RAA without an additional Riparian Assessment (see
Attachment 2 — Conditions of Approval).

The applicant’s proposal is to selectively harvest approximately 20 - 30 % of the merchantable timber
(trees with a diameter at breast height from 20 cm - 60 cm) on proposed lots 4, 6, 7, 8, 10, 11, 12, and
15 primarily within the upper ravine slopes located beyond the 30 metre SPEA. No harvesting activities
are proposed within the SPEA and a forested buffer outside of the SPEA, which varies in width from 5 —
30 metres depending on the topography of the slope, will remain intact
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The assessment indicates that the proposed selective logging would change the forest canopy and
increase understory species. The retained smaller trees would infill the canopy over a 20 - 30 year
period. The assessment recommends a number of mitigation measures to minimize the impacts of the
logging on wildlife habitat including limiting the timing of harvesting, leaving stumps in the ground,
maintaining tree trimmings on the forest floor, replanting at a 1:1 ratio, and a post logging assessment.
To ensure that the proposed logging is conducted in accordance with the recommended measures, staff
have included conditions of approval that require compliance with the recommended measures (see
Attachment 2 — Conditions of Approval).

As the proposed logging would occur on a slope within the ravine, the Qualified Environmental
Professional recommended that a terrain assessment be conducted. In response, the applicant has
provided a Terrain Stability Field Assessment prepared by Geoforestry Consulting dated December 2017.
The assessment indicates that the proposed harvest area has low potential for post-harvest landslide
following select harvesting.

In addition to the proposed selective logging, the assessment indicates that approximately 1,000 m? of
the SPEA and lands subject to the DP, was previously cleared of trees and shrubs within proposed lot 5.
The assessment recommends that restoration activities occur in the affected area. A replanting plan and
cost estimate and security deposit in the amount of $11,775 has been provided which represents the
total estimated cost of materials and labour to revegetate the areas proposed for selective logging and
the previously logged area on proposed lot 5. As the proposed lots would be under new individual
ownership following subdivision, which would make it difficult to ensure that the recommended
replanting is undertaken, the applicant is proposing a two phase approach to replanting. The first phase
is to replant the previously logged area on proposed lot 5 prior to subdivision approval. The second
phase is replanting following selective logging and that planting be completed prior to the issuance of
the first building permit on proposed lots 3, 4, 6, 7, 8, 9, 10, 11, 12, and 15 to be secured by covenant
(see Attachment 2 — Conditions of Approval).

The Fish Habitat Protection DPA guidelines 8 and 9 state “minimum parcel size should be met exclusive
of the SPEA” and “subdivision within the SPEA should be avoided”. The intent of these guidelines is to
avoid incremental encroachment into the SPEA and to minimize the cumulative impacts of SPEA
fragmentation and habitat loss. Although proposed lots 3 - 12 do not strictly satisfy these guidelines, the
applicant is proposing an alternative approach to meet the spirit and intent of these guidelines by
registering a number of Section 219 Covenants that are intended to protect the environmental values
associated with the riparian area and to address the site constraints in relation to the requested
frontage relaxation. The applicant is proposing a Section 219 Covenant prohibiting all construction and
disturbance of vegetation within the SPEA and no construction or disturbance of vegetation within the
RAA unless assessed by a Qualified Environmental Professional. Additional covenants are also being
proposed which also help address the “Board Policy B1.4 Frontage Requirements for Rural Lots” (Policy
B1.4) as described below.

Proposed lots 4, 11, 12, and 15 will not comply with road frontage requirements of the Local
Government Act and proposed lots 1 and 2 will not comply with the maximum parcel depth
requirements. The purpose of these requirements is to ensure that each lot has sufficient access and
buildable area for each of the permitted uses allowed in the applicable zone and to ensure that parcels
are not excessively deep relative to their width. “Board Policy B1.5 Development Variance Permit
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Application Evaluation” (Policy B1.5) requires demonstration of a land use justification or rationale to
address why the new lots cannot comply with the regulations.

Although the proposed lots meet the minimum parcel area requirements of the zone, the irregular
shape of the parent parcels and significant topographical and environmental constraints limit options for
providing road access which meets the minimum frontage and parcel depth requirements. In
accordance with Policy B1.4, the applicant must demonstrate that the subdivision is able to
accommodate proposed and existing buildings by meeting all setback requirements of the applicable
zoning designation. Given the significant topographical and environmental constraints, a number of the
proposed parcels do not have adequate buildable areas to be able to support all of the uses allowed by
the AG1 Zone. In order to satisfy Policy B1.4 to ensure that there are adequate buildable areas on each
proposed lot to support all of the permitted uses, the applicant is proposing to register a number of land
use restrictions as Section 219 Covenants as summarized below and included in Attachment
2 — Conditions of Approval:

1. No detached secondary suites on proposed lots 3, 4, 5, 6, 7, 8, 10, 11, and 12

2. No agricultural activities shall occur on proposed lots 4, 6, 7, 8, 10, 11, and 12.
3. A maximum of one dwelling unit shall be permitted on proposed lot 6.
4

Development on proposed lot 11 shall be limited to one dwelling unit with a maximum building
footprint of 235 m? and one dwelling unit with a maximum building footprint of 210 m? and no
accessory buildings or structures of any kind shall be permitted.

The requested parcel depth variance on proposed lots 1 and 2 is a result of a proposed corner cut on a
road dedication which was requested by the adjacent property owners to provide access to lands
beyond. Given that there are adequate building envelopes on these proposed parcels, and the minimum
setback requirements are 8.0 metres from all lot lines in the AG1 zone, the proposed parcel depth
variance will not result in negative land use implications.

Preliminary Layout Approval (PLA) was issued by the Ministry of Transportation and Infrastructure
(MOQTI) on July 13, 2016. Since the proposed plan of subdivision has been modified by the applicant in
response to the frontage policy and DPA guidelines, an amended PLA may be required. Staff
recommends that issuance of this DP be withheld until an amended PLA or other confirmation is
received from MOTI.

Given that the applicant has satisfied the intent of the DPA guidelines and measures are being proposed
to protect the environmentally sensitive riparian areas, the proposed development is not anticipated to
have negative environmental impacts. If the requested frontage relaxation is approved, suitable access
would be provided for each proposed parcel. Site constraints are also addressed through the
registration of Section 219 Covenants, which would ensure that each proposed parcel is able to
accommodate the proposed uses. In addition, as the applicant has provided sufficient rationale for the
requested parcel depth variance and it will not result in any negative land use implications, the applicant
has made reasonable efforts to address Policy B1.5.
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Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50.0 metre
radius of the subject property will receive a direct notice of the proposal and will have an opportunity to
comment on the proposed variance prior to the Board’s consideration of the application.

ALTERNATIVES

1. To approve Development Permit with variance No. PL2017-177, and the request for the relaxation
of the minimum 10% road frontage requirement, subject to the conditions outlined in Attachments
2 and 3.

2. To deny Development Permit with Variance No. PL2017-177, and the request for the relaxation of
the minimum 10% road frontage requirement.

FINANCIAL IMPLICATIONS

Staff have reviewed the proposed development and note that the proposal has no implications related
to the Board 2017 — 2021 Financial Plan.

STRATEGIC PLAN IMPLICATIONS

The Plans “Focus on the Environment” states that the Board will focus on protecting and enhancing the
environment in all decisions. The DPA guideline requirement for a riparian assessment helps ensure that
site-specific environmentally sensitive features are identified and that the impacts of development on
the environment are identified and mitigated.

Greg Keller
gkeller@rdn.bc.ca
January 30, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map
2. Terms and Conditions of Permit
3. Proposed Plan of Subdivision
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Subject Property Map
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Attachment 2 (Page 1 of 3)
Terms and Conditions of Permit

The following sets out the terms and conditions of Development Permit with Variance No. PL2017-177:

Bylaw No. 500, 1987 Variances

With respect to the lands, “Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987”
is varied as follows:

e Section 4.5.1 - Parcel Shape and Dimensions to increase the permitted parcel depth for lot 1 from
40% to 43.8% of the length of the perimeter of the parcel and lot 2 from 40% to 42.8% of the length
of the perimeter of the parcel.

Conditions Prior to Issuance

e The applicant shall provide an amended Preliminary Layout Approval or other confirmation that the
proposed plan of subdivision is in substantial compliance with the proposed plan of subdivision
being contemplated by the Provincial Approving Officer.

General Conditions of Approval

1. The site is developed in accordance with the proposed plan of subdivision prepared by JE Anderson
& Associates, dated January 22, 2018 and attached as Attachment 2.

2. All measures and environmental monitoring requirements shall be undertaken in accordance with
the Riparian Assessment dated January 22, 2018 prepared by Aquaparian Environmental Consulting
Ltd. including:

i. Selective harvesting is limited to a maximum of 30% tree removal outside of the SPEA by stem
count.

ii. No clearing shall occur inside the SPEA.

iii. No dumping or sediment migration into the ravine slopes or SPEA.

iv. The previously logged areas on proposed lot 5 must be replanted in accordance with the
replanting plan prepared by Aquaparian Environmental Consulting Ltd. dated January 22, 2018.

v. The area proposed for selective logging must be replanted in accordance with the replanting
plan prepared by Aquaparian Environmental Consulting Ltd. dated January 22, 2018.

vi. An environmental monitor shall be retained for the selective logging phase to ensure low impact
methods are used to prevent sedimentation or damage to the tree buffer protecting the SPEA.

vii. A post tree planting assessment is to be carried out to document that the tree planting was
carried out as intended.

viii. A post development and selective logging report is required to be submitted to the Regional
District of Nanaimo to document that the project was carried out as intended.
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Attachment 2 (Page 2 of 3)
Terms and Conditions of Permit

The applicant shall undertake the required replanting on proposed lot 5 and provide a post planting
assessment to the RDN prior to the issuance of the subdivision compliance letter for the proposed
subdivision.

Conditions To Be Completed Concurrent With the Registration of the Final Plan of Subdivision

The applicant, at the applicant’s expense and to the satisfaction of the RDN shall register the
following covenants concurrently with the final plan of subdivision:

A Section 219 Covenant on proposed lots 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, and 15 requiring that the
properties be developed in accordance with the Geotechnical Assessment prepared by
Lewkowich Engineering Associates Ltd., dated May 6, 2016 and includes a save harmless clause
that releases the Regional District of Nanaimo (RDN) from all losses and damages as a result of
the potential hazard. Please note that the registration of this covenant on proposed lots 5 and
15 is subject to approval by the Agricultural Land Commission.

A Section 219 Covenant on proposed lots 3, 4,5, 6, 7, 8,9, 10, 11, 12, and 15 requiring that the
properties be developed in accordance with the recommended measures, environmental
monitoring requirements, and replanting recommendations contained in the Riparian
Assessment dated January 22, 2018 prepared by Aquaparian Environmental Consulting Ltd.
including the requirement for no clearing, dumping, or development activities within the
Streamside Protection and Enhancement Area and no clearing or development activities within
the Riparian Assessment Area without an additional Riparian Assessment and development
permit. Please note that the registration of this covenant on proposed lots 5 and 15 is subject to
approval by the Agricultural Land Commission.

A Section 219 Covenant specifying the following:

a. No detached secondary suites shall be permitted on proposed lots 3, 4, 5, 6, 7, 8, 10, 11, and
12. Please note that the registration of this covenant on proposed lots 5 is subject to
approval by the Agricultural Land Commission.

b. No agricultural activities shall occur on proposed lots 4, 6, 7, 8, 10, 11, and 12.
¢. A maximum of one dwelling unit shall be permitted on proposed lot 6.

d. Development on proposed lot 11 be limited to one dwelling unit with a maximum building
footprint of 235 m? and one dwelling unit with a maximum building footprint of 210 m? and
no accessory buildings or structures of any kind shall be permitted.

A Section 219 Covenant on proposed lots 3, 4,5, 6, 7, 8,9, 10, 11, 12, and 15 that requires the
applicant to undertake the required replanting following selective logging and submit a post
planting assessment to the RDN prior to the first building permit application being submitted on
these lots. The covenant shall contain provisions that allow the covenant to be discharged
following the completion of the recommended inventory one year after replanting to determine
survival rate. The covenant shall also require that any trees or plants that did not survive be
replanted prior to the covenant being discharged. The obligations in relation to proposed lot 5,
will be limited to the requirement for a post planting assessment and requirement to replant
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Attachment 2 (Page 3 of 3)
Terms and Conditions of Permit

any trees or plants that did not survive. Please note that the registration of this covenant on
proposed lots 5 and 15 is subject to approval by the Agricultural Land Commission.

The applicant shall provide a landscaping security in the amount of $11,775.00.
The subject property shall be developed in accordance with the recommendations contained in the
Geotechnical Assessment prepared by Lewkowich Engineering Associates Ltd. dated

January 24, 2018.

The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.
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o DISTRICT STAFF REPORT
OF NANAIMO

TO: Electoral Area Services Committee MEETING: February 13, 2018

FROM: Sarah Preston FILE: PL2017-178
Planning Technician

SUBJECT: Development Permit with Variance Application No. PL2017-178
2484 Alberni Highway — Electoral Area ‘F’
Lot B, District Lot 143, Nanoose District, Plan 8057

RECOMMENDATIONS

1. That the Board approve Development Permit with Variance No. PL2017-178 to permit the
development of a gasoline service station, stormwater management system, and associated parking
and landscaped areas subject to the terms and conditions outlined in Attachments 2 to 6.

2. That the Board direct staff to complete the required notification for Development Permit with
Variance No. PL2017-178.

SUMMARY

The applicant proposes to develop a gasoline service station and convenience store on the subject
property. The applicant is requesting variances to the number of fascia signs as well as to the front lot
line and watercourse setbacks. The proposal includes the siting of a new consolidated freestanding sign
within the front lot line and watercourse setback, as well as a lamp standard within the watercourse
setback. In addition, variances are requested to permit two additional fascia signs for the gasoline
service station.

A development permit for fish habitat protection is required to allow the development of the service
station canopy, stormwater management system, freestanding sign, lamp standards, paved parking
areas, sidewalks, and landscaping within a riparian assessment area along the front lot line. Given that
the development permit guidelines have been met and the applicant has made a reasonable effort to
address Board Policy B1.5 in relation to the requested variances, the recommendation is for the Board
approve the development permit with variances pending the outcome of public notification and subject
to the terms and conditions outlined in Attachments 2 to 6.

BACKGROUND
The Regional District of Nanaimo (RDN) has received an application from Mikon Construction Ltd on

behalf of 1013529 BC Ltd to permit the development of a gasoline service station. The subject property
is approximately 0.78 hectares in area and is zoned Commercial 3.13 (C-3.13), pursuant to “Regional
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District of Nanaimo Electoral Area ‘F' Zoning and Subdivision Bylaw No. 1285, 2002”. The property is
located on Alberni Highway to the north of Station Road abutting Agricultural Land Reserve and village
residential lands (see Attachment 1 — Subject Property Map).

The property contains a liquor store, a decommissioned pub (The Frontiersman), and an existing
freestanding sign. It is serviced by a well and on-site sewerage.

The proposed development is subject to the Fish Habitat Protection Development Permit Area (DPA) per
the “Regional District of Nanaimo Electoral Area ‘F' Official Community Plan Bylaw No. 1152, 1999”
(OCP).

Proposed Development and Variance

The proposal includes the erection of signage and the development of parking areas and associated
infrastructure, such as site lighting. The applicant has requested variances to the sign regulations, the
front lot line setback, and watercourse setback. A new consolidated freestanding sign is proposed within
the front lot line and watercourse setback. A lamp standard is also proposed within the watercourse
setback. In addition, a request has been made to permit two additional fascia signs to be mounted on
the service station canopy.

The applicant proposes to vary the following regulations from the “Regional District of Nanaimo
Electoral Area ‘F’ Zoning and Subdivision Bylaw No. 1285, 2002”:

1. 2.10.3 - Setback Requirements from Watercourses from 8.0 metres to 3.3 metres for the proposed
freestanding sign.

2. 2.10.3 - Setback Requirements from Watercourses from 8.0 metres to 7.0 metres for a proposed
lamp standards.

3. 2.14.1 c)ii — Signs to increase the maximum number of fascia signs per business from one to three
for the gasoline service station, as shown in Attachment 4.

4. 4.4.3 g)i — Minimum Setback from Front and Exterior Side Lot Line from 4.5 metres to 1.3 metres
for the proposed consolidated free standing sign, as shown in Attachment 3.

Land Use Implications

The proposed gasoline service station development includes the erection of a gas bar and canopy, the
installation of gasoline storage tanks and a stormwater management system, as well as associated
paved parking and landscaped areas. The gas bar, canopy, stormwater management system, parking
areas, sidewalks, landscaping, freestanding sign, and two lamp standards are all proposed within a fish
habitat protection development permit area. The applicant has provided a riparian area assessment
prepared by Aquaparian Environmental Consulting Ltd dated November 7, 2017 in order to address the
DPA guidelines. The assessment provides recommendations for the protection of a ditch, which is
subject to the Provincial Riparian Area Regulations (RAR), and fronts the property within the Alberni
Highway right-of-way. The ditch is a seasonally wetted, non-fish bearing drainage course connected to a
ditch system that eventually drains into French Creek, which is a fish-bearing stream. A 2.0 metre
Streamside Protection and Enhancement Area (SPEA) has been established for the ditch, and is
proposed to be improved with a vegetated soil berm on the south side of the ditch at a height of
approximately 0.3 metres. The SPEA will be landscaped with native shrubs and protected by a 0.15
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metre wide concrete curb running between the berm and paved parking area. The berm and curb are
intended to protect the ditch from the daily operation of the gasoline service station and to prevent
deleterious substances from entering the ditch.

The assessment makes a number of recommendations to protect the ditch during and after
development of the site. It is recommended that development of the site in accordance with the
riparian area assessment report be included as a condition of the development permit, as outlined in the
terms and conditions included as Attachment 2.

The RDN has received a number of inquiries regarding the proposed development of the subject
property from area residents. A number of concerns were raised, regarding the potential for light
pollution, contamination of groundwater, and noise. These concerns were communicated to the
applicant. The proposed development is not subject to the requirement for a development permit for
‘form and character’ or ‘aquifer protection’, as the Electoral Area ‘F* OCP does not designate
development permit areas for these purposes. The only applicable development permit area in this case
is for Fish Habitat Protection, which applies to development within the riparian assessment area for the
ditch and does not pertain to other aspects of site development. As such, DPA guidelines cannot be
relied on to address some of the concerns expressed by area residents, such as site illumination,
signage, and screening. However, given the requested variances, staff have worked with the applicant to
address area resident concerns through Board Policy B1.5, “Development Variance Permit, Development
Permit with Variance & Floodplain Exemption Application Evaluation”. In addition, the zoning bylaw
addresses groundwater concerns through regulations such as the storage of fuel and runoff control
standards for commercial zones.

Signage Variances

Current regulations allow one fascia sign per business. Two businesses are proposed in the old pub
building — the convenience store associated with the gasoline service station, and a tenant business.
One sign is proposed for the tenant business, which is permitted. Three signs are proposed for the
convenience store and gas bar canopy, which is considered to be one business. This proposal requires a
variance to the number of fascia signs permitted per business from one to three for the convenience
store and gas bar canopy. The applicant is not requesting variances to legalize the liquor store signage at
this time.

The applicant has taken reasonable efforts to limit the amount of fascia signage proposed for the
convenience store and gas bar from the typical corporate standard for such businesses. As such, and
given the applicant’s proposal to turn off the signage outside of business hours and provide automatic
dimming hardware, it is recommended that the Board support a variance from one to three signs per
business for the gasoline service station, as outlined in Attachments 2 and 4.

The applicant proposes a consolidated freestanding sign, which requires variances to the front lot line
and watercourse setbacks. This single consolidated freestanding sign will function adequately to alert
the travelling public to the presence of the businesses and consolidation of site signage is supported by
Board Policy B1.5. As the proposed freestanding sign alleviates the need for additional signage and is
proposed to be dimmed and turned off outside business hours, which demonstrates an acceptable
effort to meet Board Policy B1.5, it is recommended that the proposed variances to the front lot line and
watercourse setbacks be approved, subject to terms and conditions as outlined in Attachments 2 to 4.
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Parking, Lighting, and Landscaping

As part of the proposal, the applicant has provided a parking plan that includes the proposed locations
of three lamp standards to provide parking lot lighting. Two lamp standards are proposed along the
front of the property, one if which is located within the watercourse setback. The luminaries attached to
the lamp standards are a full cut-off model that limits backlighting and light pollution. In addition, the
applicant proposes that lighting on all buildings and structures will be in soffits, directed downwards,
and be turned off outside of business hours. Existing lighting on the liquor store is proposed to be
baffled or replaced to prevent light from leaving the site.

It is recommended that the proposed lighting specifications be made a condition of permit, as outlined
in Attachment 2. This condition adequately addresses the potential for negative impacts associated
with the proposed variance to the watercourse setback for the one lamp standard.

In order to further mitigate the impact of the proposed parking areas and site lighting, the applicant has
proposed to provide a landscape screen to limit the trespass of headlights and site lighting onto
adjacent property. The proposed landscaping consists of a variety of largely evergreen woody plant
materials along the Alberni Highway frontage, and a row of Leyland Cypress along the East residential
property line. Combined with the berm and cement curb recommended by the QEP, the landscaping
along the highway frontage should help mitigate light pollution from headlights and address the
concerns raised by community members. It is recommended that the landscaping be provided in general
compliance with the provided landscape plan, under the guidance of the QEP for species
recommendations along the ditch. As to the screening of abutting residential properties, the applicant
proposes to supplement the vegetation with solid fencing along the East lot line abutting existing
residential development, as outlined in Attachment 2.

Gasoline Storage Tanks and Stormwater Management

The applicant proposes to store fuels in double walled containers as required by zoning Bylaw 1285. The
proposed storage system includes hydrostatically monitored double walled fiberglass tanks
accompanied by a perimeter monitoring system for leak detection. Zoning Bylaw 1285 also require that
stormwater may not contain in excess of 75 milligrams per litre of suspended solids or cause the water
quality within the watercourse receiving the stormwater to exceed the maximum induced sediments
guidelines as set out in the “British Columbia Approved Water Quality Guidelines (Criteria): 1999 Edition,
Updated January 17, 2001.” These bylaw requirements are intended to limit the potential for
deleterious substances from the site to enter surface or groundwater. Compliance with these bylaw
requirements is included as a condition of this permit as outlined on Attachment 2.

Given that the applicant has proposed to mitigate the impacts of the proposed variances and the
variances should not result in negative aesthetic, functional, or environmental implications for adjacent
properties, the applicant has made reasonable efforts to address Policy B1.5 guidelines.

Intergovernmental Implications

The application was referred to the Ministry of Transportation and Infrastructure (MOTI). The MOTI
indicated that they have issued an access permit for the property and have no objections to the
proposed development of the subject property.
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Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50.0 metre
radius of the subject property will receive a direct notice of the proposal and will have an opportunity to
comment on the proposed variance prior to the Board’s consideration of the application.

ALTERNATIVES

1. To approve Development Permit with Variance No. PL2017-178 subject to the terms and conditions
outlined in Attachments 2 to 6.

2. To deny Development Permit with Variance No. PL2017-178.

FINANCIAL IMPLICATIONS

The proposal has no implications related to the Board 2016 — 2020 Financial Plan.
STRATEGIC PLAN IMPLICATIONS

The proposed development is in keeping with the 2017 — 2021 Board Strategic Plan strategic priority -
“Focus on the Environment”, which states that the Board will focus on protecting and enhancing the
environment in all decisions. The development permit area guideline requirement for a biological
assessment helps ensure that site-specific environmentally sensitive features are identified and that the
impacts of development on the environment are identified and mitigated.

AN
%ef ﬁh/(/ ,)/C a

Sarah Preston
spreston@rdn.bc.ca
January 30, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map

Terms and Conditions of Permit
Proposed Site Plan and Variances
Proposed Sign Details and Variances
Proposed Lamp Standards
Proposed Landscape Plan
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Attachment 2
Terms and Conditions of Permit

The following sets out the terms and conditions of Development Permit with Variance No. PL2017-178:

Bylaw No. 1285, 2002 Variances

With respect to the lands, “Regional District of Nanaimo Electoral Area ‘F’ Zoning and Subdivision Bylaw
No. 1285, 2002” is varied as follows:

1.

2.10.3 — Setback Requirements for Watercourses from 8.0 metres to 3.3 metres for the proposed
freestanding sign as shown in Attachment 3.

2.10.3 — Setback Requirements for Watercourses from 8.0 metres to 7.0 metres for the proposed
lamp standard, as shown in Attachment 3.

2.14.1 c)ii — Signs to increase the maximum number of fascia signs per business from one to three
for the gasoline service station, as shown in Attachment 4.

4.4.3 g)i —Minimum Setback from Front and Exterior Side Lot Line from 4.5 metres to 1.3 metres for
the proposed consolidated free standing sign, as shown in Attachment 3.

Conditions of Approval

1. The site is developed in accordance with the Site Plan prepared by Sims Associates Land Surveying
LTD, dated January 11, 2018 and the Parking Plan prepared by Mikon Construction LTD, dated
October 4, 2017, attached as Attachment 3.

2. The subject property shall be developed in accordance with the recommendations contained in the
Riparian Areas Assessment prepared by Aquaparian Environmental Consulting Ltd, dated November
7,2017.

3. The property owner shall provide confirmation in the form of a report prepared by a Qualified
Environmental Professional (QEP), to the satisfaction of Strategic and Community Development,
that development of the subject property has occurred in accordance with the QEP’s
recommendations, prior to final inspection for the gasoline service station canopy.

4. The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.

Signage

5. Thesite is developed in accordance with the Sign Detail Drawings prepared by J. Norton, dated
October 13, 2017 and Mikon Construction, dated November 8, 2017 as shown in Attachment 4

6. The signage shall include automatic dimming, so that light intensity levels are automatically adjusted
based on current weather conditions and the time of day.

7. The brightness level of the signage shall be limited to a maximum of 0.3 foot candles over ambient
levels, as measured using a foot candle meter at a distance of 30.0 metres from the face of the sign.

8. The signage must be turned off between the hours of 11:00 pm and 6:00 am.

9. Lighting that is wholly halo lit or otherwise indirectly lit, is exempt from conditions 6 and 7.
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Lighting

10.

11.

12.

13.

14.

The proposed lamp standards are to be in compliance with the product detail excerpts attached as
Attachment 5.

The existing exterior lighting on the liquor store is to be baffled as proposed, or replaced in
accordance with conditions 12 through 15.

Site illumination must not result in backlight or glare directed towards neighbouring properties or
adjacent roads.

Building facades are to be illuminated through the use of lighting which shines down from the
building’s surface.

All new, replacement, and updated exterior lighting in existing and proposed development shall be
Full Cut-off Flat Lens (FCO/FL) luminaries and lighting fixtures.

Landscaping

15.

16.

The proposed landscaping shall be provided and maintained in general accordance with the
Landscaping Plan prepared by Mikon Construction LTD, dated January 8, 2017 as shown in
Attachment 6, with plant species recommendations provided by a Qualified Environmental
Professional for the area fronting the Alberni Highway ditch.

Landscaped buffers shall be provided along parking areas abutting Alberni Highway and residential
uses on abutting parcels in accordance with the following:

a. No hedge, tree, shrub or other growth shall be erected or permitted to grow to a height
greater than 1.0 metre from the established grade of a highway within a sight triangle. Refer
to Attachment 3 — Site Plan for sight triangle extent.

b. A permanent concrete curb shall be provided to protect landscaping and prevent the entry
of deleterious substances into the ditch.

c. Solid fencing, suitable for reasonably blocking light, shall be provided in addition to
vegetation where landscaping is proposed on the East lot line.

Runoff Control

17.

Staff shall withhold the issuance of this Permit until the stormwater management plan has been
reviewed and sealed by a Professional Engineer working within their area of expertise, and confirms
that the plan complies with Section 2.5 of Bylaw No. 1285 and the Riparian Areas Assessment, to the
satisfaction of the Regional District of Nanaimo. Confirmation shall be provided in writing, and shall
accompany a sealed version of the stormwater management plan.

18. The proposed development shall be in compliance with the final approved stormwater management

plan.
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Attachment 3
Proposed Site Plan and Variances
(1 of 2)
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Attachment 3
Proposed Parking Plan
(2 of 2)
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Attachment 4
Proposed Sign Details and Variances
(10f4)
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Attachment 4
Proposed Sign Details and Variances
(2 of 4)
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Attachment 4
Proposed Sign Details and Variances
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Attachment 4
Proposed Sign Details and Variances
(4 of 4)
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Attachment 5
Proposed Lamp Standards
(10f2)
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Attachment 5
Proposed Lamp Standards
(2 of 2)
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Attachment 6
Proposed Landscaping
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Attachment 6
Proposed Landscaping
(2 of 4)
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Attachment 6
Proposed Landscaping
(3 of 4)
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Attachment 6
Proposed Landscaping
(4 of 4)
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PN REGIONAL

‘ DISTRICT STAFF REPORT
OF NANAIMO

TO: Electoral Area Services Committee MEETING: February 13,2018
FROM: Kristy Marks FILE: PL2017-186
Planner

SUBJECT: Temporary Use Permit Application No. PL2017-186
925 Fairdowne Road and 1240 Valley Road - Electoral Area ‘F’
Lot 1, District Lot 156, Nanoose District, Plan EPP58884; and
Lot 2, District Lot 156, Nanoose District, Plan EPP58884 Except EPS3384

RECOMMENDATIONS

1. That the Board approve Temporary Use Permit No. PL2017-186 to allow a film and recording studio
on the subject properties subject to the terms and conditions outlined in Attachments 2 and 3.

2. That the Board direct staff to complete the required notification for Temporary Use Permit No.
PL2017-186.

SUMMARY

The applicant is requesting a temporary use permit (TUP) to allow film and recording studio as a
temporary use on the subject properties. Given that the proposed use is consistent with OCP policies,
compatible with adjacent land uses and is not anticipated to have any significant impacts on adjacent
properties or the environment, staff recommend that the Board approve the TUP pending the outcome
of public notification and subject to the terms and conditions outlined in Attachments 2 and 3.

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application from Ron Chiovetti on behalf of
Fairdowne Business Centre Ltd., Inc. No. BC1003055 to permit a film and recording studio as a
temporary use. The subject properties are approximately 1.25 hectares in area each and are currently
zoned CD-20 (Fairdowne Comprehensive Development Zone), pursuant to “Regional District of Nanaimo
Electoral Area ‘F’ Zoning and Subdivision Bylaw No. 1285, 2002” (Bylaw 1285). The properties are
located to the west of Fairdowne Road and south of Valley Road and are surrounded by Industrial zoned
lands to the north, south and east and Rural zoned lands in Electoral Area ‘G’ to the west (see
Attachment 1 — Subject Property Map).

The properties currently contain several buildings used as self-storage units (marketed as Guy Garages),

an existing business (Isle Golf Cars), and a dwelling unit. Each lot is serviced by separate septic disposal
systems and separate wells.
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Proposed Development

The applicant proses to utilize up to six warehouse buildings ranging in size from 505 m? to 820 m? for
film and recording studio use. Three of the buildings (Buildings E, F, & G) are located on Lot 2 and are
intended to be utilized as storage buildings in the future. An additional three buildings would be located
on Lot 1 and the applicant has expressed an interest in applying to re-zone this lot in the future to
permanently allow film and recording studio. Attachment 3 — Site Plan shows the location of existing
and proposed buildings on Lot 1 and Lot 2.

Official Community Plan Implications

The subject property is designated ‘Industrial’ and is within the ‘Bellevue Church Road Rural Separation
Boundary’ as per the “Electoral Area ‘F’ Official Community Plan Bylaw No. 1152, 1999” (OCP). Lands
within this designation are considered a growth centre and the expansion of commercial and industrial
development is supported in this area. In addition, the OCP contains policies that support the issuance
of TUPs for all lands within the Village Centres and Rural Separation Boundaries and provides guidance
for the evaluation of such applications. The proposed use is compatible with surrounding industrial uses
and there are no impacts to the environment or ground or surface water anticipated as a result of the
proposed development which is also consistent with the applicable OCP policies.

Land Use Implications

The existing CD-20 zone permits a number of industrial and commercial uses within three development
areas between the two lots including Active Use Storage, Commercial Card Lock, Transportation/Trans-
shipment Terminal, Equipment Rental, Log Home Building, Manufacturing, Outdoor Sales,
Warehousing/Wholesaling, Outdoor Storage and Mini-Storage. The applicant proposes to included film
and recording studio as a temporary use on both Lot 1 and Lot 2.

Currently Bylaw 1285 includes a definition of “Entertainment Centre” which includes film and recording
studio in addition to a number of other uses such as entertainment and recreation use and hosting of
live and recorded music, dances and concerts. Given that the applicant is not proposing to allow studio
audiences or access to the general public and is requesting the TUP to allow a film and recording studio
and the storage and construction of film props and sets only, staff recommended including the following
definition of Film and Recording Studio for the purposes of this permit:

Film and Recording Studio means the use of land, buildings, and structures for the
production of art, motion pictures, videos, television or radio programs or sound
recording including the construction and storage of related props and sets but does not
include the presence of an audience.

With respect to the provision of on-site parking, the current CD-20 zone requires one parking space for
each “active-use storage unit”. Recognizing that film and recording studio use will require more parking
to accommodate production staff and film crews, based on a review of parking requirements
established by other local governments for the proposed use, staff recommend a parking rate of one
parking space per 100 m?2 of building floor area to be used for film and recording studio use. Given that
the applicant is proposing six buildings with a total floor area of 3824 m?, a total of 39 off-street parking
spaces are required. The applicant has provided a site plan and concept parking plan to demonstrate
that adequate on-site parking can be provided for existing and proposed uses (Attachment 3 — Proposed
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Site Plan). The definition of film and recording studio and parking requirements are included in the
Terms and Conditions of Permit outlined in Attachment 2.

Given that the proposed use is consistent with OCP policies, compatible with adjacent land uses and is
not anticipated to have any significant impacts on adjacent properties or the environment, staff have no
concerns with issuing a TUP for the proposed film and recording studio.

Intergovernmental Implications

The application was referred to the local fire department, Island Health (VIHA) and the Ministry of
Transportation and Infrastructure (MOTI).

The MOTI has confirmed that they have no objections to the TUP application and note that their
comments do not constitute approval for subdivision and that access from Fairdowne Road is not
permitted without a valid MOTI Commercial Access Permit. Island Health has confirmed that each lot is
serviced by individual wells and that they will include Buildings E, F, and G on Lot 2 in the existing non-
potable water exemption permit. The Errington Volunteer Fire Department has confirmed they have no
concerns with the application.

Public Consultation Implications

Pending the Electoral Area Services Committee’s recommendation and pursuant to the Local
Government Act and the “Regional District of Nanaimo Development Approvals and Notification
Procedures Bylaw No. 1432, 2005”, property owners and tenants of parcels located within a 50 metre
radius of the subject property and all owners of parcels located within a 500 metre radius of the subject
property will receive a direct notice of the proposal and will have an opportunity to comment on the
proposed temporary use permit prior to the Board’s consideration of the application. In addition, the
notice will be posted in a local newspaper as required by the Local Government Act.

ALTERNATIVES

1. To approve Temporary Use Permit No. PL2017-186 subject to the conditions outlined in
Attachments 2 to 3.

2. To deny Temporary Use Permit No. PL2017-186.
FINANCIAL IMPLICATIONS

Staff have reviewed the proposed development and note that the proposal has no implications related
to the Board 2017 — 2021 Financial Plan.

STRATEGIC PLAN IMPLICATIONS
Staff have reviewed the proposed development and note that the proposal is in keeping with the 2016 —

2020 Board Strategic Plans Strategic Priorities and Governing Principles to foster economic development
and support diversification of our regional economy by supporting an emerging industry in the region.
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g

Kristy Marks
kmarks@rdn.bc.ca
January 24, 2018

Reviewed by:

e J. Holm, Manager, Current Planning
e G. Garbutt, General Manager, Strategic & Community Development
e P. Carlyle, Chief Administrative Officer

Attachments

1. Subject Property Map
2. Terms and Conditions of Permit
3. Proposed Site Plans
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Attachment 1
Subject Property Map
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Attachment 2
Terms and Conditions of Permit

The following sets out the terms and conditions of Temporary Use Permit No. PL2017-186:

Conditions of Approval

1. The temporary use permit is valid until January 31, 2021.

2. For purposes of this temporary use permit, “Film and Recording Studio” means the use of land,
buildings, and structures for the production of art, motion pictures, videos, television or radio
programs or sound recording including the construction and storage of related props and sets but
does not include the presence of an audience.

3. The proposed development is in general compliance with the site plans prepared by J.E. Anderson &
Associates and attached as Attachment 3.

4. The applicant shall provide off-street parking at a rate of one parking space per 100 m2 of building
floor area used for film and recording studio use.

5. The property owner shall obtain the necessary permits for construction in accordance with Regional
District of Nanaimo Building Regulations.
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Attachment 3
Proposed Site Plan — Lot 2
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Attachment 3
Proposed Site Plan - Lot 1
(Page 2 of 2)
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‘ DISTRICT STAFF REPORT
OF NANAIMO

TO: Electoral Area Services Committee MEETING: February 13,2018

FROM: Courtney Simpson FILE: 6780-30
Senior Planner

SUBJECT: Development Permit and Temporary Use Permit Areas Standardization Project

RECOMMENDATION

1. That the “Development Permit and Temporary Use Permit Areas Standardization” project including
associated amendments to official community plans and zoning bylaws be initiated.

2. That the Terms of Reference, including the Consultation Plan for the “Development Permit and
Temporary Use Permit Areas Standardization”, project be endorsed.

SUMMARY

Review of development permit areas (DPAs) to streamline development processes is identified in the
Regional District of Nanaimo’s (RDN) 2017 Operational Plan as an action to support the RDN 2016-2020
Strategic Plan’s focus on service and organizational excellence and focus on the environment. Revision
of existing DPAs, as well as temporary use permit (TUP) areas, to improve consistency across electoral
areas will standardize and streamline the application process. There are currently forty-nine
development permit areas in seven official community plans (OCPs) adopted between 1997 and 2017.
Due to changes to best practices, experience of working with existing DPAs, and changes in the region,
the DPA guidelines established for the same purpose vary from one area to another. The project is only
considering the streamlining of existing DPAs and does not include the addition of new DPAs.

All seven OCPs designate TUP areas but vary in terminology, uses and conditions. Standardizing DPAs
and TUP areas will ensure today’s best practices are adopted throughout the electoral areas which will
result in consistent requirements for applicants and a more effective means of implementing the
objectives of the DPAs.

BACKGROUND

The RDN 2017 Operational Plan identifies specific action item SCD-10-2017 to Review, Standardize and
Update DPAs in RDN Electoral Area OCP's. This is a key action item for Community Planning in 2018 and
is recommended to streamline and improve application processing.

The RDN designates DPAs in its seven OCPs for a variety of purposes as enabled by the Local
Government Act. A DPA is an important tool used in the development process to protect the natural
environment, to protect development from hazardous conditions, to guide the form and character of
development, to promote energy or water conservation, or to promote reduction of greenhouse gas
emissions.
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Where a DPA is designated, a development permit must first be obtained prior to certain types of
development such as subdivision, construction, or land alteration. A map in the OCP indicates where the
DPA is designated and text of the DPA indicates for what types of development a permit is required. The
text of the DPA also describes its objectives, special conditions that justify the designation and
guidelines respecting the manner by which the objectives or special conditions will be addressed. Some
DPA guidelines require a report from a professional such as a biologist or engineer, or other supporting
information. The permit itself includes conditions that must be adhered to during or after development.

The scope of this project is limited to revising existing DPA and TUP area language used in designations
and guidelines to achieve consistency across electoral areas. The project scope does not include
designating any new areas for DPAs with minor exceptions such as to correct known errors or omissions.
Given changes to the legislation with respect to TUP’s since some of our oldest OCP’s were adopted, it is
anticipated that the ability to use TUP’s, in some cases will be expanded in accordance with community
planning best practice.

To accomplish these revisions, all seven electoral area official community plans will be amended.
Although the Electoral Area ‘H’ OCP was recently amended including a thorough revision of its DPAs, it is
anticipated that by expanding the consultation to other areas and stakeholders through this project,
some minor changes will be recommended for Area ‘H’ to achieve consistency across electoral areas.

Some or all of the DPA guidelines and TUP designations and conditions will be moved to the applicable
zoning bylaw to allow more efficient updates in the future to respond to evolving best practices and
changing conditions. Scope, tasks and timeline, and stakeholder, public and First Nations engagement
are outlined in the Terms of Reference (see Attachment 1).

The project has four phases and is scheduled to be completed by the end of 2018. The first phase is
initiation of the project and notifying stakeholders. The second phase involves a review of the existing
DPAs and TUPs to determine the needed changes to provide greater consistency and improve
application process efficiency. The third phase is consultation with stakeholders and the community on
possible changes. The third phase will also include revisions to the proposed bylaw changes based on
the community and stakeholder input. The final phase is the process to amend the multiple OCP and
zoning bylaws. Staff will report to the EASC during each phase of the project.

Key objectives of the project are as follows. A more detailed list is outlined in the Terms of Reference
(see Attachment 1):

e Adopt consistent language across electoral areas for development permit areas and temporary use
permit areas

e Improve ease of interpretation for the RDN, property owners and consultants

e Improve ability to easily and consistently amend development permit area guidelines and temporary
use permit areas to respond to evolving best practices and changing conditions

e Achieve consistency without designating any new areas where development permits are required or
areas within which temporary use permits may be issued

There are currently forty-nine DPAs with their date of adoption or most recent amendment between
1997 and 2017. Due to changes to best practices, experience of working with existing DPAs, and changes
in the region such as building inspection service now in all electoral areas, DPAs with the same
objectives have guidelines that vary from one area to the other. Standardizing DPAs guidelines will
improve efficiency in processing applications, as there will be improved clarity and consistency across
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electoral areas. These forty-nine DPAs could be combined into approximately eight common DPAs with
approximately eleven other DPAs for form and character to remain specific to the village centre or
neighbourhood for which they are designated.

All RDN OCPs allow for TUPs to be issued for either general or specified temporary uses depending on
the OCP. Some OCPs allow for a TUP to be issued for any use, and others only allow one to be issued for
a limited range of uses. Standardizing the language for TUP designation and conditions regarding their
issuance would result in consistent requirements for applicants.

Intergovernmental Implications

The Regional Growth Strategy recognizes the need to coordinate planning with First Nations. Regional
Growth Strategy Policy 11.3 states that “the RDN wishes to involve First Nations in its planning
processes in the same way it involves other levels of government”, and that the RDN will “continue
dialogue with First Nations regarding land use planning in the RDN... for the purpose of building a
mutual appreciation and understanding of land use planning processes”. The Terms of Reference
includes a list of First Nations or treaty societies have indicated interest in the lands consisting of the
RDN who will be engaged with as part of this project (see Attachment 1).

These First Nations will be contacted by letter or email initially about the project, and asked how they
would like be involved. Regardless of response to this initial outreach, all First Nations will receive a
formal bylaw referral after 1% reading.

Public Consultation Implications

As outlined in the Consultation Plan included in the Terms of Reference, public consultation includes
targeted outreach to stakeholders in the development field who refer to the DPAs on a regular basis,
and broad public consultation. Staff will host drop-in open house events for 2-3 days in each electoral
area. In addition, two public meetings with presentation and open house components will be held, one
in School District 68 and one in School District 69. Identified stakeholder groups will be invited to meet
with staff, in particular the development and consulting community who works with the DPAs regularly.
Interested public will also be encouraged to speak with staff at the RDN main administration building or
at another location convenient to the public, at any other time (see Attachment 1).

ALTERNATIVES

1. That the “Development Permit and Temporary Use Permit Areas Standardization” project including
associated amendments to official community plans and zoning bylaws be initiated. And the Terms
of Reference including the Consultation Plan for the project be endorsed.

2. That the Terms of Reference including the Consultation Plan for the “Development Permit and
Temporary Use Permit Areas Standardization” project be amended.

3. Not proceed with the “Development Permit and Temporary Use Permit Areas Standardization”
project and provide alternate direction to staff.
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FINANCIAL IMPLICATIONS

The 2018 budget includes funds for community engagement costs for this project such as facility rentals
and printed materials.

Approximately 0.5 full-time staff equivalent from Strategic and Community Development and mapping
resources will be assigned to the project through to completion. All community, stakeholder and First
Nations engagement, along with bylaw drafting, communication materials drafting and design will be
completed by RDN staff.

STRATEGIC PLAN IMPLICATIONS

The Board’s Strategic Plan recognizes a “focus on organizational excellence and service” and this project
will advance the goal to “ensure our processes are as easy to work with as possible”. Goals of other
focus areas of the Strategic Plan for “economic health” and “the environment” will also be advanced
through this project.

(

Courtney Simpson
csimpson@rdn.bc.ca
February 1, 2018

Reviewed by:
e P.Thompson, Manager, Long Range Planning
e G. Garbutt, General Manager, Strategic and Community Development
e P. Carlyle, Chief Administrative Officer

Attachments:
1. Development Permit and Temporary Use Permit Areas Standardization - Terms of Reference
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= Development Permit and Temporary

= Use Permit Areas Standardization

REGIONAL
DISTRICT
OF NANAIMO

Terms of Reference

February 1, 2018

1. Background

The Regional District of Nanaimo (RDN) designates development permit areas (DPA) in its seven official
community plans (OCP) for a variety of purposes as enabled by the Local Government Act. A DPA is an
important tool used in the development process to protect the natural environment, to protect
development from hazardous conditions, to guide the form and character of development, to promote
energy or water conservation, or to promote reduction of greenhouse gas emissions.

In an area where a DPA is designated, a development permit must first be obtained prior to certain
types of development such as subdivision, construction, or land alteration. A map in the OCP indicates
where the DPA is designated and text of the DPA indicates for what types of development a permit is
required. The text of the DPA also describes its objectives, special conditions that justify the designation
and guidelines respecting the manner by which the objectives or special conditions will be addressed.
Some DPA guidelines require a report from a professional such as a biologist or engineer, or other
supporting information. The permit itself includes conditions that must be adhered to during or after
development.

There are currently forty-nine DPAs with their date of adoption or most recent amendment between
1997 and 2017. Due to changes to best practices, experience of working with existing DPAs, and changes
in the region such as building inspection service now in all electoral areas, DPAs with the same
objectives have guidelines that vary from one area to the other. Standardizing DPA guidelines will
improve efficiency in processing applications, as there will be improved clarity and consistency across
electoral areas. These forty-nine DPAs could be combined into approximately eight common DPAs with
approximately eleven other DPAs for form and character to remain specific to the village centre or
neighbourhood for which they are designated.

All RDN OCPs allow for temporary use permits (TUP) to be issued for either general or specified
temporary uses depending on the OCP. Some OCPs allow for a TUP to be issued for any use, and others
only allow one to be issued for a limited range of uses. Standardizing the language for TUP designation
and conditions regarding their issuance would result in consistent requirements for applicants.

To revise existing development permit areas and temporary use permit areas for consistency of
language across electoral areas in order to standardize the application process and conditions of
permits.
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e Adopt consistent language across electoral areas for development permit areas and temporary use
permit areas

e Improve ease of interpretation for the RDN, property owners and consultants

e Improve ability to easily and consistently amend development permit area guidelines and temporary
use permit areas to respond to evolving best practices and changing conditions

e Achieve consistency without designating any new areas where development permits are required or
areas within which temporary use permits may be issued

e Adopt current best practices for development permit areas
e Correct issues of clarity in development permit area maps and text

e Address issues or concerns with the current development permit areas raised by First Nations,
public or stakeholders when they are within the scope of the project

o Apply any lessons learned from implementation of Electoral Area ‘H’ development permit areas
adopted in 2017

2. Scope of Work

The scope of this project is limited to revising existing DPA and TUP area language used in designations
and guidelines to achieve consistency across electoral areas. The project scope does not include
designating any new DPAs or TUP areas with minor exceptions such as where there are known errors or
omissions.

To accomplish these revisions, all seven electoral area official community plans will be amended.
Although the Electoral Area ‘H’ OCP was recently amended including a thorough revision of its DPAs, it is
anticipated that by expanding the consultation to other areas and stakeholders through this project,
some minor changes will be recommended for Area ‘H’ to achieve consistency across electoral areas.

Changes to maps that designate DPAs may be required, with these changes most likely being limited to
the DPA labels and legend. Minor changes to some map designations that are not intended to expand
the designated areas may be required.

Some or all of the DPA guidelines will be moved to the applicable zoning bylaw to allow more efficient
updates in the future to respond to evolving best practices and changing conditions. Note that the Local
Government Act requires that a DPA is designated in the OCP, but the DPA guidelines can be in either
the OCP or the zoning bylaw.

The TUP designation and conditions regarding issuance can be within the OCP or the zoning bylaw, and
through this project they will be moved to the zoning bylaw for ease of interpretation and future
consistent amendment.

Page 2 of 6
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3. Tasks and Timeline

The timetable below is based on the project scope as outlined in this Terms of Reference. Any proposed
changes to the scope should be evaluated against the timeline to understand how the timeline may be
impacted.

Project Timeline

MILESTONE TARGET DATE (2018)

Terms of Reference endorsed by Board February 27 Board
E Project website launched March 5
'é Initiate dialogue with First Nations March 9
- News Release and other communications March 22
Complete internal review of specific issues to be addressed March 19
E Targeted stakeholder outreach March 26
E First draft of revised DPAs and TUP areas for internal review March 29

Report to EASC with draft of DPAs and TUP areas for public May 8 EASC

Draft revised DPAs and TUP areas released to public May 10

Early referral of draft to agencies and First Nations May 10

Public consultation: in-person events May 14-25

Online consultation May - June

Report to EASC on input received during consultation July 10 EASC

Draft bylaws amending OCPs and zoning to adopt changes to August 10

DPAs and TUPs

Report to EASC recommending 1° and 2" reading September 4 EASC
Subsequent report to Board for 1t and 2" reading September 18 Board
Bylaw referral to agencies and First Nations September 20
Public Hearing October

3" Reading and Adoption November
Updates to website and follow up public communication December

Page 3 of 6
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4. Roles and Responsibilities

Staff: to provide project management and professional advice, organize, coordinate and facilitate public
consultation, draft and finalize the bylaw amendments.

Electoral Area Directors: to provide situational leadership throughout the project by chairing and/or
presenting at public events, and reporting to the RDN Electoral Area Services Committee and Board on
the project as required.

Electoral Area Services Committee: to review the project from a regional and sub-regional perspective
and make recommendations to the RDN Board on bylaw amendments which may result.

5. Stakeholders and Public Engagement

The RDN is committed to ongoing and meaningful public consultation, and recognizes that not only do
the people who live with the impacts of any of our plans, policies, programs or projects expect to share
in the decision-making process but that better decisions are made through a shared approach?.

The plan for community engagement for this project is based on the following principals:
Inclusiveness — engage the widest possible audience through multiple consultation opportunities
Timeliness — offer early and ongoing opportunities for participation well before decisions are made
Transparency — records of all consultation activities will be made available to the public

Balance — provide opportunities for diverse perspectives and opinions to be raised and considered
Flexibility — adapt as required to meet the needs of participants

Traceability — demonstrate the impact of participation input on decision-making

A variety of methods and tools will be used to communicate and engage during the project. These
methods and tools are divided into five approaches:

Information — The RDN will share information about the project throughout the process. Updates will be
shared through RDN social media accounts and print materials such as the RDN Perspectives quarterly
publication. A “Get Involved” page will be created for the project and updated regularly, acting as the
main source of information for the project. Interested public and stakeholders will be encouraged to
sign up for email alerts on the project through “Get Involved”.

Online Consultation — The RDN will solicit comments and feedback online through the “Get Involved”
page for the project using tools such as online surveys, videos and feedback forms.

Live Events — Staff will host drop-in open house events for 2-3 days in each electoral area. In addition,
two public meetings with presentation and open house components will be held, one in School District
68 and one in School District 69. Identified stakeholder groups will be invited to meet with staff, in
particular the development and consulting community who works with the DPAs regularly. Interested
public are also be encouraged to speak with staff at the RDN main administration building or at another
location convenient to the public, at any other time.

! Regional District of Nanaimo, 2008. A Coordinated Public Consultation/Community Framework.

Page 4 of 6
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Outreach — Outreach to the public will be through newspaper ads for the live events, Facebook and
Twitter, direct email to consultants and other identified community stakeholders. Identified community
stakeholders include consultants, developers, and others who regularly make development applications
to the RDN.

Engagement with internal stakeholders at the RDN is also important to this process, and there will be
collaboration with staff within the Strategic and Community Development department as well as those
in other departments who may be impacted by the project or whose expertise may be important.

One of the principles of this public engagement is transparency, and in order to achieve this, the “Get
Involved” page for the project will be used to store information and resources. Presentation materials
from public events will be posted to the website so that people who do not attend in person have access
to the same information presented at the event. Input received from the public or stakeholders will be
posted to the website. An exception to this may be engagement with First Nations, where confidential
or sensitive information may not be posted publicly.

There is a statutory requirement for consultation in section 475 of the Local Government Act, which
requires that during the development of an Official Community Plan, the Regional District must provide
one or more opportunities it considers appropriate for consultation with persons, organizations and
authorities it considers will be affected. The Board must specifically consider whether consultation is
required with the board of any regional district that is adjacent to the area covered by the plan, the
council of any municipality that is adjacent to the area covered by the plan, First Nations, school district
boards, greater boards and improvement district boards, and the Provincial and Federal governments
and their agencies.

The following is a list of stakeholders for Board consideration pursuant to the requirements in the Local
Government Act.

Local Adjacent local governments
e Improvement Districts e Cowichan Valley Regional District
e Development Consultants e City of Nanaimo
e QOceanside Construction and Development e District of Lantzville
Association e City of Parksville
e Engineers, Biologists and other professionals e Town of Qualicum Beach
who often prepare reports for RDN e Alberni-Clayoquot Regional District
applications e Comox Valley Regional District
e Islands Trust
Provincial
e |[sland Health Federal
e Agricultural Land Commission e Fisheries and Oceans Canada

e  Ministry of Agriculture

e Ministry of Municipal Affairs & Housing

e  Ministry of Environment

e  Ministry of Forests, Lands & Natural Resource
Operations

Page 5 of 6
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e  Ministry of Transportation & Infrastructure

The Regional Growth Strategy recognizes the need to coordinate planning with First Nations. Regional
Growth Strategy Policy 11.3 states that “the RDN wishes to involve First Nations in its planning
processes in the same way it involves other levels of government”, and that the RDN will “continue
dialogue with First Nations regarding land use planning in the RDN... for the purpose of building a
mutual appreciation and understanding of land use planning processes”. The following First Nations or
treaty societies have indicated interest in the lands consisting of the RDN.

Hupacasath First Nation K'émoks First Nation

Qualicum First Nation Tla’amin First Nation

Snaw-Naw-As (Nanoose First Nation) Snuneymuxw First Nation

Stz'uminus First Nation Tseshaht First Nation

We Wai Kai - (Cape Mudge Indian Band) Wei Wai Kum (Campbell River Indian Band)
Laich-Kwil-Tach Treaty Society Nanwakolas Council Referrals Office

Xwemalhkwu (Homalco)

These First Nations will be contacted by letter or email initially about the project, and asked how they
would like be involved. The plan for engagement with First Nations after this initial outreach will be
defined based on their response. Regardless of response to this initial outreach, all First Nations will
receive a formal bylaw referral after 1° reading.

6. Budget and Resources

Approximately 0.5 full-time staff equivalent from Strategic and Community Development and mapping
resources will be assigned to the project through to completion. All community, stakeholder and First
Nations engagement, bylaw drafting, communications materials drafting and design will be completed
by RDN staff.

7. Monitoring and Evaluation

The RDN recognizes that engaging the public is a constantly evolving challenge, and is committed to
developing new and innovative approaches to keep the community involved and informed as well as
getting their feedback. Evaluating the public engagement for this project will be done throughout by
using feedback forms, surveys, and polls to gauge to what extent the public’s expectations are being
met, in order to adapt the consultation methods during the project, and as a learning tool for future
projects.

Page 6 of 6
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PN REGIONAL

‘ DISTRICT STAFF REPORT
OF NANAIMO

TO: Electoral Area Services Committee MEETING: February 13,2018

FROM: Renée Lussier FILE: 6140-20
Parks Planner

SUBJECT:  Signage Strategy for Community Parks and Trails

RECOMMENDATION
That the Signage Strategy for Community Parks and Trails be approved as presented.
SUMMARY

The proposed Signage Strategy for Community Parks and Trails is a standardized system of signs,
typefaces and graphics to welcome and communicate information to visitors of RDN parks and trails.
The goals are to develop a Signage Strategy to create signs that identify a site as a RDN Community Park
or Trail site, to identify the park and/or trail, to be visible and legible upon approach to the site and
along a trail, to be contemporary and aesthetically pleasing, and to be cost effective in fabrication and
installation. Developing a new signage program after the launch of the RDN’s new graphic standards is
an opportunity to align Parks Services with corporate branding.

BACKGROUND

Through the development of the Community Parks and Trails Strategy, signage was identified as the
most requested park improvement feature by the public for community parks.

At the October 4, 2016 Board meeting the following resolution #16-617 was approved.

“That staff be directed to remove the negative Regional District of Nanaimo signage from
all water accesses and community parks and replace it with simple water
access/community park identification signage.”

The old signs were removed and research into signage for parks and trails in other jurisdictions was
completed to better understand the graphic direction the Signage Strategy could take. The variety of
design options is vast — there are many precedent ideas that could work for RDN Parks. Staff focused
efforts on the cost effective qualities of signage while maintaining clear wayfinding options and branding
opportunities. Staff met with RDN team members in Building & Bylaw Services, Corporate Services, and
within Parks Services to better understand their signage needs. All were presented with an overview of
the Signage Strategy and their feedback was considered and integrated into the sign design.

Staff examined the 2014 Parks and Trails Guidelines as a reference for the proposed Signage Strategy for
Community Parks and Trails. The proposed new signs will reflect an updated graphic style and the RDN
Graphic Design Standards. The corporate branding for the RDN uses a specific font type and colour
palette; the new sign design integrates these branding components. An updated RDN logo will be
provided on the new signs as well.
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The signage classifications are as follows:

Identification Signage

Identification Signage is intended to mark the location of the park or trail at the earliest approach point
to the park or trail itself. The signage is intended primarily to be visible from a distance by visitors
traveling by vehicle at higher speeds but also useful to visitors arriving by bicycle or on foot. A wood sign
would be placed adjacent the main road into the park or adjacent the parking area, where possible. The
signage would be used at parks with larger entrances.

Entrance Signage

Entrance Signage are small signs intended to mark the entrance to a park or trail in small and less
developed parks. It should be to pedestrian scale, visible from a distance, and legible upon approach. A
combination of Entrance and Welcome Signage would highlight the main entrance.

Welcome Signage

The welcome sign would provide historic and current information about the park or trail, provide a park
map or trail system (or both), identify park or trail amenities, identify park or trail regulations, and
provide contact information for RDN Parks.

Trail Head Signage

Trail Head Signage is intended to mark the beginning of a trail. It would provide the trail name, the trail
condition (easy, moderate, difficult), the length of the trail, identify trail use (hiking vs walking), and
provide a trail system map with “You are here” identified.

Directional Signage

Directional Signage is intended to be placed where required in a park or along a trail. The purpose is to
direct park and trail users to areas of interest. Directional Signage would be a wayfinding tool for park
and trail users not referencing maps. Where necessary, park or trail system diagrams with a location
identified will be provided to enhance the wayfinding experience.

Interpretive Signage

Interpretive Signage is intended to provide historical, environmental, and/or educational information for
park and trail users. Interpretive Signage would be used in parks in areas of significance or along trails to
highlight points of interest.

Regulatory Signage

Regulatory Signage is intended to reinforce Bylaw 1399 and to clearly identify uses permitted/not
permitted in RDN Parks and along RDN Trails. It would provide universally understood icons to highlight
uses permitted/not permitted and provide contact information for RDN Parks. Regulatory Signage would
be customizable to reflect the individual park or trail in which the sign would be placed.

Safety Signage
Safety Signage is intended to alert park and trail users of possible dangerous conditions or unusual

activities. Their placement is key to ensure the safety of the public. The established use of yellow for
‘Caution’ and red for ‘Danger’ would be maintained.

A final signage type is included in the Signage Strategy for Community Parks and Trails is ‘Banners and
Flags’. Banners would be used at community events to identify a RDN Parks Services booth, or other

location. Flags would be incorporated into the Signage Strategy to enhance wayfinding at a public event.
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A pilot is planned in each Electoral Area and the priorities will be reviewed with each Electoral Area
Director and Parks and Open Space Advisory Committee.

ALTERNATIVES
1. That the Signage Strategy for Community Parks be approved as presented.
2. That the Signage Strategy for Community Parks not be approved as presented and alternative

direction be provided.
FINANCIAL IMPLICATIONS

The general cost to produce a signage set for a larger community park is $5,000. The breakdown is as
follows:

Item Cost
New identification signh $3,000
(72” long, with 2 posts
and a concrete pad)

New signage set

2 entrance signs at 5150 each $300

2 welcome signs at 5250 each $500

4 interpretive signs at 5250 each $1000

2 trail head signs at 550 each $100

6+ directional signs $100
TOTAL $5,000

Costs may vary depending on specific park needs or requirements. Material and printing are the primary
costs associated with the Signage Strategy — cost savings can be achieved by completing installation and
providing ongoing maintenance with staff only.

A pilot program in Community Parks and Trails is planned to assess the cost impact and the overall
effectiveness of the Signage Strategy. Each Electoral Area has $2,000 in the sign budget that could be
used for a pilot project in a selected park or trail.

STRATEGIC PLAN IMPLICATIONS

The Community Parks and Trails Strategic Plan (January 2014) identified signage as the most requested
park improvement feature by the public for existing community parks. The Signage Strategy applies to
the RDN Strategic Plan by providing designs for high quality signs in the most cost effective way. This
aligns with the Focus on Service and Organizational Excellence through the delivery of efficient, effective
and economically viable services that meet the needs of the Region. The Strategic Plan also states that
community mobility and recreational amenities are core services. The new Signage Strategy will
enhance parks and provide information to encourage use of parks and trails.
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Renée Lussier
rlussier@rdn.bc.ca
February 1, 2018

Reviewed by:
e W. Marshall, Manager, Parks Services
e T.Osborne, General Manager, Recreation and Parks
e P. Carlyle, Chief Administrative Officer

Attachments

1. Signage Family for Community Parks and Trails
2. Signage Strategy for Community Parks and Trails
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eleame to

COMMUNITY PARK

* post and mounting TBD

IDENTIFICATION sign
cedar wood product and dimensions
to remain

SIGNAGE CLASSIFICATION FOR THE SIGNAGE STRATEGY FOR COMMUNITY PARKS AND TRAILS
EASC Meeting February 13th, 2018

Park
Name

COMMUNITY PARK

ENTRANCE sign
size: 18x36”
height to

top of sign: 8’
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WELCOME sign

size: 18x22”

height to top of sign: 4’
*panel tilt 30° back

INTERPRETIVE sign
size: 18x22”

height to top of sign: 4’
*panel tilt 30° back

@ Trail Name
TRAIL

TRAIL HEAD sign DIRECTIONAL sign
size: 10x18” size: 5x5”
height of top of sign: 4’-8” height to top of sign: 4’



Parks Services
SIGNAGE STRATEGY

Defining a Comprehensive Wayfinding Strategy for
Community Parks & Trails



Goals

1. To welcome visitors and provide information needed for
an enjoyable and safe experience.

2. To develop a signage strategy that is consistently
identifiable as RDN Parks and Trails sites

3. To clearly identify the park and/or trail

4. To be visible and legible upon approach to the park and
along the trail

5. To be contemporary and aesthetically pleasing
6. To be cost effective in fabrication and installation

www.rdn.bc.ca



Objectives

1. FOR WELCOMING SIGNAGE

* Engage the visitor mapping and illustrations
that highlight the park’s features and
amenities

e Use graphics and fonts that are legible

* Provide ways for the visitor to engage with
the RDN beyond the park —ie: contact
information, social media options, and the
RDN website

www.rdn.bc.ca



Objectives

2. FOR CONSISTENCY

 Use colours as identified in the current RDN
Graphic Standards

* Apply a graphic consistency to all signage
that allows for future additions (all signage
developed should follow the established
graphic style)

* Include a design that is reflective of the
RDN region — shore, mountain, forests,
horizon — and the RDN logo

www.rdn.bc.ca



Objectives

3. FOR CLEAR IDENTIFICATION

e Use a font size that is visible from
reasonable distances for pedestrians and
drivers

* Use high contrasting colours

e Consider human scale (heights, location,
quantity)

* Reduce information clutter on signage

www.rdn.bc.ca



Objectives

4. TO BE VISIBLE
* Consider pedestrian/human scale
* Use high contrasting colours

* Mark park uses and regulations at
entrances

www.rdn.bc.ca



Objectives

5. TO BE CONTEMPORARY

* Provide an update/refresh to current
signage

e Use industry standard software to produce
graphics

e Use industry standard materials in sign
fabrication

* Keep current standards of installation and
mounting material to maintain consistency
for all sites (ie: wood post with sign)

www.rdn.bc.ca



Objectives

6. TO BE COST EFFECTIVE

* Use simple materials and
connections/attachments

* Can be reproduced by multiple signhage
companies

e Use aluminum composite for panels — a
readily and widely available signage
material

* (Can be installed by staff and minor repairs
can be provided in-house

www.rdn.bc.ca



Park

CONMMUNITY PARK

f|
A |
S ' /

IDENTIFICATION sign ENTRANCE sign | WELCOME sign TRAIL HEAD sign DIRECTIONAL sign
cedar wood product and dimensions size: 18x36” size: 18x22” size: 10x18” size: 5x5”
to remain height to height to top of sign: 4’ height of top of sign: 4’-8" height to top of sign: 4’
top of sign: &’ *panel tilt 30° back
INTERPRETIVE sign
size: 18x22”

height to top of sign: 4’
*panel tilt 30° back

www.rdn.bc.ca




|dentification Sighage

* Provide retrofit for
existing wood signs to
encourage consistency

* New identifications signs 7 0eleame ta
to all be cedar with

routered lettering and pa rk Nname h SIS

COMMUNITY PARK

graphic applied to base
of sign

* 2-post, or 4-post options
available with the largest
sign being 72” in width

 To be used at community
parks with larger
entrances
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Entrance o _—

e Single post sign at Pa rk
height provided a N ame
entrances COMMUNITY PARK

e Parks with smallel
entrances to have

sign type




Welcome Signage

*  Welcome signage
includes park
information,
regulations, mapping,
and amenity
identification
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Example Entrance Signage Set

< 18 >

AW

Park
Name

COMMUNITY PARK

Vv

«—
36 22

+/-18

000
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Trail Head Sighage

* Provide marked starting
point for community @ Trail Name
trails TRAIL
* Maps provided at trail , 1.9 km
head showing trail "

network and amenity
location

* Information includes
permitted trail uses,
trail conditions, length
of trail
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Directional Signage

* Information included
on trail posts include

distances, directions,
boundaries and PLAYGROUND

property lines, and
location maps

MARKET
1 km
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Regulatory Sighage

* Simple layout for single POR REGIONAL

i ; DISTRICT
post appllcatlon 2 OF NANAIMO

BYLAW NO, 1399

e Smaller in scale than

what is currently being @ @
used (and removed!)

PLEASE PICK-UP PLEASE THROW
AFTER YOUR PET AWAY YOUR

e |con layout can be TRASH

customized for the @ g

location
FIRES

NOT PERMITTED NOT PERMITTED

e (Can beinstalled if and
when required

www.rdn.bc.ca




Interpretive Signage

e Standard graphic
identity established for
interpretive signage

e Specific park or feature
information with
graphics to be included
on the background
provided

www.rdn.bc.ca




Safety Sighage

e Easily attached to an
existing post in a park
or along a trail

* Highly visible colours

e Different colour
scheme than other
signage, applicable to
all parks and trails

CAUTION

CYCLISTS
AND
HORSES
ON TRAIL

PR REGIONAL

g DISTRICT
et OF NANAIMO

Contact RDN Parks

1-888-828-2069
@ or 250-248-4744

parks@rdn.be.ca

www.rdn.bc.ca




Banners and Flags

Identity banners for
special events
(promotional,
informational,
educational)

High visibility
Specific to RDN Parks

el

REGIONAL

DISTRICT
OF NANAIMO

Parks
&
Trails

REGIONAL

= DISTRICT m%
s OF NANAIMO

1l;l:"s(il()NAL
g DISTRICT
e OF NANATMO

i Parks & Trails
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New identification sign — 2-post

at 72” length, concrete pad $3000
. New pedestrian scale
Cost Analysis| |
signage set
* Example: Signage Set 2 entrance signs
for a Community Park 2 welcome signs

4 interpretive signs
2 trail head signs
6+ directional signs $2000

TOTAL $5000

Add for new kiosk, if required —
$8,000 - 10,000 structure
$3,000 - 5,000 signage + wood framing

www.rdn.bc.ca




Next Steps

1.

Approval of Signage Strategy — revising graphics per
EASC comments

Work with Communications to coordinate icon
development

Review priorities with each Electoral Area Director
and each POSAC

Roll out Signage Strategy for a pilot parks and trails

www.rdn.bc.ca




PN REGIONAL
o) DISTRICT STAFF REPORT

OF NANAIMO
TO: Regional District of Nanaimo MEETING: February 13,2018
Electoral Area Services Committee

FROM: Jon Wilson FILE: 7130-01 ERCS
Manager of Emergency Services

SUBJECT: Emergency Reception Centre Signs

RECOMMENDATION
That the report be received for information.
SUMMARY

At the Regular Board Meeting of January 24, 2017, the Board approved the following motion:

that staff be directed to prepare a report back to the Committee regarding the signage
at the Emergency Reception Centres.

Hi-visibility sandwich board signs are currently stored at Emergency Reception Centre (ERC) and during
an emergency are strategically placed in the community to guide evacuees to the ERC. In addition, bright
yellow banner signs are hung on the exterior of the building to identify the building as an ERC
(Attachment 1).

Permanent signage at ERCs is not advised because not all centres would be active during an emergency
situation. Having permanent signage on an ERC may cause confusion in an emergency situation.

BACKGROUND

Currently, the Regional District of Nanaimo (RDN) has agreements in place for pre-designated
Emergency Reception Centres in eight locations throughout the area.

Emergency Reception Centres

- Gabriola Island Rollo Seniors Centre - Lighthouse Community Centre

- Cedar Community Hall - BowserLegion

- Cranberry Hall - Gabriola Island Community Hall

- Nanoose Place - Coombs Fairgrounds
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These agreements are coming up for renewal at the end of March 2018. The facilities are available to
the RDN when needed in an emergency. Currently, the RDN is aware that the Gabriola Island
Community Hall is going to become unavailable for use through the summer of 2018 due to renovations
to the building. The Rollo Seniors Centre on Gabriola Island will remain the primary location for an ERC
on Gabriola Island, and staff may look for a suitable alternate location on the south end of the island.

These ERC facilities are used to receive people who have been displaced during an emergency and to
provide a location for Emergency Support Services (ESS) volunteers to register the people for access to
services such as food, shelter, clothing, for up to 72 hours. After 72 hours, residents are required to
make alternate arrangements with family, insurers, or other agencies.

The halls are pre-designated for Emergency Program Coordinator (EPC) to afford a level of confidence in
the emergency program and emergency plan that locations are both available when needed and of a
size to receive anticipated groups of people from the area.

Each location is provided with forms and equipment so that ESS volunteers are able to arrive and
provided services. The equipment, stored on site, includes several hi-visibility sandwich board signs that
are strategically placed to guide evacuees to the location, and bright yellow banner signs are hung on
the exterior of the building to identify the hall as an ERC. The facilities provide space for people to arrive
and get out of the weather while volunteers register them for ESS and provide referrals to hotels,
groceries, etc. The ERC is not used for longer term services on site such as group lodging.

The concern with mounting permanent signs on each facility is that it will raise local public awareness
and expectations that that particular facility will be active in the event of a local emergency. While this
may initially appear desirable, it can lead to significant confusion for the public if that particular hall is
not activated for ESS. An ERC may not be active because of the volume of evacuees expected, blocked
evacuation routes, a security issue, or the emergency incident is too close to that community hall.

To ensure evacuees are aware of where to go when evacuated, the specific information is most often
provided by first responders to the evacuees at the scene. The Incident Commander will be in contact
with the local Emergency Program Coordinator to arrange ESS support and will communicate where to
send the residents. In larger evacuations, the ERC location and broader public information will be
coordinated through the Emergency Operations Centre and provided to local media and through social
media. The portable Emergency Reception Centre signs will be displayed at the designated facility. This
process is consistent with other emergency programs within BC.

ALTERNATIVES
That the report be received for information.
FINANCIAL IMPLICATIONS

There are no financial implications associated with the recommendation of this report.
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STRATEGIC PLAN IMPLICATIONS

The current process for activating, identifying and utilizing a community hall for an emergency reception
centre meets the 2016-2020 Board Strategic Plan to “deliver efficient, effective and economically viable
services that meet the needs of the region.” The established processes for identifying the location of an
emergency reception centre may be unique to the emergency situation and there is a plan in place to
effectively inform the public where to go at the time.

7. -

Jon Wilson
jwilson@rdn.bc.ca
February 5, 2018

Reviewed by:

e D. Pearce, Director, Transportation and Emergency Services
e P. Carlyle, Chief Administrative Officer

Attachments:
1. Reception Centre Signs
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EMERGENCY
SUPPORT SERVICES

RECEPTION
CENTRE
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