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ELECTORAL AREA SERVICES COMMITTEE MEETING 

APPROVAL OF AGENDA 

ADOPTION OF MINUTES 

Tuesday, 
March 5, 2013 

Regional District Board Room 
175lngram Street, Duncan, BC 

3:00p.m. 

AGENDA 

M1 Minutes of February 5, 2013, EASC Meeting 

3. BUSINESS ARISING FROM MINUTES 

4. DELEGATIONS 

5. STAFF REPORTS 
R1 Maddy Koch, Planning Technician, regarding Application No. 18-B-12DP/RAR 

(Applicant: Carole Bokrossy) 
R2 Dana Leitch, Planner II, regarding Application No. 3-B-11 RS 

(Applicant: Steve Mcleod) 
R3 Dana Leitch, Planner II, regarding Application No. 1-I-09RS 

(Applicant: Van Isle Waterfront Dev. Corp.) 
R4 Rob Conway, Manager, regarding Application No. 1-E-13ALR 

(Applicant: David Godfrey) 
R5 Rachelle Rondeau, Planner I, regarding Application No. 1-B-13DVP 

(Applicant: Ramina & Gin Dhillon) 
R6 Rachelle Rondeau, Planner I, regarding Application No. 2-A-12RS 

(Applicant: Parshel Holdings Ltd.) 
R7 Alison Garnett, Planner I, regarding Application No. 3-I-12DVP 

(Applicant: Warburton/Mackenzie/Young) 
R8 Alison Garnett, Planner I, regarding Application No. 7-H-12DP 

(Applicant: TirnberWest Forest 1 Ltd.) 
R9 Alison Garnett, Planner I, regarding Area E Bill 27 & Housekeeping 
R10 Rachelle Rondeau, Planner 1, regarding Green Building Rezoning 

And Private Sector Green Building Policies 
R11 Ann Kjerulf, Senior Planner, regarding Cowichan Bay Float Homes Study 
R12 Ann Kjerulf, Senior Planner, regarding Area D OCP 
R13 Rob Conway, Manager, regarding Cowichan Bay Campground 

2289 Lochmanetz Road 
R14 Mike Tippett, Manager, regarding amendments to the South Cowichan OCP 

and South Cowichan Zoning Bylaws. 
R15 Tom Anderson, General Manager, regarding Cell Tower Protocol 
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6. CORRESPONDENCE 

7. 

8. 

C1 Grant in Aid request- Area I 448 
C2 Grant in Aid request- Area C 449-451 
C3 Memo dated February 13, 2013 from Sybille Sanderson, Manager, 

Regarding 2013-2014 Youbou Fire Protection Service Commission Appointment 452-454 
C4 Letter dated February 14, 2013, from Brian Peters regarding 

Resignation from the Area F APC 455 
C5 Letter dated February 1, 2013, from TELUS regarding community 

Charitable giving program (referred from February 5, 2013 EASC) 456-459 
C6 Email dated February 28, 2013 from Jim McCreesh and Dean Addison 

Regarding Ceylon Road Survey 460-462 

INFORMATION 
IN1 2012 Year End Report 
IN2 January 2013 Building Report 
IN3 Minutes of Area B APC meeting of August 9, 2012 
IN4 Minutes of Area D Parks meeting of February 18, 2013 
IN5 Minutes of Area F APC meeting of February 18, 2013 
INS Minutes of Area E Parks meeting of January 29, 2013 
NEW BUSINESS 

463-479 
480-482 
483 
484-485 
486-488 
489-490 

9. PUBLIC/PRESS QUESTIONS 

10. CLOSED SESSION 
Motion that the meeting be closed to the public in accordance with the Community Charter Part 4, Division 
3, Section 90(1), subsections as noted in accordance with each agenda item. 

CSM1 Minutes of Closed Session EASC Meeting of February 5, 2013 
CSR1 Law Enforcement [Section 90(1 )(f)] 

11. ADJOURNMENT 

491-492 
493-497 

NOTE: A copy of the full agenda package is available at the CVRD website www.cvrd.bc.ca 

Director L. lannidinardo, Chair 
Director M. Walker 
Director B. Fraser 
Director I. Morrison 

Director M. Marcotte 
Director G. Giles 
Director M. Dorey 

Director P. Weaver 
Director L. Duncan 
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PRESENT 

ALSO PRESENT 

APPROVAL OF 
AGENDA 

MINUTES 

BUSINESS ARISING 

DELEGATIONS 

D1- Budding 

/l / ./i 
c lc I . 

I ' 

Minutes of the Electoral Area Services Committee Meeting held on Tuesday, 
February 5, 2013 at 3:00p.m. in the Regional District Board Room, 175 Ingram 
Street, Duncan, B.C. 

Director L. lannidinardo, Chair 
Director M. Walker 
Director I. Morrison 
Director M. Marcotte 
Director M. Dorey 
Director P. Weaver 
Director B. Fraser 
Director L. Duncan 
Director G. Giles 
Director R. Hutchins. Board Chair 

Tom Anderson, General Manager 
Mike Tippett, Manager 
Warren Jones, Administrator 
Rob Conway, Manager 
Brian Duncan, Manager 
Sybille Sanderson, A/General Manager 
Brian Farquhar, Manager 
Alison Garnett, Planner I 
Ann Kjerulf, Senior Planner 
Nino Morano, Bylaw Enforcement Officer 
Cathy Allen, Recording Secretary 

The Chair noted changes to the agenda which included adding six items of 
listed New Business, two items of additional New Business, three additional 
items of Closed Session New Business and that agenda item R1 be moved to 
come after D3. 

It was Moved and Seconded 
That the Agenda as amended be approved. 

MOTION CARRIED 

It was Moved and Seconded 
Thatthe minutes of the January 15, 2013 EASC meeting be adopted. 

MOTION CARRIED 

There was no business arising. 

Paul Budding was present regarding his objection to the CV Trap and Skeet 
Club's request for extra shoots. Mr. Budding reviewed and distributed 
correspondence dated February 5, 2013, which contained further information to 
his presentation at the January 15th EASC. He requested that the court order 
be enforced and that special event shoots not be approved. 
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D2- Pakulak 

D3- Buck 

STAFF REPORT 
R1 - CV Trap & Skeet 
Club 

DELEGATION 
D4- Siegler 

Andrew Pakulak was present regarding Cowichan Lake Road gun club. Mr. 
Pakulak provided further information to his presentation made at the January 
15th EASC meeting. He stated that he is not against the club but has concerns 
with two shoots in a row and would like to see it spread out and be reasonable. 
Mr. Pakulak stated that he would like to see more discussion happen. 

Richard Buck was present on behalf of the Cowichan Valley Trap and Skeet 
Club to clarify the club's request for special event shoots and to advise of recent 
developments. Mr. Buck reviewed new information dated February 5, 2013 
(included within agenda item R1). He stated that the Club is willing to discuss 
their request and any concerns at a public meeting. 

The Committee directed questions to Mr. Buck. 

Nino Morano, Bylaw Enforcement Officer, reviewed staff report dated January 
31, 2013, regarding CV Trap and Skeet Club special event shoots 2013. Mr. 
Morano noted that he had no new information to add other than what is 
attached to his staff report. 

The Committee directed questions to staff. 

It was Moved and Seconded 
That the CVRD host a community meeting to receive public input prior to 
considering a request by the Cowichan Valley Trap & Skeet Club for approval of 
two special event shoots in 2013, and that a record/minutes of the community 
meeting along with a further staff report be forwarded to the EASC for direction. 

MOTION CARRIED 

Dorothea Siegler was present regarding concerns about the increase in density 
of microwave radiation frorn cell towers. Ms. Siegler distributed and reviewed 
further information (letter dated February 5, 2013) regarding three proposed cell 
towers in the CVRD. 

Ms. Siegler offered to provide a presentation by Katharina Gustavs, Building 
Biology Environmental Consultant, to get a better understanding of the nature of 
radiofrequency radiation. 

Dr. Stephen Faulkner also spoke respecting health concerns of radiofrequency 
radiation frorn cell towers. 

The Committee directed questions to delegates and staff. 

The Chair thanked the delegates for appearing. 
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STAFF REPORTS 

R2-Meyland 

R3 - Cowichan Bay 
OCP 

Alison Garnett, Planner I, reviewed staff report dated January 29, 2013, 
regarding Application No. 1-B-13DP (Meyland) to allow subdivision of one new 
lot at 1632 Wilmot Avenue. 

It was Moved and Seconded 
That Application No. 1-B-13DP submitted by John and Janet Meyland on Lot 
33, Section 2, Range 5, Shawnigan District, Plan 47154 (PID 011 851 074) for 
subdivision of one new lot be approved subject to: 
a) Subdivision will be in substantial compliance with the approved plans; 
b) Prior to issuance of a building permit on the new lot, a qualified 

professional provides advice on low-impact development techniques and 
recommendations to maintain post development flows to predevelopment 
flow rates and volumes. 

MOTION CARRIED 

Ann Kjerulf, Senior Planner, reviewed staff report dated January 30, 2013, 
regarding proposed Cowichan Bay Official Community Plan. 

Ms. Kjerulf introduced members of the OCP Steering Committee who were 
present. The Chair of the OCP Steering Committee provided further information 
to the OCP process. 

Ms. Kjerulf stated that they are ready and eager to begin the public 
meeting/hearing process. 

The Committee members provided positive comments towards the process and 
directed questions to staff. 

It was Moved and Seconded 
1. That Area D- Cowichan Bay Official Community Plan Bylaw 3605 be 

forwarded to the CVRD Board for consideration of first and second 
readings. 

2. That Area D - Cowichan Bay Official Community Plan Bylaw 3605 has 
been considered and found to be consistent with: 
a. the CVRD Financial Plan; and 
b. the CVRD Solid Waste Management Plan; 

3. That Area D - Cowichan Bay Official Community Plan Bylaw 3605 be 
referred to the Provincial Agricultural Land Commission in accordance 
with the Local Government Act; 

4. That a public hearing be held on proposed Area D - Cowichan Bay 
Official Community Plan Bylaw 3605 in accordance with the Local 
Government Act; and 

5. That the CVRD Board delegate the holding of the public hearing in 
accordance with the Local Government Act to CVRD Electoral Area 
Directors lannidinardo, Duncan, and Giles. 

MOTION CARRIED 
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R4- Bill 27, Area E 

R5- Cell Towers 

R6- Cell Tower 
(Rona) 

Alison Garnett, Planner I, reviewed staff report dated January 30, 2013, 
regarding Area E Zoning and OCP Bylaw amendments (Bill 27; Conservation 
Species at Risk & Social Sustainability; Parkland, wetland & trail acquisition). 

It was Moved and Seconded 
That OCP Amendment Bylaws No. 3680 and 3681 and Zoning Amendment 
Bylaw No. 3862 (Bill 27 and housekeeping amendments, Area E) be referred 
back to staff until the Area F APC reviews the proposed OCP amendments. 

MOTION CARRIED 

Rob Conway, Manager, reviewed staff report dated January 31, 2013, 
regarding request for letters of concurrence for proposed telecommunication 
towers. 

Kiersten Enemark, Director, Land & Municipal Affairs for Standard Land 
Company Inc., agent for TELUS was present and provided a powerpoint 
presentation respecting local demand for wireless services and reviewed three 
proposed sites for telecommunication towers in the Regional District along with 
TELUS requests for letters of concurrence for the proposed sites. 

Brian Gregg, Senior Real Estate and Government Affairs Manager, and Ray 
Lawson, General Manager for TELUS, were also present. 

Committee members directed questions to TELUS representatives and staff. 

It was Moved and Seconded 
That agenda item R6 (proposed telecommunications tower at 3730 TCH/Rona) 
be tabled. 

MOTION CARRIED 

It was Moved and Seconded 
That further to a proposal by TELUS to locate a telecommunication tower at 
3730 Trans Canada Highway, that TELUS be requested to undertake an 
investigation into locating the proposed tower in the recreation area on Cobble 
Hill Mountain, and further, that the matter be referred to the Regional Parks 
Committee for review. 

MOTION CARRIED 

It was Moved and Seconded 
That the letter dated February 1, 2013 from TELUS regarding 
amenities/community giving program, be forwarded to a future EASC for further 
discussion. 

MOTION CARRIED 
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R7- Cell Tower 
(Eagles Hall) 

R8- Cell Tower (John 
Deere) 

R9 - Release of 
Easement (Elise 
Holdings Ltd.) 

R1 0 - Parks Capital 
Funds 

R11-Air 
Compressor 
purchase 

R12- Vacation 
Rentals 

It was Moved and Seconded 
With due respect for significant and strong objections from a segment of the 
community deemed affected or who believe themselves to be affected by the 
installation of telecommunication towers, that the CVRD provide a Letter of 
Concurrence for a TELUS telecommunications tower to be installed at 2965 
Boys Road and at 4650 Trans Canada Highway; and further, that a summary of 
information/concerns received be forwarded to Industry Canada. 

MOTION CARRIED 

It was Moved and Seconded 
1. That the appropriate documents be executed to release Easement 

EE13450 over lot 2, Block 180, Plan VIP78710, Cowichan Lake District 
specifically identified as Area C on Plan 47216, as this portion will be 
included in the new Lot 7 that will be transferred in fee simple to the 
CVRD for park purposes at the time of subdivision approval and will no 
longer be required; and 

2. That the appropriate documents be executed to register an easement 
over the new Lot 7 (Park) and Lot 2, Plan VIP51966 (existing Marble Bay 
Park) in favour of the Cowichan Valley Regional District for public access 
to Lot 3, Plan VIP51966 (existing Marble Bay Park) as required by the 
Land Titles office. 

MOTION CARRIED 

It was Moved and Seconded 
That the CVRD Purchasing Policy be waived to allow the Quarry Nature Park 
Washroom Capital Project to proceed prior to the adoption of the CVRD 2013 
Budget. 

MOTION CARRIED 

It was Moved and Seconded 
That the CVRD Purchasing Policy be waived, and, that prior to approval of the 
2013 budget, the capital expenditure of a used Bauer Mariner Compressor 
System for the Honeymoon Bay Fire Rescue be authorized. 

MOTION CARRIED 

It was Moved and Seconded 
That an amendment to the Area I OCP to enable the issuance of temporary use 
permits for vacation rentals be included in the next update of the Area I OCP 
and Zoning Bylaw. 

MOTION CARRIED 

It was Moved and Seconded 
That an amendment to the Area F OCP respecting the issuance of temporary 
use permits for vacation rentals be referred to staff for consideration and 
discussion with the Area F APC when the Area F OCP is reviewed. 

MOTION CARRIED 
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CORRESPONDENCE 

C1-AVICC 
resolutions 

C2 to C4- Grants in 
Aid 

INFORMATION 

IN1 to IN5- Minutes 

NEW BUSINESS 

NB1 - R5 add-on 
material 

NB2- R12 add-on 
material 

It was Moved and Seconded 
That the memo dated January 15, 2013 from AVICC regarding the February 25, 
2013 resolutions deadline be received and filed. 

MOTION CARRIED 

It was Moved and Seconded 
That the following grant in aid requests be approved: 

That a grant in aid, Area B - Shawnigan lake, in the amount of $500 be given 
to Malahat lions to assist with Shawnigan Cemetery maintenance. 

That a grant in aid, Area C - Cobble Hill, in the amount of $500 be given to 
Malahat lions to assist with Shawnigan Cemetery improvements. 

That a grant in aid, Area D - Cowichan Bay, in the amount of $500 be given to 
Ecostravaganza to support the Ecole Mill Bay School event. 

MOTION CARRIED 

It was Moved and Seconded 
That the following minutes be received and filed: 

o Minutes of Area C APC meeting of January 17, 2013 
o Minutes of Area D Parks meeting of January 21,2013 
o Minutes of Area C Parks meeting of January 24, 2013 
o Minutes of Area A Parks meeting of November 12, 2012 
o Minutes of Area G Parks meeting of January 7, 2013 

MOTION CARRIED 

It was Moved and Seconded 
That the email dated February 2, 2013, from Gar Clapham regarding agenda 
item R5 (telecommunication towers) be received and filed. 

MOTION CARRIED 

It was Moved and Seconded 
That the letter dated February 4, 2013, from lisa and John Merrett regarding 
agenda item R12 (temporary use permits for vacation rentals) be received and 
filed. 

MOTION CARRIED 
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NB3 to NB6- grants 
in aid 

NB7- Next EASC 
meeting 

NBS- Cell tower 
policy 

CLOSED SESSION 

It was Moved and Seconded 
That the following grants in aid be approved: 

That a grant in aid, Area E - Cowichan Station/Sahtlam/Gienora, in the 
amount of $500 be given to Volunteer Cowichan to support leaders of 
Tomorrow Awards event. 

That a grant in aid, Area A- Mill Bay/Malahat, in the amount of $2000 be 
given to Francis Kelsey School to provide four bursaries (4x$500) for Area A 
students. 

That a grant in aid, Area A- Mill Bay/Malahat, in the amount of $500 be 
given to Ecostravaganza to support the Ecole Mill Bay School event. 

That a grant in aid, Area A- Mill Bay/Malahat, in the amount of $500 be 
given to Malahat Lions to assist with Shawnigan Cemetery maintenance. 

MOTION CARRIED 

Mr. Anderson noted that there is a conflict with some Director's schedules and 
the regular February 19'h EASC meeting date and suggested that the meeting 
be cancelled but that a special budget only meeting be held on February 25th . 

It was Moved and Seconded 
That the February 19, 2013 regular EASC meeting be cancelled and that a 
Special EASC budget only meeting be scheduled for Monday, February 25, 
2013 at 3:00pm in the CVRD Board Room. 

MOTION CARRIED 

Director Giles stated that she is interested in the CVRD looking further into 
adopting a cell tower policy, but would like to receive more information. 

Director Walker suggested that staff could request a copy of the City of 
Vancouver's policy and include those findings in a future staff report to EASC. 

It was Moved and Seconded 
That staff be directed to contact the City of Vancouver to request a copy of their 
policy respecting cell tower protocol, and that their policy, along with previous 
samples acquired from various other local government jurisdictions, be included 
in a staff report to an upcoming EASC meeting for discussion. 

MOTION CARRIED 

It was Moved and Seconded 
That the meeting be closed to the public in accordance with the Community 
Charter Part 4, Division 3, Section 90(1 ), subsections as noted in accordance 
with each agenda item. 

MOTION CARRIED 

The Committee moved into closed session at 7:05p.m. 
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RISE 

ADJOURNMENT 

The Committee rose without report. 

It was Moved and Seconded 
That the meeting be adjourned. 

MOTION CARRIED 

The rneeting adjourned at 7:30 p.m. 

Chair 

PageS 

Recording Secretary 
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STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 
OF MARCH 5, 2013 

DATE: February 26, 2013 

FROM: Maddy Koch, Planning Technician 

SUBJECT: Application No. 18-B-12DP/RAR 
(Carole Bokrossy) 

Recommendation/Action: 

FILE NO: 

BYLAW NO: 

18-B-12 DP 

3510 

1. Thai Application No. 18-B-12 DP/RAR by Carole Bokrossy on behalf of owners Maureen 
Jaeger and Victor Bokrossy, for a Shawnigan Village Development Permit for Parcel G, 
Section 2, Range 5, Shawnigan District, Plan 1101 except part lying to the north of the 
road to Mill Bay and except Plan VIP56665, be approved subject to: 

• Ongoing removal of Scotch Broom, Himalayan Blackberry and any other invasive 
plants from the subject property; 

o Permanent marking of the 10 metre Stream Side Protection and Enhancement Area, 
by way of strategically-placed signage, in accordance with the recommendation 
within RAR report No. 2687, prepared by Justin Lange; 

o Any new driveways to be constructed using pervious surfacing such as gravel; 
o Retention of, and compliance with, a report prepared by a qualified professional, 

which makes detailed rainwater management recommendations, at the time of any 
future building permit application for the subject property and; 

o Reasonable retention of trees and vegetation. 

2. That the Regional Board authorize the release of Covenant No. FB4361 00 concurrently with 
subdivision registration, upon all conditions of subdivision approval being met. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Divisio11.· NIA) 

Background: 

Location of Subject Property: 1548 Shawnigan Mill Bay Road 

Legal Description: Lot G, Section 2, Range 5, Shawnigan District, Plan 1101 except part lying 
to the north of the road to Mill Bay and except Plan VIP56665 

Date Application and Complete Documentation Received: December 13, 2012 

Owner: Maureen Jaeger & Victor Bokrossy 

Applicant: Carole Bokrossy 

Size of Parcel: Approximately 0.87 hectares 

11 



2 

Zoning: R-2 (Suburban Residential) 

Existing Plan Designation: Suburban Residential 

Existing Use of Property: Residential 

Existing Use of Surrounding Properties: 
North: Residential (R-2) 
South: Residential (R-2) 
East: Residential (R-2) 
West: Residential (R-2) 

Services: 
Road Access: Shawnigan- Mill Bay Road 

C"«cid:llln 
Yml•Y 

R..ogin:ml 
Ifuirirt 

18-B-1202 

Water: Currently the lot uses ground water. An application has 
been made to expand the Lidstech Holdings water service 
area to include the subject property. Lidstech Holdings has 
indicated that they "believe water service can be provided to 
[the]land" subject to conditions. 

Sewage Disposal: Onsite septic. 

Agricultural Land Reserve Status: Out 

Village Containment Boundary: Within the Shawnigan Village Containment Boundary 

Environmentally Sensitive Areas: A tributary to Hollings Creek runs through the property 

Archaeological Site: None Identified 
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Proposal 
The applicant has applied for a Shawnigan Village Development Permit, for the purpose of 
subdividing the ±0.87 ha subject property into a ±0.4183 ha lot and a ±0.4538 ha lot. In this 
case, the proposal triggers the General Guidelines, as well as the guidelines for: Landscaping, 
Rainwater Management and Environmental Protection; Subdivision; and Riparian Protection 
(Freshwater), in accordance with the Shawnigan Village Development Permit Area Guidelines of 
CVRD Bylaw No. 3510. 

Property Context: 
The subject property is ±0.87 hectares in size, zoned R-2 and located within the Shawnigan 
Village Containment Boundary. The rectangular lot slopes up towards the middle of the 
property, where the dwelling and a small suite are located, then it slopes down towards a ravine 
which runs parallel to the rear property line. Within the ravine is a seasonal, unnamed tributary 
to Hollings Creek which has been deemed subject to the Riparian Areas Regulation (RAR) by a 
Qualified Environmental Professional. Several accessory structures, including a shed and a 
BMX half pipe, are located on the subject property. A number of these may need to be removed 
or relocated to ensure compliance with setbacks. 

The subject property has significant tree cover, and few invasive plants were observed during 
staff's site visit. RAR Report No. 2687 notes the presence of some Himalayan Blackberry and 
Scottish Broom. 

The lot is currently serviced by well water. Soon the lot should be included in, and serviced by, 
the Lidstech Holdings community water service area, as required by CVRD Bylaw No.985 in 
order to subdivide to a minimum lot size of 0.4 hectares. It will not be possible to subdivide the 
property until it is connected to the community water system. 

Policy Context: 
The subject property is within the Shawnigan Village Development Permit Area, within which all 
subdivision applications require a development permit for the purpose of addressing: the 
Landscaping, Rainwater Management and Environmental Protection guidelines; the Subdivision 
guidelines; and the General guidelines of the development permit area. As a tributary to 
Hollings Creek is located on the subject property, the development permit must also address the 
Riparian Protection (Freshwater) Guidelines. 

The following is a summary of the applicable guidelines and a description as to how the 
applicant is proposing to address each. Please note that the complete development permit area 
guidelines are attached to this report. 

Landscaping, Rainwater Management and Environmental Protection 
Guideline summary: The applicable guidelines for rainwater management suggest: that 
pervious surfaces should predominate sites, that watershed features should be protected, and 
that sites should remain in a natural state, with minimal tree and vegetation removal taking 
place. 

Proposed measures to address guidelines: The current application is simply for subdivision of 
the lot. Dwellings already exist on each of the proposed new lots, so no house construction is 
anticipated. Following subdivision, each lot will be eligible for small suite construction- though 
the current owners do not have plans to develop the lots further. Because there is the potential 
for further residential development of the proposed lots, the applicants are proposing to 
undertake a detailed rainwater management study in conjunction with any future building permit 
application. If this is made a condition of the development permit, it would be applicable 
whether the current owners or future owners pursue further lot development. 
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A new driveway is likely to be required as a part of the subdivision application, and the applicant 
has indicated that they would prefer to develop a pervious driveway, like the existing gravel 
driveway. 

Some tree removal is likely to be required as a part of driveway development, but vegetation on 
the rest of the property, including the area surrounding the seasonal creek, is proposed to 
remain untouched. 

Subdivision Guidelines 
Guideline Summary: Similarly to the above-described guidelines, the Subdivision guidelines 
encourage vegetation and tree retention. 

Proposed measures to address guidelines: Described above. 

General Guidelines 
Guideline Summary: The applicable General guidelines suggest that eradication of invasive 
weeds should be a requirement of all development permits. 

Proposed measures to address guidelines: The applicant indicated that ongoing broom removal 
has taken place on the property, and that this has been effective in managing the species. RAR 
report No. 2687 notes the presence of Himalayan Blackberry, as well as scotch broom. The 
applicant has indicated that they plan to continue removing invasive plants from the property. 

Riparian Area (Freshwater) Guidelines 
Guideline Summary: The Riparian Area (Freshwater) Guidelines are designed based on the 
Provincial Riparian Areas Regulation. When subdivision of a lot which contains a watercourse 
subject to the Riparian Areas Regulation is proposed, applicants must obtain the services of a 
Qualified Environmental Professional, for the purpose of preparing a Riparian Areas Regulation 
Assessment Report. These reports identify a Streamside Protection and Enhancement Area 
(SPEA), and outline measures to protect it. 

Proposed measures to address guideline: The applicant retained the services of QEP Justin 
Lange, who prepared RAR report No. 2687. The report states that, while the seasonal 
watercourse does not support fish life, it contributes water and nutrients to Hollings Creek
which is known fish habitat, and is therefore subject to the Riparian Areas Regulation. The 
report identifies a 10 metre SPEA. 

Because the proposed development does not involve any physical alterations to the land within 
the Riparian Assessment Area, limited protection measures are recommended in the RAR 
report. It does, however, suggest that "it would be beneficial to have a form of permanent 
marking to delineate the 1Om SPEA" and recommends using "[strategically placed] signage" to 
accomplish this. 

Zoning 
Pursuant to CVRD Bylaw No. 985, the subject property is within the R-2 zone, which permits 
subdivision to a minimum lot size of 0.4 hectares for lots serviced by a community water system. 
Section 219 Covenant 
As per Section 5.18(m) of Bylaw No. 985, a Section 219 covenant was registered to the 
property upon development of the small suite in 2011. The covenant states: 

"The Grantor (the owner) covenants and agrees that the Land is not to be subdivided under 
either the Land Title Act or the Strata Property Act or any similar or successor legislation, nor 
shall a strata plan of any type pursuant to the Strata Property Act, be registered on the Land, 
except with the written consent of the Grantee (the CVRD)." 
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The primary intention of this covenant is to prevent unauthorized strata subdivision. Given that 
the lot has fee-simple subdivision potential, based on the 0.4 hectare minimum lot size, staff 
recommend that the Regional Board authorize release of the covenant concurrently with 
registration of the subdivision, subject to all subdivision conditions being met. 

Planning Division Comments: 
The proposed development appears to comply with the applicable guidelines of the Shawnigan 
Village Development Permit Area, based on the proposed tree/ vegetation retention, use of 
pervious driveway sUiface, continued management of invasive plants, and rainwater 
management study in association with future building permits. The development is also 
supported by RAR report No. 2687. Therefore, staff recommend approval of the development 
permit application, subject to conditions. Furthermore, as stated above, it is recommended that 
the Regional Board pass a motion authorizing the release of Section 219 covenant 
No.FB4361 00, concurrently with subdivision registration, subject to all conditions of subdivision 
approval being met. 

Option A: 

1. That Application No. 18-B-12 DP/RAR by Carole Bokrossy on behalf of owners Maureen 
Jaeger and Victor Bokrossy, for a Shawnigan Village Development Permit for Parcel G, 
Section 2, Range 5, Shawnigan District, Plan 11 01 except part lying to the north of the 
road to Mill Bay and except Plan VIP56665, be approved subject to: 

o Ongoing removal of Scotch Broom, Himalayan Blackberry and any other invasive 
plants from the subject property; 

o Permanent marl<ing of the 10 metre Stream Side Protection and Enhancement Area, 
by way of strategically-placed signage, in accordance with the recommendation 
within RAR report No. 2687, prepared by Justin Lange; 

o Any new driveways to be constructed using pervious surfacing such as gravel; 
o Retention of, and compliance with, a report prepared by a qualified professional, 

which mal<es detailed rainwater management recommendations, at the time of any 
future building permit application for the subject property; 

e Reasonable retention of trees and vegetation. 

2. That Application No. 18-B-1 2 DP/RAR by Carole Bokrossy on behalf of owners Maureen 
Jaeger and Victor Bokrossy, for a Shawnigan Village Development Permit for Parcel G, 
Section 2, Range 5, Shawnigan District, Plan 1101 except part lying to the north of the 
road to Mill Bay and except Plan VIP56665, not be approved until the application has 
been adjusted to comply with applicable development permit area guidelines. 

Option B: 
1. That the Regional Board authorize the release of Covenant No. FB4361 00 concurrently with 

subdivision registration, upon all conditions of subdivision approval being met. 

Both Option A (1) and Option B (1) are recommended. 

Submitted by, 

~)lfc~ 
Maddy Koch 

Reviewed by: 
Div.· · ager: 

Planning Technician 
Development Services Division 
Planning & Development Department 

Approvet\by: / 

~~ (__ __ j--"'-

MK/ca 

15 



A 

.4 23 22 

M 

4 

8 

9 

B 

A 

67770 

2 
72583 

0 50 100 200 

14857 

.:,. ,. 
< 
..... 
>. 

·.: .. :-:·:. 

MM - Metres 

2 

1101 

E 

19932 

12 

~...., 

I I 
70g611 I 

A 
l_~ 

1101 

F 

&o1J 

A 

H 

P.P. 
2158 

'-....._....__~~~V~N~y _ _ 

B 

2 

53567 PTH 

...... IJ

~-· P.r 
CV·RD 

This map Is compiled from 
various sources tor internal 

use and is designed for 
re ference purposes only. 

The Cwlcha 11 Valley 
Regional District does not 

warro:~nllhe accuracy. 

All persons making use or this 
compilation are advised that 

amendments have been 
consolidated ror convenience 

purposes only ond thal 
boundaries arc ropresentatlonill. 

The origiul B)'laws should U. 
t;;on5ullod for al pu1posca or 
~lletprotallon 0111.1 ap!Jicahu• 

of U1c Dyla'on. 

File: 18·8·12-DP 

ZONING 

I 

13yst ~ <-.....,oro" I ..J ~ 
-/ I ~~ I . L 1 • \ ~ egend 

~1
' ~ ~~S,bjedPmpoc~ 

1---!1 Zon1ng B 

c 

,.. I 
t I __ , 

&dlJ 

20080 

Pt. Re 
66.67 
Sec. 

356 N 

W~E 
s 



December 12, 2012 

To: CVRD 

Re: 1548 Shawnigan Mill Bay Road, Shawnigan Lake, BC 

We are writing this to give you a bit of back ground on the property. 

The property is just over 2 acres, and has two dwellings on it. 

One has been there sh1ce the SO's and the second property we built 1 Yz years ago with CVRD 
approval.. 

We built the second property to be able to care of my dying father, who has recently passed of 
cancer. 

We have to sub-divide the property and make each house free standing on its mvn to satisfY our 
bank and mortgage requirements now that my dad has passed away. 

There is no ne-w building happening, no trees to co1ne do\vn or landscaping to change . . 
Everything has already been done when we built the second house. We just sinlply have to 
divide the property mto two parcels. 

There is no new driveway, no change to traffic pattern, no increase in population. We simply 
have to divide to satisfY the mortgage. 

Thank you in advance for considering our request. 

Respectfully, 
Carole Bokrossy 
250-743-1620 

~· 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional·- Assessment Report 

I. Primary QEP Information 

First Name 
Last Name 

Designation 

Registration# 

Address 
City 

Prov/state 

Justin 
Lange 
R.P.Bio. 

2406 

1081 Canada Avenue 
Duncan 
BC 

I Middle Name 

Company Madrone Environmental Services 
Ltd. 
Email justin.lange@madrone.ca 

I Postal/Zip V9L 1V2 I Phone# 250 746 5545 
I Country Canada I 

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

First Name 
Last Name 

Designation 
Registration # 

Address 
City 

Prov/state 

Ill. Developer Information 

Carole 
Bokrossy 
N/A 

I Middle Name 

I Company 
I Email 

I Postal/Zip I Phone# 
I Country I 

I Middle Name First Name 
Last Name 

Company 
Phone# 
Address 

City 

(250) 7 43-1620 I Email bokrossy@shaw.ca 
1548 Shawnigan Mill Bay Road 
Shawnigan Lake I Postal/Zip VOR2W2 I 

Prov/state BC 1 Country Canada J 
IV. Development Information 

07~~~----------------------------------------------. 

Develop men t Type 1--::-S-=u b=.cd::..:iv..:.:i.=:s :..=io.:..:n ____ ---. ______ -:::-:----:----:-----:--:--:-.---=-:--------,----------'1 
A rea of Development ( ha) f-0

7
."='4 __________ -ll Riparian Length (r-:1111~1 )-'-l_.:6:...c4'----- - -'l'----- - -----, 

Lot Area (ha) 0.8 I Nature of Developmenr-t =-==-IN'-:e...:.;w7:.--=-:-------.-------'l 
Proposed Start Date I 2013-02-15 I Proposed End Date I 2013-12-31 I 

V. Location of Proposed Development 

Street Address (orne 
Local Government 

Stream Name 
Legal Description (PID) 

Stream/River Type 
Watershed Code 

Latitude 

arest town) I 1548 Shawnigan Mill Bay Road 
Cowichan Valley Regional District I City Shawnigan Lake 
Unnamed Tributary to Hollings Creek 
007-989-385 I Region 1 
Stream I DFOArea South Island 
920-235800-01800 I 
48° I 39' I 2.9" I Longitude 1 123° I 36' I 26.3" I 

Form 1 Page 1 of 16 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Table of Contents for Assessment Report 
Page Number 

1. Description of Fisheries Resources Values 3 

2. Results of Riparian Assessment (SPEA width 5 

3. Site Plan 7 

4. Measures to Protect and Maintain the SPEA 

(detailed methodology only). 

1. Danger Trees 8 
2. Windthrow 8 
3. Slope Stability 8 
4. Protection ofT rees 9 
5. Encroachment 9 
6. Sediment and Erosion Control 10 
7. Floodplain 10 
8. Stormwater Management 10 

5. Environmental Monitoring 11 

6. Photos 12 

7. Assessment Report Professional Opinion 16 

Form 1 Page 2 of 16 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional -Assessment Report 

Section 1. Description of Fisheries Resources Values and a Description of 
the Development proposal 
(Provide as a minimum: Species present, type of fish habitat present, description of current 
riparian vegetation condition, connectivity to downstream habitats, nature of development, 
specific activities proposed, timelines) 

Nature of Development/Specific Activities: 

Recently, the owner of 1548 Shawnigan Mill Bay Road has proposed to subdivide the 
1.2 hectare property into two equal sized (0.6 ha) lots. Under the provincial Riparian 
Areas Regulations (RAR) process, subdivision is considered to be a form of 
"development". An assessment was triggered as the subdivision will take place within 
the 30 m Riparian Assessment Area (RAA) of an un-named drainage, which is a first 
order tributary to Hollings Creek. 

Description of Riparian Area/Connectivity/Fish Habitat: 

The subject drainage originates to the west from a series of roadside ditches and flows 
east through a corrugated steel culvert under Forsythe Way. The drainage continues 
flowing east through a series of residential properties before entering Hollings Creek. 
Hollings Creek then flows into Shawnigan Creel<, approximately 350 m upstream of Mill 
Bay. 

Throughout the study area, channel definition is lacking and there is a mix of alluvial (i.e. 
small gravel) and organic (i.e. decomposed leaves) substrate. The majority of the alluvial 
substrate is contained in the western half of the study area, likely a result of the 
manmade pond that was constructed on the adjacent property. The pond collects water 
from the roadside ditch network to the west and once maximum capacity is reached, 
water flows over a series of rock ledges onto the subject property (refer to photos). The 
velocity of water at the outlet of the pond appears to be high due to the scour observed. 

Throughout the assessment area, the gradient of the drainage is low with a slope of 
3-4%. Obtaining an average channel with was difficult due to the lack of channel 
definition; however widths were taken where possible and ranged between 0.8 m and 
2.3 m. Five measurements were obtained due to lack of channel definition. 

At the time of the assessment, the focus drainage was mostly dry, however a pool of 
water was observed near the eastern boundary of the property. Water was noted to be 
seeping through a soil berm at the outlet of the pool. Downstream of the subject property 
the drainage becomes morphologically consistent with that of a riffle-pool system. The 
drainage is confined within a defined channel and gravel/cobble substrate dominates. 

In the focal study area, it was noted that functioning riparian vegetation is intact. Tree 
growth consists of a mixture of coniferous and deciduous species, including; Douglas-fir 
(Pseudotsuga menziesil), western redcedar (Thuja plicata), bigleaf maple (Acer 
macrophyllum), red alder (Alnus rubra) and arbutus (Arbutus menziesil). The shrub layer 
is composed mainly of dull Oregon-grape (Mahonia ne!Vosa), salal (Gaultheria shallon), 
red huckleberry (Vaccinium paiVifolium) and salmonberry (Rubus spectabilis). The 
understory herbaceous layer is dense and dominated by sword fern (Polystichum 
munitum) and bracken fern (Pteridium aquilinum) Also, invasive plant growth was 

Form 1 Page 3 of 16 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

))bserved, including Himalayan blackberry (Rubus discolor) and scotch broom (Cytisus 
scoparius). 

Fisheries Resource Values: 

The subject drainage is classified as a seasonal drainage as it only contains water 
during periods of heavy rainfall and therefore Jacks qualities necessary for supporting a 
population of fish. Although the focus drainage does not support fish, it does contribute 
to known downstream fish habitat (i.e. Hollings Creek and Shawnigan Creek) by 
providing nutrients and a source of water. 

Both Hollings Creek and Shawnigan Creek possess diverse habitat attributes necessary 
for all fish life processes (e.g. adequate spawning gravel, security habitat and perennial 
flow). Anadromous salmon ids known to occur downstream include Coho Salmon 
(Oncorhynchus kisutch) and Chum Salmon (Oncorhynchus keta). It should be noted that 
resident forms of both Rainbow (Oncorhynchus mykiss) and Cutthroat Trout 
(Oncorhynchus clarkii clarki!) also exist in these creeks and tributary streams. 

Form 1 Page 4 of 16 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 2. Results of Riparian Assessment (SPEA width) 
Attach or insert the Form 3 or Form 4 assessment form(s). Use enough duplicates of the form to 
produce a complete riparian area assessment for the proposed development 

2. Results of Detailed Riparian Assessment 
Refer to Chapter 3 of Assessment Methodology 

Description of Water bodies involved (number, type) 
Stream 
Weiland 
Lake 
Ditch 
Number of reaches 

Reach# 

X 

I 1 
11 

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

Channel Width(m) Gradient(%) 
starting point 

upstream 

downstream 

Total: minus high /low 
mean 

Channel Type 

0.8 
2.0 
1.3 

1.0 
2.3 

1.48 
R/P C/P 
X I 

3 I, Justin Lange, hereby certify that: 
a) I am a qualified environmental professional, as 

defined in the Riparian Areas Regulation made 
under the Fish Protection Act; 

b) I am qualified to carry outthis part of the 
5 assessment of the development proposal made by 

the property owner Carole Bokrossy; 
c) I have carried out an assessment of the 

development proposal and my assessment is set 
out in this Assessment Report; and 

d) In carrying out my assessment of the development 
proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas 

S/P 
Regulation. 

Site Potential Vegetation Type (SPVT) 

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

I, Justin Lange, hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian 

Areas Regulation made under the Fish Protection Act; 
b) I am qualified to carry out this part of the assessment of the 

development proposal made by the property owner Carole Bokrossy; 
c) I have carried out an assessment of the development proposal and 

my assessment is set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have 

followed the assessment methods set out in the Schedule to the 

Polygon No: I I 
Riparian Areas Regulation. 

Method employed if other than TR 
LC SH TR 

SPVTType I I IX I 

Polygon No: I I I Method employed if other than TR 

Form 1 Page 5 of 16 
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FORM1 
Riparian Areas Regulation~ Qualified Environmental Professional -Assessment Report 

SPVTType 

Polygon No: 
SPVTType 

I Method employed if other than TR 

Zone of Sensitivity (ZOS) and resultant SPEA 

~ 11 
Segmen 

No 
LWD, Ba 

s 
Litter fa I 

\If two sides of a stream involved, each side is a separate segment. For all water 
bodies multiple segments occur where there are multiple SPVT polygons 

nk and Channel 10 
lability ZOS (m) 

I and insect drop 10 
ZOS (m) 

OS (m) max 4.44 South bank I Yes I Shade Z 
Ditch I Justification description for classifying as a ditch (manmade, 

no significant headwaters or sprinqs, seasonal flow) 

No I X 

Ditch F 
Bear 

SPEA m 

ish \Yes 
rng IX I No I I if non-fish bearing insert no fish I 

bearing status report 
aximum 110m I For ditch use table3-7) I 

I, Justin Lange, hereby certify that: 

I 

a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under 
the Fish Protection Act; 

b) I am qualified to carry out this part of the assessment of the development"proposal made by the 
property owner Carole Bokrossy; 

c) I have carried out an assessment of the development proposal and my assessment is set out in this 
Assessment Report; and 

d) In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation. 

Comments 
This assessment was triggered as the proponent is submitting an application for subdivision at 
1548 Shawnigan Mill Bay Road. In this case it was determined that the SPEA (no development 
zone) is 10 m, measured at a horizontal distance from the high water mark of the drainage. 
However, it should be noted that in some instances the Cowichan Valley Regional District 
(CVRD) will enforce a 15m no development zone adjacent to watercourses as per zoning 
bylaws. The property is located within Electoral Area B of the Cowichan Valley Regional District. 
Under the Zoning Bylaws of Electoral Area B no dwelling shall be constructed within 15m of a 
watercourse. Due to the fact the only proposed form of "development" is subdivision, the 10m 
SPEA will enforced. 

Form 1 Page 6 of 16 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 4. Measures to Protect and Maintain the SPEA 
This section is required for detailed assessments. Attach text or document files, as need, for each e!ement 
discussed in chapter 1.1.3 of Assessment Methodology. It is suggested that documents be converted to 
PDF before inserting into the assessment report. Use your "return" button on your keyboard after each llne. 
You must address and sign off each measure. If a specific measure is not being recommended a justification 
must be provided. 

1. Danger Trees There are currently no concerns related to danger-trees on 
the subject property. The SPEA is composed of a mixed 
stand of second growth coniferous and deciduous trees, all 
of which appeared to be healthy. Any trees or limbs that fall 
will be contained within the ravine and must remain on the 
ground. Large woody debris (LWD) contributes to the 
overall health of the ecosystem by providing microhabitats 
for various invertebrate and vertebrate species. 

I, Justin Lange, hereby certify that: 
e) I am a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act; 
D I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossy; 
g) I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation 

2. Windthrow Windthrow is typically the result of creating exposed forest 
"edges" by removing large areas of trees. Newly created 
forest "edges" are not windfirm and are prone to being 
blown over as they are vulnerable to increased wind 
velocities. 

AI the time of the assessment it was noted that the majority 
of the trees within the SPEA are contained within the 
ravine. Presently, there are no concerns related to 
windthrow as this assessment was conducted for the 
purpose of a subdivision application. In addition, the client 
explained that no future development will be laking place 
onsite and there will be no requirement to remove any 
trees, includinq from the RAA. 

I, Justin Lange, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act, 
b. f am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossy; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation 

3. Slope Stability Currently there are no issues related to slope stability 
onsite. Although the slope leading down to the ravine is of 
moderate grade (30-35%) there are no plans to develop 
within the RAA beyond the top of the embankment. The 
only form of "development" being proposed at this time is 
subdivision. Beyond the top of ravine bank, the topography 
includinq the RAA is subdued (2-5% grade). 

I, Justin Lange, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Requlation 

Form 1 Page 8 of 16 
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FORM 1 
Riparian Areas Regulation~ Qualified Environmental Professional- Assessment Report 

made under the Fish Protection Act, 
b. I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossy; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation 

4. Protection of Trees During construction there is potential to negatively impact 
trees that exist within both the RAA and SPEA either 
directly or indirectly. In most cases the root systems are the 
most susceptible to damage. Digging during excavating (i.e. 
foundations), which cuts through the roots is of particular 
concern. However, there is potential for root systems to 
become compacted when machinery is mobile. In addition, 
damage to the limbs and the protective bark of trees can 
also occur through inadvertent collisions with heavy 
machinery (i.e. excavators). 

In this particular case, there is no concern that any trees 
within the RAA or SPEA will incur any damage as this 
assessment was triggered by subdivision. 

I, Justin Lange, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act; 
b. I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossv; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Requlation 

5. Encroachment The client is aware that all existing land uses onsite are 
"grand-parented", or legally non-conforming and the 
property can continue to be used as it was prior to the 
implementation of the RAR process. However, during the 
assessment the client was made aware that under no 
circumstances can any of the following "development" 
activities take place within the SPEA unless appropriate 
protocols are followed (e.g. Section 9 process or removal of 
Danger Trees under the direction of a suitably qualified 
professional): 

-Removal, alteration, disruption or destruction of 
vegetation; 
- Disturbance of soils; 
-Construction or erection of buildings and structures; 
-Creation of non-structural impervious or semi-impervious 
surfaces; 
- Flood protection works; 
- Construction of roads, trails, docks, wharves and bridges; 
-Provision and maintenance of sewer and water services; 
-Development of drainage systems; 
- Development of utility corridors; and 
-Subdivision, as defined in section 872 of the Local 
Government Act. 

Althouqh there are no future plans for deveiOj)ment onsite it 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

would be beneficial to have a form of pennaneni marking to 
delineate the 10m SPEA. In this case the SPEA falls 
entirely within a well vegetated ravine, therefore strategic 
placement of signage is recommended. 

I, Justin Lange, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act, 
b. I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Bokrossy; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation 

6. Sediment and Erosion Control As this is assessment report is being completed for the 
purpose of subdivision, there is currently no requirement for 
a detailed erosion and sediment control (ESC) plan at this 
time. 

I, Justin Lange, hereby certrrythat: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act; 
b. I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossy; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation 

7. Stormwater Management Typically, stormwater management measures are 
recommended to deal with an increase in surface water 
run-off as a result of constructing impervious surfaces (i.e. 
rooftops or paved driveways). Development activities 
generally include removing vegetated areas (permeable 
surfaces) that promote natural infiltration of stormwater into 
natural hydrological pathways. By inhibiting natural 
infiltration, watercourses become subjected to sudden 
increases in water flow, which can have negative impacts. 
Of particular concern is scour and bank stability, which can 
lead to an increased sediment load being introduced into 
the watercourse. 
For the purpose of this assessment, no recommendations 
related to stormwater management have been introduced 
as the proponent is an application for subdivision. At the 
present time there are no plans for construction onsite. 

8. Floodplain Concerns (highly Due to the fact the subject drainage is confined within a 
mobile channel) deep ravine, there are no concerns related to flooding. It is 

also important to note that this drainage only contains water 
for short periods of time (i.e. after heavy rainfall) and is void 
of water for most of the year. 

I, Justin Lange, hereby certify that: 
a. I arn a qualified environmental professional, as defined in the Riparian Areas Regulation 

made under the Fish Protection Act; 
b. I am qualified to carry out this part of the assessment of the development proposal made by 

the property owner Carole Bokrossy; 
c. I have carried out an assessment of the development proposal and my assessment is set out 

in this Assessment Report; and In carrying out my assessment of the development proposal, 
I have followed the assessment methods set out in the Schedule to the Riparian Areas 
Re~ulation 

Form 1 Page 10 of 16 
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FORM 1 
Riparian Areas Regulation~ Qualified Environmental Professional- Assessment Report 

Section 5. Environmental Monitoring 
Attach text or document fires explaining the monitoring regimen Use your "return" button on your keyboard after each lfne. 
It is suggested that all document be converted to PDF before inserting into the PDF version of the assessment report. 
Include actions required, monitoring schedule, communications plan, and requirement for a post development report. 

Typically, environmental monitoring is required when a proposed "development" involves 
construction within the 30 m RAA. Monitoring is carried out at different stages of construction 
to ensure that all of the recommended measures are implemented and they remain in place 
over the duration of any and all construction activities, as the goal is to protect the functionality 
of the SPEA. 

Presently, subdivision is the only· proposed "development" for this property; therefore there is 
no requirement for extensive monitoring at this time. Due to the present layout of the existing 
construction footprints within the RAA, it is unlikely any future development will take place on 
site. However, if any development plans in the form of construction are proposed in the future 
a more detailed assessment must be completed; including development of detailed measures 
for SPEA protection. As both the RAA and SPEA have been identified, the local government 
(CVRD) can assess any future development applications associated with the subject drainage. 

Form 1 Page 11 of 16 
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FORM 1 
Riparian Areas Regulation - Qualified Environmental Professional -Assessment Report 

Section 6. Photos 

Photo 1. The pond and weir system as seen from the western boundary of the subject 
property. It should be noted that water only cascades over the weir once the pond has 
reached its maximum holding capacity. 

Photo 2. Looking east from the manmade pond. Note the lack of scour and channel definition 
associated w ith the drainage. 

Form 1 Page 12 of 16 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessmeni Report 

Ph~to 3. Looking no1th at the ·ravine and existing single family house. 

Photo 4. A p01tion of the drainage that exhibits scour, indicating high velocity water flow. It is 
li kely that water only flows during periods of extreme rain fall. 

Form 1 Page 13 of 16 
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FORM 1 
Riparian Areas Regulation - Qualified Environmental Professional -Assessment Report 

Photo 5. Looking west at the drainage as it flows through the south-central portion of the 
prope1ty. 

Photo 6. Looking west from the eastern boundary of the prope1ty. Note the depression, which 
acts as a co llection area for water. 

Form 1 Page 14 of 16 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional - Assessment Report 

Photo 7. Looking no1th at the berm, which is positioned along the eastern boundary of the 
subject p rope1ty. Note the black pvc pipe, likely put in place to drain wate1: during moderate 
to high flows. 

Form 1 Page15of16 
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FORM 1 
Riparian Areas Regu!atlon- Qualified Environmental Professional -Assessment Report 

Section 7. Professional Opinion 

Assessment Report Professional Opinion on the Development Proposal's riparian area. 

Date I 2013-02-14 

1. I Justin Lange, B.Sc., R.P.Bio., 
A.Sc.T.. _________________________ _ 

Please list name(s) of qualified environmental professionaf(sJ and their professional desi'qnation that are invofved in 
assessment. J 

hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas 

Regulation made under the Fish Protection Act; 
b) I am qualified to carry out the assessment of the proposal made by the 

property owner (Sol Sante Club), which proposal is described in section 3 of 
this Assessment Report (the "development proposal"), 

c) I have carried out an assessment of the development proposal and my 
assessment is set out in this Assessment Report; and 

d) In carrying out my assessment of the development proposal, I have followed 
the assessment methods set out in the Schedule to the Riparian Areas 
Regulation; AND 

2. As a qualified environmental professional, I hereby provide my professional opinion that: 
a) if the development is implemented as proposed by the development proposal 

there will be no harmful alteration, disruption or destruction of natural 
features, functions and conditions that support fish life processes in the 
riparian assessment area in which the development is proposed, OR 

(Note: include local government flex letter, DFO Letter of Advice, or description of 
how DFO local variance protocol is being addressed) 

b) 181 if the streamside protection and enhancement areas identified in this 
Assessment Report are protected from the development proposed by the 
development proposal and the measures identified in this Assessment 
Report as necessary to protect the integrity of those areas from the effects of 
the development are implemented by the developer, there will be no harmful 
alteration, disruption or destruction of natural features, functions and 
conditions that support fish life processes in the riparian assessment area in 
which the development is proposed. 

[NOTE: "qualified environmental professionar• means an applied scientist or technologist, acting alone or 
together with another qualified environmental professional, if 

Form 1 

(a) the individual is registered and in good standing in British Cofumbia with an appropriate professional 
organization constituted under an Act, actrng under that association's code of ethics and subject to 
disciplinary action by that association, 
(b) the individual's area of expertise is recognized in the assessment methods as one that is acceptable for 
the purpose of providing all or part of an assessment report in respect of that development proposal, and 
(c) the individual is acting within that individual's area of expertise. 

Page 16 of 16 
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8.3 R-2 ZONE- SUBURBAN RESIDENTIAL 

(a) Permitted Uses 

The following uses and no others are permitted in an R-2 Zone; 

(1) single family dwelling or mobile home; 
(2) ag:ticulture horticulture; 
(3) home occupation- domestic industry; 
( 4) bed and breakfast accommodation; 
( 5) daycare nurse1y school accessory to a residential use; and 
( 6) small suite or secondary suite. 

(b) Conditions of Use 

For any parcel in an R-2 Zone; 

(1) the parcel coverage shall not exceed 30 percent for all buildings 
and stmctures; 

(2) the height of all buildings and stmctures shall not exceed 10 
metres except for auxilimy buildings which shall not exceed a 
height of 7.5 metres; and 

(3) the minimum setbacks for the types of parcel lines set out in 
Column I of this section are set out for all stmctures in Colunmill 
andN; 

COLUMN I COLUMNll COLUMNlli COLUMN IV 
Type of Parcel Residential Use AgR·icultmr:d Accessory Residellltial 

Line & Accessory Use 
Use 

Front 7.5 metres 30metres 7.5 metres 
Side (Interior) 10% ofthe 15 metres 10% of the parcel width or 

parcel width or 3 3.0 metres whichever is less 
metres or 1. 0 metres if the building 
whichever is less is located in a rear yard 

Side (Exterior) 4.5 metres 15 metres 4.5 metres 
Rear 4.5 metres 15 metres 4.5 metres 

C.V.RD. Electoral AreaB- Shawnigan Zmring Bylaw No. 985 (consolidated version) 28 35 
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7.4.5 A: Landscaping, Rainwater _Manatzement and Environmental Protection 
Guidelines 

The Landscaping/Rainwater Management/Enviromnental Protection Guidelines apply 
to the subdivision of land, and to commercial; mixed use, multiple family xesidendal and 
jntensive Tesidential develop;nent and tlieiP accesso1y uses. · 

1. Preparation of a landscaping plan by a British Columbia 
Society of Landscape Architects (BCSLA) or BC Landscape 
and Nursery Association (BCNTA)-certifiecl landscape 
architect is preferred. Any landscaping plan submitted with 
an application for a development permit, whether 
professionally prepared or not, will be assessed by the 
CVRD according to BCSLA/BCNTA guidelines. 

2. All required landscaping plans should be integrated with a 
rainwater management plan, which should favour natural 
solutions to drainage such as rain gardens and bio-swales, 
and should contain measures to limit impervious smfaces. 
The rainwater management plan must be prepared by a 
professional engineer with experience in drainage and 
submitted with the application for any commercial, mixed 
use or multiple. family residential development proposal. 
The aim of the plan is to eliminate the potential for runoff 
into acljacent areas, and protect lake quality. 

S. ";Runoff fi·om the development must be strictly limited to 
·- prevent rainwater flows fi-om damaging roads, surrounding 

properties and sensitive watershed features. Pervious 
surfaces should predominate, to encourage infiltration of 
water. The removal of trees should only be allowed where 
necessary and where alternate vegetation and \Vater 
retention measmes can be achieved. 

1'. All public areas should be landscaped, including entrances, 
building peripheries, parking and pedestrian areas, and open 
space areas, in a way that is complementary to both the site 
and surrounding lands. 

5. Streetscape design should incorporate treatments that 
enhance the pedestrian experience and create a sense oflocal 
identity. Public streetscape amenities including benches, 
planters, and bike racks should have a high quality of 
design. 

6. The appearance oflarge buildings should be enhanced using· 
plants, shrubs and trees, and where necessary, hard 
landscaping treatn1ents such as terraced retaining ,:valls, 
planters, gardens, courtyards or fountains, outdoor seating 
and decorative paving and lighting. 

7. Where appropriate, trees should be planted along· street 

CVRD South Cowfchan OCP Bylaw 3510: Schedule A, AppendLr:. B- Shcnvnjgan VWage Plan 
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frontages to create a mature treed "boulevard" streetscape. 
Tree species that provide high quality bird habitat and do 
not grow to a size that would detract fi·om the architecture 
are preferred. 

8. Developments should incorporate and emphasize native 
landscape materials, and use drought resistant plants to 
reduce irrigation needs. 

9. The provision open space areas, pedestrian oriented street 
furniture and, for multiple family developments, the 
allocation of space for residents to garden and grow edible 
plants is encouraged, where feasible. 

10. Commercial and multiple family developments visible fi·om 
major network roads should be screened and landscaped, 
including entrances, building peripheries, parking and 
pedestrian areas, and open space areas. The landscaping 
should consist of a mix of coniferous and decidtwus 
vegetation, with low plantings and taller tree species at 
intervals. 

11. Sites should not be dominated by areas of bark mulch, 
gravel or other similar materials. 

12. Walkways or trails must be developed to encourage walking 
and cycling and to connect the development with 
surrOLmding commercial, mixed use, and residential areas. 

7.4.5 B Landscaping, Rainwater Management and En.vkonmental Protection 
Guideline Exemptions 

The Landscaping·, Rainwater Management, and Environmental Protection Guidelines do not 
.apply to the consthtction of single family residential dwellings, or to single £~mily residential 
subdivision where it is located within a drainage control area. 

CVRD South Cowichan OCP Bylmv 3510: Schedule A, Appendix B- Shmvnigan Village Plan 

37 



7.4.11 A Subdivision Guidelines 

Tl1e Subdivision Guidelines apply to tile subdivision of land, xegardless of the land 
designation. 

52 

1. A trail system should link neighbourhoods to amenities and, where possible, provide 
corridors of native vegetation that can provide for groundwater infiltration. 

2. The removal of trees should only be allowed where necessary and where alternate 
vegetation and \Vater retention nleastu·es can be achieved_ 

S. If a subdivision proposal is received in an area identified for major road network connection 
or improvement in the Transportation section of this OCP, any development permit issued 
should accommodate major road netvvork and intersection improvements that have been 
identified. 

7.4.11 B Suhdivision Guideline Exemptions 

The Subdivision Guidelines do not apply to proposed hounda1y atijustme11ts between tr;,o. or 
mare parcels o[ land 

CVRD South Cowichan OCP Bylaw 3510: Schedule A, Append;x B- Shawnigan VU!age Plan 
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7.4 SHA WNIGAiV VIllAGE DFVFLOPMENT PERMIT AREA: GUIDELINES 
AND EXEii4PTIONS 

35 

Prior to commencing any development, including subdivision, construction or land clearing, on 
lands within the Shawnigan Village Development Permit Area, the owner will submit 
information that demonstrates how the proposed development meets the guidelines in the 
following· sections. 

7.4.JAGenei-ai GuMelines 

1. In all cases where a development permit is required, the eradication of invasive weeds, such as 
English ~vy, Scotch Broom, Gorse, Hilnalayan Blackberry, l\1orning Glory and Purple Loosestrife, 
and other non-native invasive weeds listed by the Coastal Invasive Plant Cmmnittee and the BC 
Landscape and Nnrsery Association, will be a requirement of the development permit. 

2. In all cases where a development permit is required, the best management practices within 
the Ministry of Environment's Develop with Care: Environmental Guidelines for Urban and 
Rural Land Development in British Columbia will be encouraged. 

3. Where the Regional District considers that construction would be on land that is subject to 
or is likely to be subject to flooding, mud flows, debris flows, debris torrent, erosion, 
landslide, rock falls, subsidence or avalanche, the applicant may be required to provide a 
report certified by a professional engineer with experience in geo-technical engineering 
indicating that the development will not result in property damage or the loss oflife on the 
site or in the surrmmding area. 

7.4.JB General Guideline Ev:emptions 

The General Guidelines do not apply to development that does not require a develop permit 
under Sections 7.'1•.2- through 7.1<.1 1. 

CVRD South Cowichan OCP Bylaw 3510: Schedule A, Appendix B- Shmvnigcm Village Plan 
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7.4.8 A Riparian Protection Guidelines (Freshwater) 

The Ripa1ian Protection Guidelines app{y to lands within 30 meti:es of a watercoun;e, 
including a seasonal watercourse or wetland. 

iiUg~-rr ltl'IJ'at~ll [\]~<Uf~> 

:\1. 

1. For lands within 30 metres of a fish-bearing watercom·se, or a 
watercomse that is connected by smface water to a fl-esh
water, fish-bearing watercourse, a qualified environmental 
professional (QEP) will be retained at the expense of the 
applicant, for the purpose of preparing a Riparian Area Report 
pm·suant to Section 4 of the Riparian Areas Regulation. The 
Report will examine the Riparian Assessment Area - RAA -
generally SO metres from a watercomse, wetland or body of 
freshwater, and determine the Streamside Protection and 
Enhancement Area- SPEA- and any measures that must be 
tal<en in the RAA to protect the SPEA. The Riparian 
Assessment Report will be registered to the Ministry of 
Environment website and when the CVRD receives 
notification from senior government that registration has been 
completed and we are able to issue a development permit, this 
will be clone, with the Riparian Assessment Report forming a 
pm·t of the permit. All works within a Riparian Assessment 
Area must comply with the provisions of the Riparian 
Assessment Report. 

2. For development located within SO metres of a watercourse, 
including a seasonal watercourse that does not contain \Vater 
at all times, development should be located away from and 
should not conh,ibute to cl:a,nges in the riparian area through 
loss of trees and vegetation or alteration ofnahu·al processes. 
These changes may diminish the ability of the ripm·ian area 
to function as a water storage and purification area and to 
help prevent hazardous flooding and erosion conditions. 
Developers may be required to provide restoration to 

CVRD South CoH-'ichan OCP Bylaw 3510: Schedule A, Append!~>;; B- Shawnigan Village Plan 
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riparian areas that have already been damaged. 

3. Runoff from the development should be strictly limited to 
prevent storm flows from damaging property, roads and 
downstream areas. This shall be accomplished partially by 
limiting impervious surfaces to the minimum through 
appropriate building design and providing pervious surfaces 
in landscaping and driveway design that can absorb runoff 
Applicants shall submit figures for total site imperviousness. 
The Board may specify maximum site imperviousness in a 
development permit. 

4. Proposed lots that within or adjacent to riparian areas should 
be large enough to contain a building site and driveway that 
does not require a Streamside Protection and Enhancement 
Area (SPEA) to be encroached. There should be a usable yard 
area between the proposed building envelope and the edge of 
a SPEA, a minimum of 7.5 metres in depth, measmed 
perpendicularly fi'om the edge ofthe building envelope. 

5. Road, trail and utility crossings of watercomse and riparian 
areas must be kept to a minimmn, and crossing points should 
be chosen for low impact, m particular to avoid critical 
habitats of sensitive species. 

6. Pedestrian/ cycle and road crossings of watercom·ses must 
have a low impact design; i.e., boardwalk or bridge. 

7. Construction of clocks on Shawnigan Lake should be 
undertaken in a manner that mitigates disturbance of fish 
habitat and related environmental values. A report by a 
registered professional biologist may be required. 

8. Recommendations in the Ministry of Environment's Develop 
with Care: Environmental Guidelines for Urban and Rural Land 
Development in British Columbia should be applied 

7.48 B Riparian Protection Guideline Exemptions (Freshwater) 

The Riparian Protection Guidelines do not apply to: 

a. Development, including vegetation clearing and soil removal or deposit and subdivision, if 
the subject parcel is located more than 30 metres from the natural boundary or top of bank as 
defined in the Riparian Areas RegNlation; 

b. Renovations, repairs and maintenance to existing buildings that are subject to Section 911 of 
the Local Govermnent Act; 

c. Minor interior ancl exterior renovations to existing buildings, excluding any additions or 
increases in building· volmne, provided the workis above existing foundations; 

d. Non-chemical removal of invasive non-native vegetation such as Gorse, Scotch Broom, and 
its inn11ediate replace1nent with native vegetation; 

CVRD South Cowichan OCP Bylaw 3510: Schedule A, Appendix B- Shawnigan VH!age Plan 
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e. Creation of a passage or trail not more than 1.5 metres in width cleared of vegetation, which 
does not involve the removal of any tree greater than 5 metres in height or with a diameter at 
breast height (DBH) of 10 centimetres, to allow fur passage to the water on foot. 

£ Provincially issued water licenses, where any disturbance to habitat is minimized and 
mitigated; 

g;. Trimming of trees in the development permit area, provided that the trees are not 
eventually killed as a result of the trimming. 

CVRD South Cowichan OCP Bylaw 3510: Schedule A, Appendix B- Shmvnigan Village Plan 
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CVRD 

COWIC~-!AN VALLEY REGIONAL DISTRICT 

DRAFT DEVELOPMENT PERMIT 

FILE NO: 18-B-i2DP 

DATIE: fEBRUARY 25, 2013 

REGISTERED PROPERTY OWNER(S): 

MAUREEN C. JAEGER & VICTOR BOKROSSY 

1548 SHAWNIGAN Mill BAY ROAD 

SHAWNIGAN LAKE, BC VOR 2W2 

'l. This Development Permit is issued subject to compliance with all of the bylaws of 
the Regional District applicable thereto, except as specifically varied or 
supplemented by this Permit. 

2. This Development Permit applies to and only to those lands within !he Regional 
District described below (legal description): 

Lot G, Section 2, Range 5, Shawnigan District, Plan 1101, except pari lying to the 
norlh of the road to Mill Bay and except Plan VIP56665 

3. Authorization is hereby given for subdivision of the subject property in accordance 
with the conditions listed in Section 4, below. 

4. The development shall be, carried out subject to the following condi!ion(s): 

o Ongoing removal of Scotch Broom, Himalayan Blackberry and any other 
invasive plants from the subject property; 

o Compliance with the recommendations of RAR report No. 2687; 

o Any new driveways to be constructed using pervious surfacing such as 
gravel; 

o Retention of, and compliance with, a report prepared by a qualified 
professional, which makes detailed rainwater management 
recommendations, at the time of any future building permit application for 
the subject property; 

o Reasonable retention of trees and vegetation and; 

o Removal of Covenant No. FB436100 concurrently with subdivision 
registration. 
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5. The land described herein shall be developed in substantial compliance with the 
terms and conditions and provisions of this Permit and any plans and specifications 
attached to this Permit shall form a part thereof. 

6. The following Schedules are attached: 

Schedule A- RAR Report No. 2687, prepared by Justin Lange 
Schedule D -Subdivision Plan 

1. This Permit is not a Building Permit or subdivision approval. No certificate of final 
completion or recommendation of subdivision approval shall be issued until all 
items of this Development Permit have been complied with to the satisfaction of the 
Planning and Development Department 

ISSUANCE OF THIS PERMIT HAS BEEN AUTHORIZED BY RESOLUTION NO. XX
XXXX PASSED BY THE BOARD OF THE COWICHAN VALLEY REGIONAL DISTRICT 
THE XX DAY OF XXXX 

Tom Anderson, MCIP, General Manager 
Planning and Development Department 

NOTE: Subject to the terms of this Permit, if the holder of this Permit does not 
substantially start any construction within 2 years of its issuance, this Permit 
will lapse. 

I HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Cowichan Valley Regional District has 
made no representations, covenants, warranties, guarantees, promises or agreements 
(verbal or otherwise) with MAUREEN JAEGER AND VICTOR BOKROSSY, other than those 
contained in this Permit. 

Owner/Agent (signature) Witness (signature) 

Print Name Print Name 

Date Date 
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STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 
OF MARCH 5, 2013 

DATE: February 27, 2013 

FROM: Dana Leitch, Planner II 

SUBJECT: Rezoning Application 3-8-11 RS 
(Steve and Alexandra Mcleod) 

Recommendation/Action: 
Direction of the Committee is requested. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: NIA) 

Location Map: 

l R.1 
I 

I 5 
!Oo<T31 1 

I 

lr~.-c=~··,~~ 
'I----I 

~, 

!) :n 'D:I 

FILE No: 

BYLAW NO: 

3-B-11RS 

985 and 
3510 

fife: I}"J..B-11-RS 
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Background: 
An application to amend the Zoning and Official Community Plan designation for a 3.94 ha (9.74 ac.) 
property located at 2373 Peterbrook Road in Electoral Area B Area B was received in July, 2011. 
The application proposed to amend the zoning of the property from Primary Forestry (F-1) to 
Suburban Residential (R-2) to permit a 7 lot residential subdivision and .74 acres of pari< dedication. 

This application was presented to the Electoral Area Services Committee (EASC) on September 18, 
2012. At that time, the EASC recommended that the rezoning application and the draft amendment 
bylaws be presented at a public meeting and that further the application and public meeting minutes 
be reviewed at a future EASC meeting. 

A public meeting for the application was held on November 22, 2012 and the meeting minutes were 
reviewed by the EASC at their January 15, 2013 meeting. 

At the January 15,2013 EASC meeting the Committee recommended that: 

"Application 3-B-11 RS be referred back to the EASC when the following conditions have been met: 
a) That a Wildland Urban Interface Hazard Assessment for the property be drafted and 

submitted by the applicant. 
b) That draft Zoning and OCP Amendment bylaws for the property be drafted by Planning 

Staff." 

Planning staff has received the draft Wildland Urban Interface Hazard Assessment from the 
applicant and have drafted the Zoning Amendment and Official Community Plan Amendment 
Bylaws. The assessment and the bylaws have been attached to this report for your reference. 

Since the Committee meeting in Januaty 2013 the applicant has submitted a revised conceptual 
subdivision plan. The revised plan suggests that the proposed park land dedication will be 
approximately 1.0 acre (as opposed to .74 acres as indicated in the November, 2012 concept plan). 
The revised plan also indicates that the land will be subdivided into 6 parcels instead of 7 parcels. 
The 6 parcels proposed will range in size from 1.05 acres to 1.22 acres. The previous concept plan 
from November 2012 illustrated 7 parcels ranging in size from 1.01 acre to 1.25 acres. Please find 
attached a copy of the previous conceptual subdivision plan from November 2012 and a copy of the 
recently revised conceptual subdivision plan from February 2013. 

Options: 

Option i: 

a) That the Zoning and OCP amendment bylaws for Application No. 3-B-011 RS (Steve and 
Alexandra Mcleod) be forwarded to the Board for consideration of 1st and 2nd reading. 

b) That a public hearing be scheduled with Directors Fraser, Giles, and Morrison as delegates, 
subject to the submission of a draft parks covenant acceptable to the CVRD. 

c) That prior to final adoption of the amendment bylaws that the applicants provide written 
confirmation to the CVRD that the subject property has been included in the Shawnigan 
Lake Fire Protection Improvement District. 

d) That the Board Chair and Corporate Secretary be authorized to sign a Section 219 covenant 
to secure park land dedication, with the cost of preparing the covenant borne by the 
applicants. 
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Option 2: 
That Application No. 3-B-11 RS (Steve and Alexandra Mcleod) be denied and that a partial 
refund of application fees be given in accordance with CVRD Development Application 
Procedures and Fees Bylaw No. 3275. 

Submitted by, 

Dana Leitch 
Planner II 
Development Services Division 
Planning & Development Department 

DUca 
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COWICHAN VALLEY REGIONAL DISTRICT 

BYLAW No. XXXX 

A Bylaw for the Purpose of Amending South Cowichan Zoning Bylaw No. 
3520, Applicable to Electoral Area A- Mill Bay/Mala hat, Electoral Area B 

Shawnigan Lake and Electoral Area C - Cobble Hill 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS the Regional District has adopted a zoning bylaw for Electoral Area A - Mill 
Bay/Malahat, Electoral Area B - Shawnigan Lake and Electoral Area C - Cobble Hill, that being 
South Cowichan Zoning Bylaw No. 3520; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 3520; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. XXXX - South Cowichan 
Zoning Amendment Bylaw (Steve & Alexandra Mcleod}, 2013". 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 3520, as amended from time to time, is 
hereby amended in the following manner: 

a) That Schedule A (Zoning Map) to the South Cowichan Zoning Bylaw No. 3520 be 
amended by rezoning The West 5 Chains of Section 5, Range 1, Shawnigan District as 
shown outlined in black and shaded in gray on Schedule A, Plan Z-XXXX, attached 
hereto and forming part of this bylaw, from RUR-1 Zone (Rural Resource 1 Zone) toRR-
3 Zone (Rural Residential 3 Zone). 
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CVRD Bylaw No. XXXX 

3. FORCE AND EFFECT 

This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this 

READ A SECOND TIME this __ 

READ A THIRD TIME this 

ADOPTED this 

Chairperson 

dayof ____ _ 

day of ____ _ 

day of _____ _ 

day of ________ _ 

Secretary 

'2013. 

'2013. 

'2013. 

'2013. 

Page 2 

49 



PLAN NO. Z-:XXXX 

SCHEDULE "B" TO ZONING AMENDMENT BYLAW NO. XXXX = ==----
OF THE COWICHAN VALLEY REGIONAL DISTRICT 

I 

~---..1...-- ------'-

5 

THE AREA OUTLINED IN A SOLID BLACK LINE IS REZONED FROM 

------~R~UR~-~l~Z~o~n~e~(R~u~•~·a~l~R~es~o~u~rc~e~l~Z~o~n~e~) _____________________ ~------------TO 

-----~RR~-3~-~Z~o~n~e~CR~u~ra~I~R~e~si~d~en~t~ia~I~3~Z~o~n~~L-----------------------------APPLICABLE 

TOELECTORALAREA=B~-
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COWICHAN VALLEY REGIONAL DISTRICT 

BYLAW No. XXXX 

A Bylaw for the Purpose of Amending Zoning Bylaw No. 985 
Applicable to Electoral Area B - Shawnigan Lake 

WHEREAS the Local Government- Act, hereafter referred to as the "Act', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS the Regional District has adopted a zoning bylaw for Electoral Area B -
Shawnigan Lake, that being Zoning Bylaw No. 985; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 985; 

NOW THEREFORE the Board of Directors o·i' the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. XXXX - Area B - Shawnigan 
Lake Zoning Amendment Bylaw (Steve & Alexandra Mcleod), 201 3". 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 985, as amended from time to time, is 
hereby amended in the following manner: 

a) That Schedule A (Zoning Map) to Electoral Area B - Shawnigan Lake No. 985 be 
amended by rezoning The West 5 Chains of Section 5, Range 1, Shawnigan District as 
shown outlined in black and shaded in gray on Schedule A, Plan Z-XXXX, attached 
hereto and forming part of this bylaw, from F-1 Zone (Primary Forestry) to R-2 Zone 
(Suburban Residential). 
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CVRD Bylaw No. XXXX 

3. FORCE AND EFFECT 

This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this dayof ____ _ 

READ A SECOND TIME this __ _ day of ____ _ 

READ A THIRD TIME this day of _____ _ 

ADOPTED this day of _______ ___ 

Chairperson Secretary 

'2013. 

'2013. 

'2013. 

'2013. 

Page2 
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PLAN NO. Z-XXXX 

SCHEDULE "B" TO ZONING AMENDMENT BYLAW NO. xxxx 
OF THE COWl CHAN VALLEY REGIONAL DISTRICT 

--r---r--...1.----- --'-

5 

THE AREA OUTLINED IN A SOLID BLACK LINE IS REZONED FROM 

----~F~-l~Z=o=n=e~W==ri=m=a=ry~F~o=re=s=tty~)~ ___________________________ TO 

----~R~-2~-~Z~o~n~e~(S~u~b~u~r~b=an~R~es=i~de~n~ti~·a~l)~----------------~APPLICABLE 

TOELECTORALAREA~B __ 
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COWtCHAN VALLEY REGIONAL DISTRICT 

BYLAW No. XXXX: 

A Bylaw for the Purpose of Amending South Cowichan Official Community 
Plan Bylaw No. 3510, Applicable to Electoral Area A- Mill Bay/Malahat, 
Electoral Area B- Shawnigan Lake and Electoral Area C- Cobble Hill 

WHEREAS the Local Government Act, hereafter referred to as the "Act ', as amended, empowers 
the Regional Board to adopt and amend official community plan bylaws; 

AND WHEREAS the Regional District has adopted an Official Community Plan bylaw for Electoral 
Area A - Mill Bay/Malahat, Electoral Area B- Shawnigan Lake and Electoral Area C - Cobble Hill, 
that being South Cowichan Official Community Plan Bylaw No. 3510; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Community Plan Bylaw No. 3510; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. XXXX - South Cowichan 
Official Community Plan Amendment Bylaw (Steve & Alexandra McLeod), 2013". 

2. AMENDMENTS 

South Cowichan Official Community Plan Bylaw No. 3510, as amended from time to time, is 
hereby amended as outlined on the attached Schedule A. 

3. CAPITAL EXPENDITURE PROGRAM 

This bylaw has been examined in light of the most recent Capital Expenditure Program and 
Solid Waste Management Plan of the Cowichan Valley Regional District and is consistent 
therewith. 
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CVRD Bylaw No. XXXX 

READ A FIRST TIME this 

READ A SECOND TIME this 

READ A THIRD TIME this 

ADOPTED this 

Chairperson 

day of 

day of 

___ dayof 

___ dayof 

---,2013. 

'2013. 

'2013. 

---,2013. 

Corporate Secretary 

Page 2 
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SCHEDULE "A" 

To CVRD Bylaw No. XXXX 

That Official Community Plan Bylaw No. 3510, is hereby amended as follows: 

1. That Schedule B to the South Cowichan Official Community Plan - the Plan Map - is 
amended by redesignating The West 5 Chains of Section 5, Range 1, Shawnigan 
District, as shown outlined in black and shaded in gray on Schedule Z-XXY.J< attached 
hereto and forming part of this Bylaw, from Rural Resource to Suburban Residential. 
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PLAN NO. Z-XXXX 

SCHEDULE "B" TO PLAN AMENDMENT BYLAW NO. xxxx 
OF THE CO WI CHAN VALLEY REGIONAL DISTRICT 

I 

--r---r---1.--- - --- ' -

5 

I 

P. ;=-=~=F-----

THE AREA OUTLINED IN A SOLID BLACK LINE AND SHADED IN GREY IS REDESIGNATED 
FROM 

____ R~u~~-a~l~R~e~so~u~r~ce~--------------------------------------- TO 

----=Su=b~u=r=b=an==R=es=id=e=n=ti=al~----------------------------------- APPLICABLE 

TOELECTORALAREA~B __ 
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Minutes of EASC Meeting of January 15, 2013 (Can't.) Page 5 

R6- Shawnigan Lake 
Investment 

RECESS 

R7- Mcleod 

R8- Van Isle Dev. 
Corp. 

Department, and Malahat First Nation, be accepted; and 
c) That a public hearing be scheduled with Directors Fraser, Walker and 

Dorey appointed as delegates of the Board. 

MOTION CARRIED 

That Amended Application No. 2-B-11 RS (Shawnigan Lake Investments) be 
referred to a future EASC meeting after the following conditions have been 
met: 
a) Referral of the amended application to the Electoral Area B Planning 

Commission and the Joint Advisory Planning Commission; 
b) Referral of the amended application to the Electoral Area B Parks and 

Recreation Commission for comment; 
c) Referral of the amended application to CVRD Departments and External 

Government Agencies for comment; and 
d) That draft Zoning and OCP amendment bylaws be prepared by Planning 

staff and presented at a public meeting. 

MOTION CARRIED 

The Committee adjourned for a 5 minute recess. 

Dana Leitch, Planner II, reviewed staff report dated January 9, 2013, regarding 
Application No. 3-B-11 RS (Steve and Alexandra Mcleod) to rezone property 
located at 2373 Peterbrook Road from F-1 to R-2 to permit a 7 lot residential 
subdivision. 

There were no questions to the applicant or staff from Committee members. 

It was Moved and Seconded 
That Application No. 3-B-11 RS be referred back to EASC when the following 
conditions have been met: 
a) That a Wildland Urban Interface Fire Hazard Assessment for the 

property be drafted and submitted by the applicant. 
b) That draft Zoning and OCP Amendment Bylaws for the property be 

drafted by Planning Staff. 

MOTION CARRIED 

Note: Director Marcotte left the meeting at this point. 

It was Moved and Seconded 
That Application No. 1-I-09RS (Van Isle Waterfront Development 
Corporation) be referred back to staff for further clarification. 

MOTION CARRIED 
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Strathcona Foresh-y Consulting 

11.0 EXECUTIVE SUMMARY 

In accordance with Cowichan Valley Regional District guidelines for development in the 
wildfire inte1face zone, Steve Mcleod, manager, Eatihboundhomes, retained Strathcona 
Forestly Consulting to conduct an interface hazard assessment of a property currently 
proposed for rezoning for a six-lot residential subdivision off Peterbrook Road at the 
north end of Ceylon Road in the Shawnigan Beach Estates. 

Assessment criteria were based on the FireSmart Program, the HomeOwners FireSmart 
Manual, and Development Permit Guidelines in South Cowichan's Official Community 
Plan. Application of standard fire behavior modeling and risk assessment analyses 
determined that the current wildfire threat rating at the subject property is "high". The 
provincial Wildfire Threat Rating system accords an unacceptable status to high and 
extreme ratings. Ratings must fall into low or moderate classes in order for an area or 
property to be considered safe. 

A combination of factors, including moderate to high fuel loading, continuity of 
coniferous fuel types, and lack of current fireflow, contribute to the elevated wildfire 
threat at the subject property. FireS mart mitigative measures are necessary to reduce 
the threat to acceptable standards. This report provides mitigative measures that target 
vegetation management, construction options, and local infrastructure improvements. 
Implementation of these measures, both at the design and planning stages of the 
subdivision, and on an ongoing basis, are essential to ensuring the safety of the 
intended development. 
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Stmthoona Fo=tcy Con.rulting ~ 
I 2.0 INTRODUCTION 

I 2.0 Introduction 

In accordance with Cowichan Valley Regional District Area B guidelines for development 
in the wildfire interface zone, S·ceve Mcleod, manager of Ear1hboundhomes, retained 
Strathcona Forestty Consulting to prepare an inten<ace lire hazard assessment of a 
property currently proposed for rezon ing from a Primaty Forestry (F-1) zone to a 
Suburban Residential (R-2) zone. Rural Residential designation is necessary in order to 
subdivide the land~ A six-lot residential subdivision is proposed at this propetiy, which is 
currently accessed off Peterbrool< Road at the notih end of Ceylon Road at Shawnigan 
Lake's Beach Estates subdivision. 

I 2.2 The Wildland Interface 

The interface (wildland urban intetface, or "wui") describes any area where combustible 
wildland fuels (i.e., trees, shrubs, grasslands) are located next to homes or other 
buildings. Fuels may occur at the interface, where development and wildland vegetation 
meet at a well-defined boundary, or, as is the case in many areas of Shawnigan Lake, in 
the intermix, where development and wildland fuels intermingle with no clearly defined 
boundary. 

This repor( describes the vegetation, terrain, and local infrastructure on and around the 
subject property, and provides recommendations thai: will assist the client to reduce the 
risk of wildfire. Assessment cri"Ceria are based on FireS marc (FireSmart, 
www.partnersinprotection.ca) , the Home Owners FireSmart Manual (BC Edition) 
http://www.pssg.gov.bc.calfirecom/pdf/homeowner-firesmart.pdf, the Official Community 
Plan for CVRD's Area B, and the CVRD Community Wildfire Protection Plan update 
(2012). Standard fire behavior and hazard assessment models used in the methodology 
include the Canadian Forest Fire Danger Rating System (CFFDRS), and Ministry of 
Forests and Lands and Natural Resource Operations (MFLNRO) Wildfire Threat 
Analysis customized for the southeast coast of Vancouver Island. Fuel Types listed in 
this assessment are modeled after generic CFFDRS Fuel Types list for applicability to 
south coastal BC. This assessment conforms to fire hazard planning authorized by 
Section 3(2) of the BC Fire Services Act http://www.bclaws.ca/EPLibraries/bclaws. 

Effective hazard mitigation to reduce the risk of wildfire in the interface zone can be 
incorporated into design and planning stages if local government, developers, and 
property owners are made aware of issues inherent in a selected site or in build ing or 
infrastructure plans. 

I 2.3 Location and Description of Proposed Development 

The subject property, which has been partially developed over the last decade, is 
approximately 3.94 ha, and occupies a long rectangle 100 m wide by slightly more than 
390m long (see map page 5). An existing driveway extending the full length of the 

3 

64 



Sh·athcona Foreshy Consulting 

property connects to Gregory road, a gravel service road originating from the Beach 
Estates. To the north of the property is a large parcel of Crown land, part of which was 
previously used for municipal sewage treatment Immediately to the eas·( is a ·15 ha 
(approximate) parcel of Crown land, beyond which lies the Shawnigan Beach Estates, 
(R-3 subdivision). To the west is a 15 ha (approximate) parcel o·f privately owned F-1 
property which holds the municipal water supply tower. To the south is R-2 zoned 
subdivision on Ceylon Road. An existing, artificial pond located at the lower portion of 
the property does not conned to any waterbodies. A moblile home and small 
greenhouse currently occupy the subject properiy. The mobile home is scheduled for 
removal; the greenhouse will remain or be moved. 

The proposed subdivision includes six lots. Lots 2-6 are 1.05 acre in size ; Lot ·1, at the 
southern end of the subdivision, is proposed at 1.22 acre. 

The municipal (CVRD) water supply runs along the northern border of the subject 
property. This connection allows for 1 acre size parcels in an R-2 zoned area. Electrical 
servicing is currently provided at the properiy by 7 power poles. 

I 2.4 Field Assessment 

Field investigation entails a detailed analysis of the interface 'fire hazard ·chat the property 
is exposed to, f rom the perspective of the general area, local site, and proposed and 
existing structures in the general vicinity. Field assessment'Cook place on January 31 , 
2013. Mr. Steve Mcleod was present during the assessment. 

Consultation w ith the Shawnigan Lake Volunteer Fire Deparcment and the provincial 
Wildfire Management Branch were used ·co determine suppression capabilities and loca l 
f ire weather history. 
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Stcathoona Fm" hy Conrulting t 
~ Biophysical Descrlption 

I 3.1 Biogeoclimatic Classification 

Biogeoc!imatic Ecosystem Classification (BEC) is a system tllat groups similar segments 
of the landscape (ecosystems) into categories of a llierarchical classification system 
(MoF, Land Management Handbook 28. 2004). Climate is ·(he most impotiant facto r 
influencing the development of forest ecosystems. 

The sub jed property is located in the very dry Coastal Western Hemlock (CWI-Ixm) 
biogeoclimatic subzone, transitional to the moist maritime Coastal Douglas-fir subzone 
(CDFmm). Summers are generally warm and dty, while winters are wet and mild. 
Growing seasons are very long, and often feature pronounced water deficits on zonal 
(average) and drier sites. Long periods of drought are not uncommon during the fire 
season (April to October). The CWHxm and CDFmm have the mildest climates in 
Canada. · 

Prevailing weather systems in summer can vary from moderately moist to windy and 
excessively dry patterns. Prevailing winds are generally southeasterly, but seasonal 
variations are not uncommon. Net radiation values are generally high. Moisture deficits 
are common in summer. 

I 3.2 Physiographic Features 

Physical characteristics of a site impact fire behaviour. Landforms influence fire behavior 
by affecting ignition potential and the rate of fire spread. Fire behavior, in turn, is 
governed by weather, topography, and fuel. 

The subject property occupies a midslope position on moderately to strongly rolling 
terrain. Elevation ranges between approximately 165 m (above sea level = asl) a£ the 
southern end of the propetiy, to approximately 180 m at ihe notthern border. Primary 
aspect is southerly, with minor variations. Shawnigan soils are dominant in the area; 
these soils developed in deep, gravelly sandy morainal (till) deposits, and are well 
drained (MOE Technical Repoti 17, Soils of Southern Vancouver Island, Victoria, BC. 
1985). An exception is the small depression occupied by the artificial pond in the lower 
portion of the property, where Arrowsmith soils are generally saturated. Here, free water 
is common at or near ihe soil swiace fo r most of the year. 

The usual taxonomic classification for Shawnigan soils is Durie Dystric Brunisol (hard 
pan layer present at moderately shallow depths); the usual taxonomic classification for 
Arrowsmith soils is Terrie Mesisol. 

Rolling, forested topography can present various challenges to fire suppression 
capabilities, including mobility constraints. 
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I 3.3 Vegetation 

Fire behavior predicts how forest and wildland fuels (vegetation) will burn under differen·c 
conditions. Benchmark vegetative fuel types developed by the Canadian Forest Fire 
Danger Rating System Fire Behavior System (CFFORS) are used to forecast how a 
wildfire will react (http://cwfis.cfs.nrcan.gc.ca/en) (Appendix 2). A vegetative fuel type is 
defined as an identifiable association of fuel elements of distinctive species, form, size, 
arrangement, and continuity that will exhibit characteristic fire behavior under defined 
burning conditions. There are five major fuel classes: coniferous stands, deciduous 
stands, mixed wood stands, slash, and grass. 

Fuel types are described qualitatively, rather than quantitatively, using terms describing 
stand structure and composition, sUiiace and ladder fuels, and the forest floor cover and 
organic (duff) layer. Vegetation (fuel) management is a key tenet of interface 
management; of ihe elements affecting fire behavior (topography, weather, and fuel), 
only fuel can be managed. 

Composition and distribution of fuel types at and near the forest floor- lower tree 
branches, shrub, herb/moss layers, and both standing and downed woody debris -are 
important factors in determination of fire behavior. Ground fires often smoulder for a long 
time in duff (organic soil) and decaying woody material. Surface fires burn needles, 
cones, twigs, branches, and lower leaves of standing trees. Ladder fuels provide vertical 
continuity between strata, allowing fire to carry from surface fuels into the crowns of 
trees or shrubs with relative ease. 

Vegetation at the subject property is characterized by human disturbance. Forest cover 
is dominated by fragmented, uneven-aged stands of second-growth Douglas-fir (Fuel 
Types C-3, C-t!·, C-5). Minor components of western redcedar, grand fir, and white pine 
are present. A small pocket of red alder/broad leaf maple/shrubbery (mixed deciduous 
fuel type: M-2) surrounds the artificial pond. Continuous coniferous fuel types (C-4, C-5) 
at adjacent pmperties extend east and west, and north from the subject property. In 
addition, there is extensive broom (modified Fuel Type C-2) at the property to the no1ih. 
Small pockets of broom, and larger areas of tall matted grass are present at the subject 
property. Younger trees at the subject property have tree crowns extending to the 
ground, whereas there is generally separation between crowns and the ground at older 
trees . Separation bei.ween tree crowns and the forest floor is important factor in 
preventing fires from "laddering" into the upper canopies. 

Composition and distribution of shrub and herb/moss layers are important factors in fuel 
loading. The forest understorey at the subject property is variably comprised of a 
discontinuous to continuous, sparse to densely matted shrub layer (salal, Oregon-grape, 
trailing b lackberry, sword fern, invasive grasses), and a discontinuous herb/moss layer 
(tall matted grass, Kindbergia oregana, Rhytidiadelphus oregana). Moderate amounts of 
invasive Scotch broom were observed. Fire behaviour dictates a fire (generally) burns 
uphill. Sufficient surface and ground fue ls currently exist at the subject property to carry 
a surface fire uphill through the property. Under extreme weather conditions, high winds 
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could also blow embers from a fire start east or west of the subject properiy to 
surrounding forest fuels. 

A moderate to high degree of surface and ladder fuel loading, combined with the 
continuity of combustible fuels on rolling topography surrounding the propetiy to the east 
and west, contribute to a (moderate)-high wildfire threat at this property. 

Fuel Characteristics- 2373 Peterbrook Road 
Fuel 

Types 
(Appen 

d1X 1) 

C-2 
C-3 
C-4 
C-5 

mobile 
home/ 

greenhouse/ 
driveway 

Description· 
Ecosystem 

Assn! 
Tree Spec1esl 
Stand (Fuel) 

T e 

Terrain Slope %1 
Aspect 

Moderately 15-35%/ 
to strongly southerly 

rolling 

Fire Behaviour 
(Surface fuels, 
"Ladder fuels, 

Total fuel loading) 

Moderate fuel 
loading. 

Moderate to high fire 
intensity and rate of 

read 

ment from invasive 
species (i.e., broom, 

grasses) 
-assorted debris 

surrounding mobile 
home and scattered 
throughout property 

represents a fire 
hazard 

** Tree species: 1 redcedar; Dr: Red alder; Ra: Arbutus; Bg: 
Mb: Big-leaf Maple; Dr: Red Alder. 

Wildfire Threat Rating/ 
Approximate Proportion of 

Subject Property 

.. """- .. 
.:l~:.l 

4 

• ,. J...L...... , • 

** Ladder Fuels: woody fuels above the top litter layer; includes herbs, shrubs, and also tree crowns if they extend to the ground or 
nearly to the ground. Ladder fuels help to carry a surface fire up into tree crowns. 
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Photos. Fuel Types at Peterbrook Road property. 
1. C-5: Moderately well-stocl<ed mature stand with moderate dense understorey - upper portion of property; 
2 C-2: Moderately well-stocl<ed pole sapling [immature] stands- upper portion of property; 
3. C-2/C-5: Moderately open, mature stands interspersed with regen - upper po rtion of property; 
4. C-2/C-5: Moderately open, immature stand at subject property borders mature stand on private property to west; 
5: Man-made fuels surround existing mobile home; 
6: M-2: Mixed deciduous with scattered coniferous fuels surround arti ficial pond. 

9 

70 
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[ 4.0 Fire Protection . = 

Fire Department. The Shawnigan Improvement District (SID) Volunteer 
Fire Depa1iment is a volunteer department comprised of approximately 30 
members. Pagers alert the members when ·(here is an emergency ca ll day or 
night The f ire fighters muster to two fire s·tations (main hall on Shawnigan

Mill Bay Road, and second hall on West Shawnigan Lake 
Road), and a fire/rescue boathouse where they respond 
with the appropriate apparatus. The department derives 
authority to operate from a bylaw enacted by the 
Shawnigan Lake Improvement District to establish and 
operate a fire department within the boundaries of the 
Shawnigan Lake Improvement District 

The subject property is located well within 8 km from a firehall. Response time to the 
subject property is approximately 6-8 minutes from the time the pager sounds, but 
"could be longer" (discussion with SLVFO Fire Chief, Feb.13, 2013). Fire department 
response time is the elapsed time, in minutes, from when the first f irefighting unit is 
dispatched to when the first firefighting unit arrives at the emergency scene. As with any 
volunteer fire department, response is very time dependent. Response times vary from 
day to evening, and from weekday to weekend. Response times are generally better on 
evenings and weekends. 

Recent changes have been made to the BC Building Code regard ing fire department 
time and travel distances to residential subdivisions, and the requirement for· interior 
sprinkling. The proposed development is within a 10 minute response time; interior 
sprinkling for single-family units is not required. 

Mutual Aid. Shawnigan's Volunteer Fire Department operates under a mutual aid 
agreement with fire depa1iments from neighbouring jurisdictions (i.e., Mill Bay). 

Wildfires. Local fire departments automatically respond to structure fires and small, 
easily accessible bush fires. Assistance from the Ministry of Forests Lands and Natural 
Resource Operations (MFLNRO) Wildfire Management Branch (WMB) would normally 
be requested when larger brush fires occur within fire protection areas. 

Fireflow (Water Supply for Fire Suppression). An adequate and reliable water supply 
for firefighting is an essential part of a community's fire protection system. The BC 
Building Code states all structures (proposed and existing) with in inte1face areas should 
have a water supply for firefighting purposes that mee'ts requirements of either the FUS 
(Fire Underwriters Survey)(http://www.fireunderwriters.ca) or the Na1ional Fire Protection 
Association (NFPA) (http://www.fireunderwriters.ca). 

In fire protection areas served by a community water system, water supply for fire 
protection generally consists of a piped system in common with domestic potable water. 
A minimum fireflow of 1,000 Lim in for 2 hours is recommended fo r single-family 
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structures. The subjed property is curretTcly not serviced by community piped water and 
hydrants. At present, there is no source of water on the property sufficien·t io support any 
meaningful suppression efforts. 

A key element to this subdivision proposal is an exisUng letier of approval from the 
CVRD allowing the water line to be extended into the proposed subdivision from the 
Municipal water supply that runs along the northern border of the property. According to 
the CVRD, two hydrants must be installed no more than 200 m apart for fire protection 
of the subdivision. Hydrant specifica"lions must meet Fire Underwriters requirements. 

Infrastructure, Access, and Response Time. FireSmart infrastructure and access 
increase the resident and firefighter safety, and facilitaie quick response by firefighters. 
All developments should have sufficient access for emergency vehicles, including 2-way 
road access in and out of any site, and safe driveway accesses. Local government 
standards for roads and driveways generally follow the Geometric Design Guide for 
Canadian Roads (www.tac-atc) . 

An early aggressive and offensive primary interior attack on a working fire is usually the 
most effective strategy to reduce the loss of lives and property damage. FireSmart 
infrastructure and access can increase the probability of structural survival. All 
development should have access routes suitable for emergency veh icles. Two-way 
access routes should be provided to provide safe simultaneous access for emergency 
vehicles and public evacuations. 

Access into the subdivision will be public road. Waterline infrastructure will be placed 
along the road. Through access (to the Gregory gravel road) at the north end of the 
property is to be controlled through a locking gate (keys supplied to fire department). 
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[lj[O Fire Disturbance History ·--] 

BC's Wildfire Management Branch maintains a database of human-caused and 
lightning-caused wildfires that have occurred in the last fifty years on southeastern 
Vancouver Island. (Lightening typically accounts for very few wildfires on the coast) In 
the last 4 decades over 'I 00 "wildfires" have occurred within a 10 km radius oft he 
subject site. Most of these fires were less than 0.5 ha. The vas·( majority of wildfires in 
'ihe Coastal Fire Zone continue to be human-caused. 
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[ 6.0 Hazard Assessment 

Fire danger= risk of wildfire starting +what kind of fire behavior may result. 

Fire hazard = likelihood of fire starting + values at risk + types of fuel surrounding the 
area +fuels and topography. Fire hazard is very site specific, and relates to fuel 
evaluations, risk of ignition, and Fire Smarting. 

Hazard assessment methodology was based on standard fire danger and hazard 
assessment models: 

The Canadian Forest Fire Behaviour Prediction (FBP) System incorporates fuel 
types in fire behaviour modeling to provide a description of the fire, including estimates 
of fire area, perimeter, perimeter growth rate, flank and back fire behaviour, fuel 
consumption, and fire intensity. 

The Hazard, Impact, Risk and Vulnerability (HIRV) model is a community risk 
assessment incorporating Hazard Identification, Risk Analysis, Vulnerability 
Assessment, Impact Analysis, and Risk Management. 

The FireSmart Interface Community Fire Hazard analysis provides a quantitative 
procedure for assessing the interface fire hazard based on 23 risk factors. Hazard 
categories are low, moderate, high, and extreme. An interface area, site, m structure is 
not considered to be "fire safe" unless it obtains a low or moderate assessment score. 
Mitigative measures are necessary to reduce the fire threat at areas rated with high and 
extreme ratings, but may also be applied as an extra precaution at locations with 
moderate ratings. 

Table 2. Wildland-Urban Interface (WUI) WHd·fireThreat Ratings 

Low - urban, suburban, and farm areas with modified fores t fuels, generally flat 
terrain; no readily combustible vegetation; low risk to adjacent development. 

Moderate- partially modified forest fuels; scattered mixed forest in suburban 
areas; moderate to good water availability; homes and structures may be 
threatened. 

High- areas with little or no fuel modification; continuous ground fuels; s loping 
terrain with/without gullies present; moderate to low availability of water; some 
areas hard to access. 

Extreme - areas with little or no fuel modification, continuous ground fuels ; 
rolling and gullied terrain; rock outcrops may be present; low water availability; 
some inaccessible terrain; may or may not be heavy use areas; direct threat to 
homes/structures/values. 
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f 7.0 RESULTS 

Fire Behaviour Modeling. 

Current Wildfire Threat Rating Results from fire behavior modeling indicate the 
current wildfire threat rating a-i the subject property is High. In accordance with the 
Ministry of Forests Lands and Natural Resource Management Wildfire rating system, 
ra·iings of High and Extreme are unacceptable. Rankings must be Low and Moderate to 
be considered safe. Scoring is summarized below: 

Low Wildfire Thr&at Ratin 
56 70 M d I Wldfi Th t R f • 

;;_ ~·,• . . .. _. _ \,t,, ,, . ' ·.'Ll·.J, (. JluLd,;fliil.tS! ~:..-..ri...tl 

Table. Wildfire Threat Rating Classes (current ranl·<ing) 
Total tally - Community Description, Fire Suppression Capabilities, and Other Factors = High 

Projected Wildfire Threat Rating. If recommended mitigation is implemented, the 
wildfire threat rating can be expected to decrease to Moderate. 

Table. Wildfire Threat Rating Classes (projected 1·anking at build-out) 
Total tally- Community Description, Fire Suppression Capabilities, and Other Factors= Mod-High. 

Risk of Ignition. The current risk of ignition at the subject properiy is moderate to high. 
Ignition risk could come during the construction phase of the development, or from 
present/future homeowners in the general area. 

Post-development the risk of ignition can be anticipated to decrease to moderate. 
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HIRV Modeling. Results from HIRV modeling indicate that the current hazard is High
Extreme. The hazard can be reduced through carefully planned development. 

Fire Behaviour Pred ictionlcurrent). 
Fire Risk of Structures at Suppression Wildfire Hazard 

Behaviour Ignition Risk Constraints 
H M-H M-H H H 

L = Low; M = Moderate; H = H1gh; E = Extreme 

Fire Behaviour Prediction (r:>_roj ected uoon completion of development) 
Fire Risk of Structures at Suppression Wildfire Hazard 

Behaviour Ignition Risk Constraints 
M-H M M-H M M-(H) 

L = Low; M =Moderate; H = H1gh; E =Extreme 

Hazard, Impact, Risk and Vulnerability (HIRV) 

Hazard Impact Risk and Vulnerability Model Current Wildfire Hazard - Mi dsummer 
Hazard Risk Certainty Vulncr- Certainty Impact Analysis'·' Certainty Risl< and 

Rating ability Vulnerability 
Rating Analysis 

Wildfire Data is Env-3 Data is Risk= High 
Hazard- High- Data is High well well 

Can tech Extreme well establish'd Soc=2 Econ=1 established 
Construction establishe d 

Vulnerability= Pol=2 
High 

. . 
"Env=EnVIronmenlal Soc=Soc1ol Econ=Econom1c Poi=Poliflcal Ratings: ! =Low, 2=Moderate. 3=High. 4=Exlreme 

Hazard Impact Risk and Vulnerability Model Wildf i re Hazard at Build-Out - Midsummer . 
Hazard Risk Certainty Vutne1·ability Certainly Impact Analysis•'• Ce rtainty 

I 
Risk and 

Rating Rating Vulnerability 
Analysis 

Wildfire Mod- Data is Mod-High Env=3 Data is Risk=Mod(High) 
Hazard- High well Data is we ll 
Cantecf1 established well 

Soc=2 Econ= 2 established Vulnerability= 
Construction establish' d Pol=2 Mod(High) 

. . 
'· Env=Enwonmenlal Soc=Socrol Econ=Economrc Poi=Polrtlcal Ralings: !=Low, 2=Moderate. 3=High. 4=Extreme 

HIVR Interpretation* 
Impact Examples Rating 
Social -possib le injuries l ow - Minor disruption of society 

-possib le deaths Medium -Possible injuries and small-scale disruption of family life 
-loss of housing High - Serious injuries; large-scale community disruption 
-disruption of family life Extreme • Mulliple fatalities; major disruption of community life and loss o f critical faciilies 
-critical facmties lost 

Political -coerced risks Low - Minor opposition 
-catostropl1ic risks Moderate -low level of political backlash- intervenlion may be required 
-unresponsive process High- significant even I embroils government- major ac tions required 
·m emorable events Extreme- Signllic ant intervenlion required from all levels o f government 
-lndustrlol risks In the event of a major cotaslrop_he_govemmenl declares "'Disaster Area" 

Environ- -quality of life Low - Minimal environmental impact o f area of effect 
-water quality Moderate • Regional environmental damage 

mental -destruction of natural High - Lang-term recovel)'. Requires significant after action 
resources Extreme - Severe long-term e ffects on biodive~>ity 

Econ- -structural; non-struc- Lo1•1- Economic impact minimal 
lura I damage Moderate- loss of business 

omic -loss of services; jobs High- Reglonol long term loss 
-loss of revenue Extreme -Chronic lonQ-!erm economic downturn 
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Assessment Summary. The overall curren~ wildfire threat rating at the subjec-t property 
is HIGH. This rating is not accep·iable. A combination of factors contributes to the 
elevated rating: 

o Rolling, forested terrain 
o Current limited access to entire property 
o Continuity of coniferous fuel types 
s WHdfire could impact: 

- air quality (to Beach Estates subdivision) 
- public safety (wildfire would jeopardize safety of local residen·is and firefighters) 

If the property is rezoned and developed as a subdivision, a MODERATE wildfire 
threat rating can be achieved -IF mitigative measures are incorporated into the 
design, planning, and ongoing maintenance of the subdivision. 

An acceptable rating includes: 

o adequate fireflow (community piped water and hydrants) 
o sufficient access that accommodates both ingress and emergency egress 
o FireSmart vege·iation managemen·c 
o fire-retardant construction materials 

Mitigative measures are required to reduce ihe fire threat to life, property, and 
wildlands. 
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! B.O RECOMMENDATIONS 

The following recommendations, developed in consultation with Shawnigan 
Improvement District Volunteer Fire Department, will reduce the wildfire threat (currently 
assessed at high) at the proposed subdivision. Adherence ·co these recommendations, at 
rezon ing, and through the design and planning stages of the subdivision, is vital to 
achievement of an acceptable wildfire threat rating (moderate or less). Ongoing 
implementation of mitigative measures is essential to ensure protection for life, property, 
public safety, and ecological wellbeing in Shawnigan Lake's interface zone. 

I Awareness 

1. Via appropriate signage and onsite work meetings, ensure all workers and 
visitors are made aware of the risk of fire in the interface zone, especially during a 
dry summer season. 

I Vegetation Management 

2. In compliance with the South Cowichan Official Community Plan (20'1 'I), ihe 
CVRD CWPP Update (2012), and FireSmart guidelines (Appendix 1 ), establish 
and maintain a FireSmart Priority Zone 1 0-10 m around all structures. The 
purpose of a FireSmart Priori·cy Zone 1 is to help prevent fire spread from 
structures to surrounding vegetation, and vice versa. 

In FireSmart Priority Zones, reduction of the fire threat mus·c target 
removal/conversion/ reduction of combustible vegetation (surface & ladder fuels): 

Priority Zone 1 Treatment Guidelines (concentric zone 0~10 m around 
structures}: 
9 Conduct a Hazard Tree assessment to ensure the safety and stability of retained trees. 
9 Where tree cover is to be maintained, and is safe to do so, aim to retain healthy, well-spaced 
coniferous and deciduous trees with at least 3 m separation between crowns and/or wel l-spaced 
clumps of pruned trees. 
9 Prune trees up to a height of 3-5 m from the ground to remove ladder fuels. 
9 Reduce dense brush pockets, but retain well-spaced clumps of snowberry and ocean-spray (to 
provide habitat and forage for birds). 
9 Remove fuels on an ongoing basis (downed branches, dry arbutus leaves). 
9 Wherever possible, minimize disturbance to Garry oak woodlands. 
9 Limit the use of coniferous hedges and wooden fences, as they may act as a conduit for fire. 
Low wooden fences are acceptab le, providing there is a separation of at !east 3 m between the 
fence and any structure. 

Additionally, due to rolling topography and high fuel loading in the general area, 
establish and maintain FireSmart Fuel Management Zones 2 out to 
30 m (or to property boundary, whichever is less). 
(FireSmart Fuel Management Zones 2 is required when fuel treatment in Priority 
Zone 1 alone may not be sufficient to protect development) 
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Priority Zones 2 Treatment Guidelines (10-30 m around structures): 
q Aim to retain healthy, well-spaced coniferous and deciduous trees with at least 3m separation 
between crowns and/or well-spaced clumps of brush and pruned trees. 
q Prune trees up to a height of 3-5 m from the ground to remove ladder fuels. 
q Reduce dense brush pockets, but retain clumps of snowberry and ocean-spray (to provide 
habitat and forage for birds). 
q Remove heavy concentrations of ground and sUiface fuels on an ongoing basis. 
q Wherever possible, minimize disturbance to Gany oak woodlands. 

3. Due to the current high wildfire threat rating at the parkland dedication, cooperate 
with CVRD Parks Dept to ensure appropriate fuel management treatment is 
conducted at the trail corridor prior to dedication, and is scheduled on an ongoing 
basis. Ensure woody fuels are reduced up ·co 5 m on either side of trail corridor. 
Well-managed, frequently used trails can increase fire protection through prompt 
detection. Trails also improve access for f ire suppression. 

4. Ensure landscaping plans for the subdivision development incorporate fire
resistive vegetation. See FireSmart Landscaping on Southeastern Vancouver 
Island (brochure), 
Strathcona Forestry Consulting, 2004. 
http://www.citvoflanqford.ca/documents/brochures/FireSmartlandscaping.pdf 

5. Remove invasive plant species (i.e., broom) on an ongoing basis. Regular 
maintenance is imp01iant to ensure that broom, a highly combustible invasive 
species, does not spread to newly disturbed areas. Ensure any new areas with 
soil disturbance are promptly landscaped with fire resis'Uve materials. 

I Construction 

6. Use fire-retardant roof covering assemblies rated Class A, 8, or C (i.e., metal, tile, 
ULC- rated asphalt) and non-combustible siding materials (i.e., stucco, metal 
siding, brick, cement sh ingles or cementitious materials, poured concrete, or 
ULC-rated wood siding) http://www.partnersinprotection.ab.ca 

7. Follow FireSmart guidelines for design, construction, and maintenance of window 
and door glazing, eaves and vents, and decking. 

I Access 

8. All developments must provide access routes capable of accommodating two
way traffic. As is planned, develop Peterbrook Road as a fully serviceable public 
road, and provide a secure through-connection to Gregory gravel road 
(emergency access). 

9. Ensure all access routes meet min imum Canadian Geometric Road Design 
Guidelines (www.tac-atc) for gradient and overhead clearance. Turnarounds must 
provide adequate clearance for emergency vehicles. 

18 

79 



Stmilicona Fm<Shy Conmltinz ' 

10. Ensure !ot numbers and building numbers (during construction phase) are d early 
evident from roadway. Ensure all street addresses are dearly visible. Letters, 
numbers, and symbols should be at least 10 ern high, with a 12 mm stroke, 
contrast with the background colour o·f the sign, and be reflective. 

I Fire Protection 

11. Consult with CVRD and Ministry of Highways and Transportation to ensure 
hydrant distribution and spacing complies with required standards of FUS. 

12. Ensure new structures and access routes are mapped on SID VFD fire plan "pre
org" (fire planning) maps. 

'13. Develop an Emergency Fire Plan to be implemented during the construction 
phase of the development. The plan should outline emergency procedures in 
case of fire: all workers on site should be familiar with the plan, as should visitors 
(realtors, professionals, salesmen, prospective buyers, and insurance agents). 

I Regulatory Provisions 

14.1n liaison with CVRD staff, incorporate a bylaw and covenatT( for the annual 
maintenance of the development property, in order to maintain compliance with 
FireSmart principles. 

15.A follow-up interface assessment should be conducted at Building Permit to 
ensure appropriate mitigative measures are being implemetT1ed. 
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I APPENDIX' 1. = Fljf~SMART !rfteRFACE PRIORITY ZONES 

In interface areas, FireSmart advocates the estab lishment and maintenance of Fuel 
Management Zones* extending outward from structures and along access routes: 
Priority Zone 1 (0-10 m). 
Priorii.y Zone 2 (10-30 m). 
Prior· Zone3 -100 

ftl!lllllllll 

Priority Zone 1 (0-10 m): The main objective of vegetation management is to create an environment that 
will not support fire. Vegetation management focuses on fuel removal, conversion , and reduction. 

Priority Zone 2 (10-30 m): Where treatment in PZ 1 is not sufficient to significantly reduce the fire hazard 
due to fuel loading, extend the fuel modified area with a variety of thinning and pruning actions. 

Priority Zone 3 (30-100 m): Where fuel modification in PZ1 and PZ2 is insufficient to protect structures 
and/or property, FireSmart advocates treatment in Priority Zone 3 with a variety of thinning and pruning 
actions in order to create an environment that will not support high-intensity crown fires. 

*Setback Zone distances may be extended depending on aspect, slope, fuel loading, etc. 
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CFFORS FUEl TYPES 

G F I T • 
Fuel Description Wildfire Behaviour Under 
Ty~e _ ~-J:IJgh Wildfire Dang~r _ 

Coniferous: 
C1 

C2 

C3 

C4 

C5 

C6 

C7 

D 
(Deciduous) 

M 
(Mixed 
Forest) 

s 
(Slash) 

01-Long 

01-Short 

Terrestrial herbaceous ecosystem: mossy rock 
outcroppings 

Dense regeneration to pole-sapling (immature) forest with 
crowns almost to ground 

Fully stocked, mature forest, crowns separated from 
ground; sparse understorey 

Dense, pole-sapling (immature) forest, heavy standing 
dead and down, dead woody fuel; continuous needle 
litter; continuous vertical crown fuel continuity 

Moderately well-stocked, mature forest, moderate dense 
understorey crowns well separated from ground; 
continuous needle litter 

Fully stocked conifer plantation; absent understorey; tree 
crowns separated from ground; continuous needle litter 

Open, mature coniferous stand; uneven-aged; 
discontinuous understorey; tree crowns mostly separated 
from ground 

Moderately well-stocked deciduous stands; moderate 
medium to tall shrubs and herb layers 
D-1 Leafless 
D-21n leaf 

Moderately well-stocked mixed stand of conifers and 
deciduous tree species; moderate shrub understorey; 
conifer crowns extend nearly to ground 
M-1 Leafless 
M-2 in Leaf 

Slash from logging and land clearing 

Continuous standing grass- fuel loading is 0.3 kg/m2; 
scattered trees 
01-a Matted 
01-b Tall 

Continuous human modified short grass 

High potential for surface fire, especially if high 
moss/lichen 

High potential for crown fires; low to very high 
fire intensity and rate of spread 

Surface and crown fire, low to very high fire 
intensity and rate of spread 

High potential for crown fires, high to very high 
fire intensity and rate of spread 

Low to moderately fast-spreading, low to 
moderate intensity surface fire 

Surface fire may spread rapidly to become 
high intensity fire with high rate of spread 

Surface, torching, rarely crowning (except on 
steeper slopes), moderate to high intensity and 

rate of spread 

Typically a surface fire; low to moderate rate of 
spread and fire intensity 

Surface, torching and crowning; moderate to 
very high intensity and spread rate (varies with 

slope and % vegetation cover) 

Fine fuel % and cedar foliage retention will 
result in faster ignition and spread 

Rapid spreading, moderate to high intensity 
surface fire 

The taller, and more cured the grass, the more 
rapid spread; low to moderate intensity surface 

fire 

Typically low rate and spread and low fire 
intensity. 
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[LIMITATIONS 

This report provides an assessment of WUI hazard and risk. Evaluation is based on professional 
judgment. The investigation involved a field observation. Recommended treatment pertains only 
to the particular site as disclosed at the time of inspection. The report was prepared considering 
site-specific circumstances and conditions. It is intended onfy for use by the client for the 
purpose for which it was commissioned and for use by focal government regulating the activities 
to which it pertains. 
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DATE: 

FROM: 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 
OF MARCH 5, 2013 

February 27, 2013 FILE NO: 

Dana Leitch, Planner II BYLAW NO: 

'() 
~ 

!'"'-,, 

1-I-09RS 

2465 &2650 

SUBJECT: OCP Amendment Bylaw No, 3564 and Zoning Amendment Bylaw No. 3565 
(Van Isle Waterfront Development Corporation) 

Recommendation/Action: 
Direction from the Committee is requested. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: see paragraph 3 on page 3) 

Background: 
A public hearing was held for Bylaw No. 3564 and 3565 on October 18, 2012. The bylaws 
would rezone "The Cottages at Marble Bay", shown on the map below, from C-4 (Tourist 
Commercial 4 Zone) to a new LR-11 (Lakeview Residential 11) Zone. The new zone would 
remove the restriction that limits the occupancy of the cottages by an individual or family to a 
maximum of 22 weeks in a calendar year. It also requires that any future development be 
connected to a community water and community sewer system. 
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At the public hearing there were a number of comments and concerns expressed about the 
safety of the Youbou/Meades Creek Road intersection and the capacity of Meades Creek Road 
to handle additional traffic from the Cottages at Marble Bay and the Woodland Shores 
development. 

At the Board meeting on December 12, 2012 the Regional Board received the public hearing 
minutes and passed the following resolution: 

"That OCP Amendment Bylaw No. 3564 and Zoning Amendment Bylaw No. 3565 (Van 
Isle Waterfront Development Corp.) be considered at a future meeting, and that staff be 
directed to prepare a report for the Electoral Area Services Committee regarding options 
for addressing road and intersection issues raised by the public at the October 18, 2012 
public hearing." 

Comments from Ministry of Transportation and Infrastructure 
On December 17, 2012 CVRD Planning staff met onsite with representatives from the Ministry 
of Transportation and Infrastructure (MoTI). The purpose of the site visit was to review the 
safety of the Youbou/Meades Creek Road intersection and discuss the capacity of the roads 
leading to the Cottages at Marble Bay and Woodland Shores development sites. 

During the site visit, staff from the Ministry indicated that the current Youbou/Meades Creek 
Road intersection meets Mo Tl's safety standards. Ministry staff further stated that even though 
the existing intersection meets MoTI safety standards, the intersection does warrant some 
improvements. The suggested improvements included: raising the intersection to the south to 
improve sight lines and sight distances; the creation of a left hand turn lane in a westbound 
direction and acquiring additional road r-o-w on the northwest side of Meades Creek Road for 
the creation of a pedestrian pathway and bicycle lane. 

Ministry staff said that it would be beneficial to have a proper transportation study completed 
when the next major development in the area occurs so that Ministry staff is better informed 
about the specific improvements that need to be completed at this intersection. 

It is the opinion of Ministry staff that no larger scale developments in this immediate area should 
be approved until the intersection is improved. MoTI defines a large scale development as a 
development that would generate approximately 150-200 vehicle trips per day. 

MoT! staff does not consider the proposed development at the Cottages at Marble Bay to be a 
large scale development Ministry staff does not feel that the 7 or 8 additional cottages that 
would be permitted in the LR-11 Zone on the upland portion of the subject lands would have any 
significant impact on the performance of the intersection. MoT! staff have confirmed that their 
interests are unaffected by the rezoning application. 

Woodland Shores Development 
During the Woodland Shores rezoning process in 2006 and 2007, the developer assessed the 
safety and performance of the Youbou Road/Meades Creek Road intersection. Although it was 
determined that there was no safety or "level of service" issues that would result from the 
proposed development, a commitment was made to undertake any off site road network 
upgrades deemed necessary by MoTL Improvements to the Youbou Road and Meades Creek 
Road intersection was not required with the first pl1ase of the subdivision for Woodland Shores, 
but it is expected that the Ministry will monitor the safety and adequacy of the road network 
when applications for future subdivision are received and will require upgrades if necessary. 
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The Woodland Shores developer has recently applied for a zoning amendment and it is 
expected that the zoning process will provide an opportunity for road network issues to be 
revisited. 

Road Network Improvement Contribution 
Although the subject zoning amendment would not add any significant traffic to the road network 
that services the Cottages at Marble Bay, some of the public who attended the hearing 
expressed an opinion that no further devel.opment in the Marble Bay/Bald Mountain Peninsula 
area should occur until road network improvements are completed. While it is not economically 
feasible for the developer of the Cottages at Marble Bay to fully fund all of the offsite road 
network upgrades, the developer has confirmed he is prepared to contribute to future road 
improvements. If this option is pursued, it is expected that the contribution would be made prior 
to any further subdivision, and that it would be secured through a covenant registered against 
the undeveloped subject lands. 

Electoral Area Services Committee Meeting January 15, 2013 
This rezoning application was placed on the agenda for the Committee on January 15, 2013 
and at that time the Committee recommended that "Application No. 1-I-09RS (Van Isle 
Waterfront Development Corporation) be referred back to staff for further clarification." 

At the request of the Electoral Area I Director Planning Staff obtained a legal opinion with 
regards to securing a $50,000 contribution offered by a developer for future road and 
intersection improvements. The reason this legal opinion was sought was because Planning 
Staff were informed by the CVRD Finance Department that we could not accept a monetary 
contribution for a service the CVRD does not provide, in this case, intersection and road 
improvements. 

The CVRD's lawyer indicated that it would be possible to have a covenant registered against 
the undeveloped subject lands that would obligate the developer to spend up to $50,000 for 
improvements to the Youbou Road/ Meades Creek Road intersection, or other road or 
pedestrian safety upgrades in the area as a prerequisite to subdividing the lands. The lawyer 
further suggested that this could be accomplished without the CVRD actually accepting the 
$50,0000 for intersection improvements. 

Alternatively, if the CVRD wanted to accept the $50,000 directly, the funds would have to be 
directed towards an existing function of the Regional District, for example, the parks function. 

Meeting with Ministry of Environment Representative 
Planning staff had the opportunity to meet with representatives from the Ministry of Environment 
with regards to the proposed Zoning Amendment and Official Community Plan Amendment 
Bylaws. The staff from the Ministry indicated they had no objections to the proposed bylaw 
changes and that they did not affect the current status of the sewer or water utility operating at 
the Cottages at Marble Bay. 

Options: 

Option 1: 
a) That OCP Amendment Bylaw No. 3564 and Zoning Amendment Bylaw No. 3565 be 

included on the next Board agenda for consideration of third reading; 
b) That a contribution of $50,000 from Van Isle Waterfront Development Corporation 

towards improvements to the Youbou/Meades Creek Road intersection and 
associated road network be accepted as a condition of adoption of OCP Amendment 
Bylaw No. 3564 and Zoning Amendment Bylaw No. 3565; and 

86 



4 

c) That prior to consideration of adoption of OCP Amendment Bylaw No. 3564 and 
Zoning Amendment Bylaw No. 3565, a covenant be registered against (Lot 1, Block 
180, Cowichan District Plan VIP78710, Except Part in Strata Plan VIS5772 Phases 
1, 2, 3, 4, and 5) to secure payment of $50,000 for road network or pedestrian safety 
improvements prior to any subdivision of the land. 

Option 2: 
That OCP Amendment Bylaw No. 3564 and Zoning Amendment Bylaw No. 3565 be included on 
the next Board agenda for consideration of third reading. 

Option 3: 
That OCP Amendment Bylaw No. 3564 and Zoning Amendment Bylaw No. 3565 be referred to 
a new public hearing to receive public input on the proposed $50,000 road network and 
pedestrian safety improvement contribution, with Director's Weaver, Morrison and Dorey 
appointed as delegates. 

Option 4: 
That Application No. 1-I-09RS (Van Isle Waterfront Development Corporation) be denied. 

Submitted by, 

Dana Leitch, Planner II 
Development Services Division 
Planning & Development Department 

DUca 

Reviewed by: 

Dk;ager: . 
/ 

Appr~: ~~-
. Gener~/ Mjllager: _ 
~~ --------~-
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Minutes of EASC Meeting of January 15,2013 (Con't.) Page5 

RG- Shawnigan lake 
Investment 

RECESS 

R7-Mcleod 

R8- Van Isle Dev. 
Corp. 

Department, and Malahat First Nation, be accepted; and 
c) That a public hearing be scheduled with Directors Fraser, Walker and 

Dorey appointed as delegates of the Board. 

MOTION CARRIED 

That Amended Application No. 2-B-11 RS (Shawnigan Lake Investments) be 
referred to a future EASC meeting after the following conditions have been 
met: 
a) Referral of the amended application to the Electoral Area 8 Planning 

Commission and the Joint Advisory Planning Commission; 
b) Referral of the amended application to the Electoral Area 8 Parks and 

Recreation Commission for comment; 
c) Referral of the amended application to CVRD Departments and External 

Government Agencies for comment; and 
d) That draft Zoning and OCP amendment bylaws be prepared by Planning 

staff and presented at a public meeting. 

MOTION CARRIED 

The Committee adjourned for a 5 minute recess. 

Dana Leitch, Planner II, reviewed staff report dated January 9, 2013, regarding 
Application No. 3-B-11 RS (Steve and Alexandra Mcleod) to rezone property 
located at 2373 Peterbrook Road from F-1 to R-2 to permit a 7 lot residential 
subdivision. 

There were no questions to the applicant or staff from Committee members. 

It was Moved and Seconded 
That Application No. 3-B-11 RS be referred back to EASC when the following 
conditions have been met 
a) That a Wildland Urban Interface Fire Hazard Assessment for the 

property be drafted and submitted by the applicant. 
b) That draft Zoning and OCP Amendment Bylaws for the property be 

drafted by Planning Staff. 

MOTION CARRIED 

Note: Director Marcotte left the meeting at this point. 

It was Moved and Seconded 
That Application No. 1-I-09RS (Van Isle Waterfront Development 
Corporation) be referred back to staff for further clarification. 

MOTION CARRIED 
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FORM_C_V18 (Charge) 

LAND TITLE ACT 
FORM C (Scctioo 233) CHARGE 
GENERAL INSTRUMENT-PART 1 Province of British Columbia 

Your electronic signature is a representation that you are a subscriber as defined by the 
Land Title Act, RSBC 1996 c.250, and that you have applied your electronic signature 
in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in 
your possession. 

1. APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent) 

STEWART McDANNOLD STUART 

BARRISTERS & SOLICITORS Tel.: 250 380-7744 Fax.: 250 380-3008 
2nd FLOOR- 837 BURDETT AVENUE 

VICTORIA BC V8W 1B3 File No.: 130 348 PJ/Ig 
DeductLTSA Fees? Yes [Z] 

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND: 
[PID] [LEGAL DESCRIPTION] 

026-276-861 LOT 1, BLOCK 180, COW!CHAN lAKE DISTRICT, PlAN VIP78710, EXCEPT 
PART IN STRATA PlAN VIS5772 {PHASES 1, 2, 3, 4AND 5) 

STC? YES D 

3. NATURE OF INTEREST 

SEE SCHEDULE 

4. TERMS: Part 2 of this instrument consists of(select one only) 

CHARGE NO. ADDITIONAL INFORMATION 

(a) 0Filed Standard Charge Terms D.F. No. (b) [{]Express Charge Tem1s A1mexed as Part 2 
A selection of (a) includes any additional or modified terms refened to in Item 7 or in a schedule annexed to this inst:mment. 

5. TRANSFEROR(S): 

SEE SCHEDULE 

6. TRANSFEREE(S): (including postal address(es) and postal code(s)) 

COWICHAN VAllEY REGIONAL DISTRICT 

175 INGRAM STREET 

DUNCAN 

V9L 1N8 

7. ADDITIONAL OR MODIFIED TERMS: 

N/A 

BRITISH COLUMBIA 

CANADA 

8. EXECUTION(S): This :instrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interest(s) described in Item 3 and 
the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard 
charge terms, if any. 

Officer Signature(s) Transferor(s) Signature(s) Execution ate 
y M 
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OFFICER CERTIFICATION: 

D 
VAN ISLE WATERFRONT 
DEVELOPMENT CORP. by its 
authorized signatory(ies): 

Name: 

Name: 

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, to 
take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pe1iain to the execution of this 
instrument. 89 



FORM_01_V18 

LAND TITLE ACT 
FORiV!D 

EXECUTIONS CONTINUED 

Officer Signature(s) 

(as to both signatures) 

OFFICER CERTIFICATION: 

Execution Date ~ 

y i\f D 

13 

PAGE 2 of 6 pages 

Transferor I Borrower I Party Signature(s) 

COWl CHAN VALLEY REGIONAL 
DISTRICT by its authorized signatories: 

Rob Hutchins, Chair 

Joe Barry, Corporate Secretary 

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C 1996, c.l24, 
to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this 
instrument 90 



FORM_D1_V18 

LAND TITLE ACT 
FORMD 

EXECUTIONS CONTINUED 

Officer Signature(s) 

(as to both signatures) 

OFFICER CERTIFICATION: 

Execution. Date 
y M D 

13 

PAGE 3 of 6 pages 

Transferor I Bonower I Party Signature(s) 

(as to priority) 
COAST CAPITAL SAVINGS CREDIT 
UNION by its authorized signatories: 

Name: 

Name: 

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, 
to take affidavits for use in British Columbia and certifies the matters set out in Pmt 5 of the Land Title Act as they pertain to the execution of this 
instrument. 
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FORM_D1_V18 

LAl'ID TITLE ACT 
FORMD 

EXECUTIONS CONTINUED 

Officer Signature(s) 

(as to both signatures) 

OFFICER CERTIFICATION: 

Execution Date 
y M D 

13 

PAGE 4 of 6 pages 

Transferor I Borrower I Party Signature(s) 

(as to priority) 
SEABOARD MORTGAGE 
CORPORATION by its authorized 
signatories: 

Name: 

Name: 

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, 
to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this 
instrument. 
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FORM_E_V18 

LAND TITLE ACT 
FORME 

SCHEDULE 

NATURE OF INTEREST 

Covenant 

NATURE OF INTEREST 

Priority Agreement 

NATURE OF INTEREST 

NATURE OF INTEREST 

NATURE OF INTEREST 

NATURE OF INTEREST 

CHARGE NO. 

CHARGE NO. 

CHARGE NO. 

CHARGE NO. 

CHARGE NO. 

CHARGE NO. 

PAGE 5 OF 6 PAGES 

ADDITIONAL INFORMATION 

Section 219 Covenant; entire document except 
paragraphs 19,20 and 21, page 10 

ADDITIONAL INFORMATION 

Granting the Section 219 Covenant with one 
registration number less than this priority 
agreement priority over Rent Charge EX44075, 
paragraph 19, page 10; Mortgage FB109434, 
Assignment of Rents FB109435, paragraph 20, 
page 1 0; and Mortgage FB321335, paragraph 21, 
page 10. 

ADDITIONAL INFORMATION 

ADDITIONAL INFORMATION 

ADDITIONAL INFORMATION 

ADDITIONAL INFORMATION 
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FORM_E_V18 

LAND TITLE ACT 
FORME 

SCHEDULE PAGE 6 OF 6 PAGES 

ENTER THE REQUIRED INFORMATION rN THE SAJ\1E ORDER AS THE INFORJvfATION MUST APPEAR ON THE FREEHOLD TRANSFER fORM, MORTGAGE FORM, OR GENERAL 

INSTRUMENT FORM. 

5. TRANSFEROR: 

VAN ISLE WATERFRONT DEVELOPMENT CORP. (INC. NO. BC0222889) 

VAN ISLE WATERFRONT DEVELOPMENT CORP. (INC. NO. BC0222889) (AS TO PRIORITY) 
COAST CAPITAL SAVINGS CREDIT UNION (AS TO PRIORITY) 
SEABOARD MORTGAGE CORPORATION (INC. NO. BC0390204) (AS TO PRIORITY) 

94 



Page 7 

TERMS OF INSTRUMENT- PART 2 

WHEREAS: 

A. The Transferor is the registered owner in fee-simple of those lands and premises 
located within the Nanaimo/Cowichan Assessment Area, in the Province of British 
Columbia, more particularly described as : 

PID 026-276-861 

Lot 1, Block 180, Cowichan Lake District, Plan VIP78710, except part in Strata 
Plan VIS5772 (Phases 1, 2, 3, 4 and 5) 

(the "lands") 

B. The Transferee is the Cowichan Valley Regional District; 

C. The Transferor acknowledges that it is in the public interest that the development and 
use of the Lands be limited and wishes to grant this covenant to the Transferee; 

D. Section 219 of the Land Title Act provides that a covenant, whether of negative or 
positive nature, in respect of the use of land or the use of a building on or to be erected 
on land, or that land is to be built on in accordance with the covenant, or that land is not 
to be built on or subdivided except in accordance with the covenant, or that land is not 
to be used, built on or subdivided, may be granted in favour of the Transferee and may 
be registered as a charge against the title to that land. 

NOW THEREFORE THIS AGREEMENT WITNESSES that under Section 219 of the Land 
Title Act, and in consideration of the premises and the mutual covenants and agreements 
contained herein, and the sum of ONE ($1.00) DOLLAR of lawful money of Canada now paid 
to the Transferor by the Transferee (the receipt and sufficiency of which is hereby 
acknowledged), and for other good and valuable consideration the parties covenant and agree 
each with the other as follows: 

1. The Transferor covenants and agrees with the Transferee that it shall not use or permit 
the use of the Lands or any building on the Lands for any purpose, construct any 
building on the Lands or subdivide the Lands except in strict accordance with this 
Agreement. 

2. The Transferor shall not subdivide the Lands until it has: 

(a) expended FIFTY THOUSAND ($50,000.00) DOLLARS on improvements to the 
intersection of Youbou Road and Meades Creek Road, or to other road or 
pedestrian safety upgrades to the highways that provide access to or serve the 

130 348/ Section 219 Covenant! Feb 21, 2013 J PJ-Ig 
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Lands and surrounding area, provided such improvements are considered 
necessary by, and are to the satisfaction of, the Approving Officer; 

(b) alternatively, if the Approving Officer considers that the highway upgrades and 
improvements referred to in section 2 (a) are not necessary or desirable, until the 
Transferor has contributed FIFTY THOUSAND ($50,000.00) DOLLARS to a 
Cowichan Valley Regional District Parks Acquisition Reserve Fund. 

3. The Transferor shall indemnify and save harmless the Transferee from any and all 
claims, causes of action, suits, demands, fines, penalties, costs or expenses or legal 
fees whatsoever which anyone has or may have against the Transferee or which the 
Transferee incurs as a result of any loss or damage or injury, including economic loss, 
arising out of or connected with: 

(a) the breach of any covenant in this Agreement; 

(b) the use of the Lands contemplated under this Agreement; and 

(c) restrictions or requirements under this Agreement. 

4. The Transferor hereby releases and forever discharges the Transferee of and from any 
claims, causes of action, suits, demands, fines, penalties, costs or expenses or legal 
fees whatsoever which the Transferor can or may have against the Transferee for any 
loss or damage or injury, including economic loss, that the Transferor may sustain or 
suffer arising out of or connected with: 

(a) the breach of any covenant in this Agreement; 

(b) the use of the Lands contemplated under this Agreement; and 

(c) restrictions or requirements under this Agreement. 

5. At the Transferor's expense, the Transferor must do everything necessary to secure 
priority of registration and interest for this Agreement and the section 219 Covenant it 
creates over all registered and pending charges and encumbrances of a financial nature 
against the Lands. 

6. Nothing contained or implied in this Agreement shall prejudice or affect the rights and 
powers of the Transferee in the exercise of its functions under any public or private 
statutes, bylaws, orders and regulations, all of which may be fully and effectively 
exercised in relation to the Lands as if the Agreement had not been executed and 
delivered by the Transferor. Nothing contained or implied in this Agreement shall 
relieve the Transferor from any other obligation or requirement applicable to the 
subdivision of the Lands, whether imposed or arising under a bylaw of the Transferee, 
or as required by the Approving Officer, or under any other statute or regulation. 

7. Time is of the essence of this Agreement. 

8. The Transferor covenants and agrees for itself, its heirs, executors, successors and 
assigns, that it will at all times perform and observe the requirements and restrictions 

130 348 I Section 219 Covenant/ Feb 21, 2013/ PJ-Ig 
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set out in this Agreement and they shall be binding upon the Transferor as personal 
covenants only during the period of its respective ownership of any interest in the 
Lands. 

9. It is mutually understood, acknowledged and agreed by the parties hereto that the 
Transferee has made no representations, covenants, warranties, guarantees, promises 
or agreements (oral or otherwise) with the Transferor other than those contained in this 
Agreement. 

10. The Transferor shall pay the legal fees of the Transferee in connection with the 
preparation and registration of this Agreement. This is a personal covenant between 
the parties. 

11. The waiver by a party of any breach of this Agreement or failure on the part of the other 
party to perform in accordance with any of the terms or conditions of this Agreement is 
not to be construed as a waiver of any future or continuing failure, whether similar or 
dissimilar, and no waiver shall be effective unless it is in writing signed by both parties. 

12. Wherever the singular, masculine and neuter are used throughout this Agreement, the 
same is to be construed as meaning the plural or the feminine or the body corporate or 
politic as the context so requires. 

13. No remedy under this Agreement is to be deemed exclusive but will, where possible, be 
cumulative with all other remedies at law or in equity. 

14. The enforcement of this Agreement shall be entirely within the discretion of the 
Transferee and the execution and registration of the Agreement against title to the 
Lands shall not be interpreted as creating any duty on the part of the Transferee to the 
Transferor or to any other person to enforce any provision of the breach of any provision 
of this Agreement. 

15. The restrictions and covenants herein contained shall be covenants running with the 
Lands and shall be perpetual, and shall continue to bind all of the Lands when 
subdivided, and shall be registered in the Victoria Land Title Office pursuant to section 
219 of the Land Title Act as covenants in favour of the Transferee as a first charge 
against the Lands. 

16. The Transferor agrees to execute all other documents and provide all other assurances 
necessary to give effect to the covenants contained in this Agreement. 

17. If any part of this Agreement is found to be illegal or unenforceable, that part will be 
considered separate and severable and the remaining parts will not be affected thereby 
and will be enforceable to the fullest extent permitted by law. 

18. This Agreement is to be construed in accordance with and governed by the laws 
applicable in the Province of British Columbia. 

130 348 I Section 219 Covenant I Feb 21, 2013/ PJ-lg 
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19. Van Isle Waterfront Development Corp. (Inc. No. BC0222889), the registered holder of 
a charge by way of Rent Charge against the Lands and registered under No. EX44075 
(the "Charge") in the Land Title Office at Victoria, British Columbia, for and in 
consideration of the sum of One ($1.00) Dollar paid by the Transferee to the said 
Chargeholder (the receipt whereof is hereby acknowledged), agrees with the 
Transferee, its successors and assigns, that the within section 219 Covenant shall be 
an encumbrance upon the lands in priority to the Charge in the same manner and to 
the same effect as if it had been dated and registered prior to the Charge. 

20. Coast Capital Savings Credit Union, the registered holder of charges by way of 
Mortgage and Assignment of Rents against the Lands and registered under No.'s 
FB109434 and FB109435, respectively (the "Charges") in the land Title Office at 
Victoria, British Columbia, for and in consideration of the sum of One ($1.00) Dollar paid 
by the Transferee to the said Chargeholder (the receipt whereof is hereby 
acknowledged), agrees with the Transferee, its successors and assigns, that the within 
section 219 Covenant shall be an encumbrance upon the lands in priority to the 
Charges in the same manner and to the same effect as if it had been dated and 
registered prior to the Charges. 

21. Seaboard Mortgage Corporation (Inc. No. BC0390204), the registered holder of a 
charge by way of Mortgage against the lands and registered under No. FB321335 (the 
"Charge") in the land Title Office at Victoria, British Columbia, for and in consideration 
of the sum of One ($1.00) Dollar paid by the Transferee to the said Chargeholder (the 
receipt whereof is hereby acknowledged), agrees with the Transferee, its successors 
and assigns, that the within section 219 Covenant shall be an encumbrance upon the 
lands in priority to the Charge in the same manner and to the same effect as if it had 
been dated and registered prior to the Charge. 

The Transferor and Transferee acknowledge that this Agreement has been duly executed and 
delivered by the parties executing Forms C and D (pages 1, 2, 3 and 4) attached hereto. 

130 348/ Section 219 Covenant I Feb 21, 2013/ PJ-Ig 
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DATE: 

FROM: 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 
OF MARCH 5, 2013 

February 26, 2013 

Rob Conway, RPP 
Manager, Development Services Division 
Planning and Development Department 

FILENO: 

BYLAW NO: 

'~ 

\ ) I I 

.. j L"' ------
' ' 

1-E-13ALR 

SUBJECT: Application for Non-Farm Use in the ALR and Request for Special Occasions 
License (David Godfrey/Rock of the Woods) 

Recommendation/Action: 
1. That Application No 1-E-13ALR, made pursuant to Section 20(3) of the Agricultural Land 

Commission Act to host an annual three day music event at 4911 Marshal Road in Glen ora, 
be forwarded to the Agricultural Land Commission with a recommendation to approve the 
application. 

2. That staff be directed to approve a Special Occasions License for a three day music event 
at 4911 Marshal Road, from July 26 to July 28, 2013, provided the per day attendance does 
not exceed 500. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: N/A) 

Location: 
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Background: 
The applicant is proposing to host a three day music event at the Godfrey Brownell Winery 
property at 4911 Marshal Road in Glenora. The Rock of the Woods music festival was hosted 
at Glenora Farm in 2012 and the event organizer would like to move this year's event to the 
Godfrey Brownell Winery. Because the property is in the Agricultural Land Reserve, approval 
from the Agricultural Land Commission for a non-farm use is required. The proponent has also 
requested CVRD approval for a Special Occasions License application, so that liquor can be 
served at the event. 

Event Overview: 
Rock of the Woods is a community-oriented music festival that is intended for residents of 
Glenora as well as those living outside the community. It is an all-ages event that includes 
entertainment for children and families. It will feature both international and local musicians. 
The event promotes arts and culture, environmental sustainab.llity and local agriculture. In order 
to keep the event manageable, it will be limited to a maximum of 500 attendees per day. This 
year's event is planned for the weekend of July 26-281

h, but the organizers are requesting 
permission to hold the event annually. 

Property Context 
The subject property is approximately 24.3 hectares (60 ac.). The property is partially 
developed as vineyard, with the remainder comprised mainly of pasture and forest. A wide 
hydro Right of Way crosses the property. 

Surrounding land uses are primarily agricultural and rural. The subject property and surrounding 
area are designated Agricultural in the Area E OCP, are zoned Primary Agricultural (A-1) and 
are in the ALR. 

Agricultural Considerations: 
The music festival is planned to occur mostly on the hydro right of way and on part of the 
pasture area on the north side of the driveway (see attached plan). It is expected that a hay 
crop will be removed before the event occurs, so there will be little or no loss of agricultural 
productivity. All facilities associated with the event are temporary, so the agricultural capability 
of the land will be maintained. 

The proponents will be contacting adjacent property owners prior to the event to inform them 
and to try and address any concerns that are raised. 

Staff Comments: 
The Rock of the Woods rnusic festival appears to be a very well organized event. The 
proponents have provided a detailed information package that explains the event and how 
various issues will be addressed. The CVRD did not receive public complaints about the 2012 
event that was held at Glen ora Farm and we are not anticipating issues with the 2013 event that 
is proposed at the Godfrey Brownell Winery. 

Staff consider the winery property to be an appropriate location for the music festival. The 
property is already oriented to agri-tourism and like most vineyards and wineries in the region, it 
derives a portion of income from non-agricultural use. As a transient use that will only occur 
one weekend a year, the event is not expected to negatively impact agriculture. 

A potential concern with is that the property could evolve into a more permanent home for music 
festivals and other large gatherings. However, as the current application is for a specific event, 
any additional festivals or events on the property beyond what ALC regulation permits will 
require further approval. Staff would advise against authorization of any permanent structures 
associated with the music festival. 
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Staff recommend that the application be forwarded to the ALC with a recommendation to 
approve it. As CVRD endorsement of the organizers' Special Occasion License application is 
also necessary, the recommended resolution includes direction for staff to sign-off on the 
license application. The local RCMP detachment has already signed-off on the license 
application. 

Options: 

Option 1: 

1. That Application No 1-E-13ALR, made pursuant to Section 20(3) of the Agricultural Land 
Commission Act to host an annual three day music event at 4911 Marshal Road in Glen ora, 
be forwarded to the Agricultural Land Commission with a recommendation to approve the 
application. 

2. That staff be directed to approve a Special Occasions License for a three day music event 
at 4911 Marshal Road, from July 26 to July 28, 2013, provided the per day attendance does 
not exceed 500. 

Option 2: 
1. That Application No 1-E-13ALR, made pursuant to Section 20(3) of the Agricultural Land 

Commission Act to host an annual three day music event at 4911 Marshal Road in Glenora, 
be forwarded to the Agricultural Land Commission with no recommendation. 

2. That should the Agricultural Land Commission approve application No. 1-E-13ALR, that staff 
be directed to approve a Special Occasions License for a three day music event at 4911 
Marshal Road, from July 26 to July 28, 2013, provided the per day attendance does not 
exceed 500. 

Option 3: 
That Application No 1-E-13ALR, made pursuant to Section 20(3) of the Agricultural Land 
Commission Act to host an annual three day music event at 4911 Marshal Road in Glenora be 
forwarded to the Agricultural Land Commission with a recommendation to deny the application. 

Option "1 is recommended. 

Submitted by, 

~~ 
Rob Conway, RPP 
Manager, Development Services Division 
Planning and Development Department 

RC/ca 

Appro~:··~~(. 
f]eni!fra~ MY'_ ager .tL 
~ -~ 
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APPLICATION BY A LAND O~lNElfR 

illli!llde1r thr;; Agri~illlltmral lLaJllltd L@IIffi!ll1l11i5§Rt:]llllt Ar:;:;il: tiJJJ 

s ex dilll d te l!an d fm m tlln. q;~ AlLJR 
s ftndil.llde Ralil.lld in tllne AlLR 
s Sil.llbdllvide hmd in the AlLR 
0 m~e land in the AlLJR foJr ftlli)JJml-1f1!nollll1l fflll!lllr]pli(J)§!B§ 

The Applicant~~ Iriformation Package contains usefill information for preparing 
your application. Before you begin, review this information, particularly the 
factors the Commission does and does not consider in making its decision and the 
sample of the plan or sketch required to accompany your application. 

Your plan or sketch must identify individual parceley by legal description and must 
specify the dimensions of each parcel. If ym1 do not have a plan of your property, 
your local government office may be able to provide one for you. 

To avoid delays in processing your application, please ensure tha~ ail parts of the 
fmm are completed and that all additional documen~ation and fees are enclosed. 

i 
i : 

I , 

I 

The information required by this torm and the documents you provide with .it are 
collected to process an application under the Agricu{tural Land Commiss{on Act and 
regulation. This infmmation will be available for n:yiew by any member ofthe public. !f 
you have any questions about the collection or use ofthis information, contact the [ I 
Commission and ask for the staff member handling ~he application. 

Provincial Agricultural Land Commission 
Room 133, 4940 Canada Way, Bumaby; !)C VSG 4K6 

Telephone: (604) 660-7000 Fax: (604) 660-7033 
www.alc.gov.bc.ca 

' ' 
I I 

: I 

I I 

II 
. II _______ ..:::::J2i.l 
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NOTE: The injimnation '<quh·cd by this}onu and tile docilmems you provide witlt it are collected lo proem yow· applicatioo< 
lmder the .. lgl'icultural La11d Commission Act tmd regulation This infOrmation will ba available for review by any li<eltlbr:i· of the 
public_ IJ:vou have ai~V questions about the co!fection or use oftlzis information, contael the Agricu!wral l.and Commission cmd 
ask for the stajfmembr:r who will be handling your app!icmion. 

'fl!I'IE 101' AiPI?LiCA.'JfUON (Check appropriate box) 

EXCLUSION SUBDIVISION in tile ALR D under s'ec. 30{1) oftheAgticultural Land Commission Act D undl!r S·cc. 21(2) of the Agricultural Land Commission Act 

D INCLUSION Non-furm USE in the ALR 
under Sec. 17{3) of~hc Aglif.'ullfmll Land Commission Acl under S.'.:C. 20(3) ofthe Ag;fcultural Land Comndssion Acl 

Registered Owner: L \) . G dJ ~ 
W,t ''""' "'"''JL o l-.-re." 

Agent: 

Address: -' Address: 
MG {( iAII. "' {' <;, \\..ct l ( \<o"'-"d 
0 v, ·r1. <:,.o_ "- Be_ 

I Postal Code 
V'tihb"'l 

I Postal Code 

TeL (home) tii,so )'117 (wod<) (;?$0) 716'·oil0 "-{ TeL ( ) 
Fax ( ) ::J~'&'t 7 Fax ( ) 
E-mail J, ~ U,r ;I\"'--'@ -3M.Gt', l .(O~'\ E-mail 

LOCAL GOVERNMENT JQJIR!§O!CTKON (indicate name of Regional Dis!rici or Afunicipality) 

['., • .L ' t-
IU tS 'L II'' C 

LAN[) IJNDEIR Ai'IPUCA'Il'HON (Show land on plan or ske!ch) 

Title Number Size of Each Parcel 
(Ha.) 

Qate of Purchas.e 
Month Year E ~J 'i .; "1 I 

S e c.:+- ' o 1'\. 't R " ~ :'\ ~- ::, 
~ x. c. ot 'i'i: 1? "' , c ~.J G 01. r'\. J 
~"'- "'+ .s, ,, <t s-o~" G :l. 7 Rw 

~~f~ '3::, .)q ""'-'"" ~ ! 9. q Cf 
~ 

.Q l<C "'e T 
OJ;\..{ '-!: 1-f !?- (; G 

OWNERSHIP OR llNTERfi:Slf§ llN OTHIER LANDS WiTHIN nm; COMMVNllH' 
(Show iirformation on plan or sketch} 

[fyou have inrerests in other lands within this communfty complete the foilowing: 

TitleNumber(s): G·C 00 f\Joel.Tl--1: Lt:(Of-\·0 tJ£0: c:Je>;J...~..r-fLf.,;>._qO 
. l <(;" o(, b{; ~ c::t Pt R. E S, 

App!icatlon by a land Owner 2003 
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I['[<;.{J!?G§A.JL (Please de.~cribe and show on plan or sketch) 

Please see attached documents for overvievv'. 

CIJRREN1i' IJ§E mi' LAN!]) G'lhow information on plan or sketch) 

List all existing uses on the parce!(s) <md describe a! I buildings 

. 

JD)ffi:<CLARA1i'i0N ~ o ~<. ""'* ~t:l. 'i'flt, a..e..re:;;, li1'1 1-... ~ R e> A. 0 . G. l~A v fZ hi' 
1\>=~1 Oi"iS<t.-11 A!-.. 

f/we consent to the use oft he information provided in the application and all supporting documents to process the 
application in accordance with t11e Agricultural Land Commission Act q.nd regulation. Furthermore~ Ilwe declare that 
the information provided in the application and a!J the supportingdocufnents are. to the best of my/our knowledge, 
rrue and correct. Uwe undelstand that the Agricultural Land Commission will take the steps necessary to confirm the 

:.uracy ofthe Information and documents provided. ~· 

j c..;-..:J.5.;(o t"S. ~ Lv. D. G. ocR.. f a-..e.. '=j 
Date Signature of Owner or Agent Pf'mt Narne ~ 

Date Signature of Owner or Agent Print Name 

Date Signature of Owner or Agent Print Name 

?l'ease ensure Hte following documents arre endosedi 'vith yo~r app~~cation: 

o Application: fee payable to the Lucal Government lJ 

o Certificate of Title o1· Title Search Print o 
u Agent authorization (if using agent) d 

Application by a Land Owner 2 

Map or sketch showing proposal & adjacent uses 
Proof of Notice of Application *(See instmctions-) 
Photographs (optional) 

2003 
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Agricultmal Laud Corrunission Non-Farm Use Proposal 

Reference: 4911 Marshal Road, Glenora BC 
For: Rock of the Woods Music Festival 

To Whom Kt May Concem: 

Proposal- To host a tlu·ee day music event at 4199 Marshal Road· in Glenora, Cowichan 
Valley, BC on July 26'h-28th. Rock of the Woods Music Festival is an environmentally 
friendly music event that offers a family friendly environment with folk/rock oriented 
genres of music. The event will have a capacity 500 people. The attached documents will 
give details on key aspects of the event that are requested to use as reference in the non
farm use application. 

In this document package you will find the following documents: 

o Operational Plan 
o Environmental Plan 
o Information Package 
o Site Maps (Festival Map, Current Land Operations Overview, & Zoning Map) 
o Non-Fann Use Application 
o Close proximity Neighbours overview 
o CUITent Land Use Overview 

If you have any questions upon reviewing these documents, please call or email David 
Bain: 

Telephone: 250.715.7781 
Email: dave@rockofthewoods.com 
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J U 1 Y 27-29o 2012 
GLEN ORA FARM 
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The Purpose 

The Rock of the Woods (ROTW) Music Festival presents an opportunity to bring a 
dynamic summer arts and cultural experience to the Cowichan Valley and foster arts and 
culture development in the area. ROTW will host an exciting combination oflocal and 
international performers, all directed at creating a warm enviromnent for families. The 
festival will also have a large emphasis on sustainability, with benchmarks in place to 
keep the festival "footprint" to a minimum. This document will highlight the benefits of 
hosting the ROTW music festival in the Cowichan Valley. As such, any and all aspects of 
the festival are open for discussion. Our intention in 2013 is the same as lasts year's. We 
will work :with the RCMP, Fire Department, and Local Government to make sure all of 
the Cowichan Valley's governing bodies are happy with the festival. It is our hope that 
this festival can continue for many years to come, and increase arts in the Cowichan 
Valley. 

Festival Overview 

The festival is plarmed to take place the weekend of July 27th-29th, between 4pm and 
12am, and has a plarmed draw of approximately 480 people. Musical gemes will range 
from surf/folk rock to indie and electronic music. Main acts will be targeted to attract 
generation Y (bom: 1979-2000) and X (bom: 1961-1979) audiences of music and art 
lovers. The festival will be all-ages, and there will also be aftemoon entertainment 
for children and families. The festival has already secured some exciting, prominent 
taming artists and will also feature emerging talent from the sunounding community. 
The combination of internationalmnsicians mixed with the community spirit will make 
this event talked about for years to come. 

Event Personnel 

Event Director: David Bain 
Sponsorship Manager: Nathan Patten 
Security Manager: Mark Tuttle 
Marketing Manager: Matt Longpre 
Logistics Manager: CassidyQuaite 
Volunteer Manager: Ohmichu De Faye 
Emergency Services: Pat Dunkely 

Event Safety Overview 

©Rock of the Woods 
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Toilets Facilities- The festival will have a total of fifteen portable washrooms including 
one handicap washroom. All washrooms will be equipped with hand sanitizer and be 
checked and documented for cleanliness every two hours . These waslnooms are rented 
from Coast Portable Toilets located in Duncan BC. 

Fluici/Food Supply- During the festival, water will be served at the bar and via vendors 
at a cost of two dollars. As well as water, pop and tea will be served at the vendors. 
During the heat of the day, free water will be handed out All backstage passes will have 
fiee access to water. A total of 2,000 bottles of water will be bought to be allocated to the 
crowd. Bottled water will be a secondary source of water. A recycling program will have 
a one-time-fee for water that can be that can be refilled. Attendees will have access to a 
total oftlnee food vendors all specializing in healthy, local produce. Volunteers, Staff, 
and Musicians will be given vouchers for free food during the festivaL 

Garbage Control- Litter bins will be placed strategically around the grounds to account 
for litter control during the festivaL These bins will be checked every 30 minutes by a 
garbage team made up of four volunteers. Garbage will then be taken and placed in an 
area to be deposited in the dump during regular hours. A garbage walk-through will be 
done each morning by the ROTW team, who. will pick np any excess garbage. The team 
will be also responsible for cleaning stationary items on the grounds as well as any 
landscaping that may need maintenance. After the festival a garbage team will scale the 
grounds to remove any waste that may be left over. 

Emergency Medical Facilities- during tl1e festival a three person first-responder team 
will be on hand with a first aid area and transfer vehicle. In the event of a medical issue, 
the medical team will handle it This team will work directly with the attendees to ensure 
a safe environment All matters will be document and left as an open source to overseeing 
bodies. 

Traffic Control- During the festival, traffic will be managed by the entrance security 
team. To get into the grounds, drivers will pass through a gated area in which fuey will be 
provided with a mandatory wrist band that states they are the designated driver of the 
night This wrist band will mean they cannot drink Drivers who want to park their 
vehicle will be met by a parking coordinator that directs them to site parking. To control 
dlinking and driving, Rock of the Woods has made taking a bus service cheaper than 
driving. This bus service will be controlled by a posted schedule. Festival attendees can 
use this bus service to travel to and from Victoria or Nanaimo with stops along the way. 
It will be requested that the RCMP staff have a road block the night of. This cost to the 
RCMP can be reimbursed by Rock of the Woods if required. Parking will be broken into 
two sections; tlnee-day festival attendees and one-day attendees. One-day attendees will 
be allowed to leave at anytime but will be monitored by the security team. 

©Rock of the Woods www.rockofthewoods.com 
113 



Site Security- The site will have a total of seven security members that are all BST 
certified. These members will be strategically stationed throughout the site. These 
members are backed by volunteers that are designated as "peace makers." These 
volunteer members will scout the grounds and have direct contact with the security 
manager should an issue arise. If an issue does arise, Rock of the Woods will have a on
site shuttle bus that can take attendees anywhere on the island at the request of security. 
The secmity will be downsized to three members from lam-llam to manage the 
ovemight camping. 

Fire Safety- The ROTW team will have a three-member wildfire control team on site for 
the duration of the festival. This team will be designed as a prevention practice. Their 
main duties will be to control the attendees' smoking. Smoking during the event will be 
restricted to a designated area near the bathrooms on the festival grounds (please see site 
map for location details). The smoking area with have containers filled with gravel and 
sand for cigarette butts. This area will be roped off and clearly marked. This event is a no 
open flame event. This means that we ask attendees to have no open flames during the 
festival (no bbq etc). Fire extinguishers will be held on stage and in strategic areas around 
the site to ensure any fires will be put out quickly. The site will also have a mobile water 
huck that can deliver water to any event that arises. The fire team will be in white Rock 
ofthe.Woods t-shirts with the label Emergency Services on the back. These members 
along with the festival director will have access to a mobile first aid all-terrain vehicle 
that will be equipped with a fire extinguisher. Prior to the event, the fire team and the site 
manager will review areas that are dry. As tl1e festival is primmily on waste grass, the 
grass will be cut to a lower level to mitigate fire. Areas located near forest terrain will be 
swathed and a fire control perimeter will be created. These areas will be known to both 
the emergency services team md the security team to a:Jlow for easy communication via 
radio contact. 

Liguor Contt·ol- The festival is has a no-tolermce policy to liquor outside the designated 
beer garden. Tins will be enforced by secmity patrols that are done every 15 minutes. If 
liquor is found at the festival, it will be dumped out. The festival, with the approval of the 
RCMP, will have a designated beer garden. This area will be fenced off with snow 
fencing md have one entry md one exit. The fencing will be doubled up to create a moat 
effect that will inhibit patrons from passing dtinks outside of the beer garden area. The 
beer garden will run at the time lin1its set by Liquor Control and the RCMP. Patrons will 
be asked for two pieces of govemment LD. upon entry. This will be reviewed by the 
secmity member to allow entry. The security member will then put a stamp on the inside 
of the patron's ann that will mem the patron has been approved to buy drinks. Attendees 
that have the designated driver wtist band will be stopped at the first entry point md not 
allowed into the beer garden. All servers at the festival will have Serving it Right md 
follow the standards laid out by the orgmlization. The servers will be hand-picked from 
the Victoria bar industry to ensure the best quality of service and experience. 

©Rock of the Woods www.rockofthewoods.com 
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Overview 

Rock of the Woods' primary focus is to create a music festival that is off the grid and has 
little to no impact on the environment. ROTW plans to counteract conditions that impact 
the environment to allow for a "green" festival. This document will highlight the strategy 
that ROTW implements during the festival as well review past successes. 

Rock of the Woods 2012 Environmental Recap 

In 2012 Rock of the Woods was held at the Glenora Farm. This event was held over 3 
days and included approximately 400 attendees. We were very proud of how green last 
year's festival was. Our key enviromnental successes were: 

o Only 352 bottles of water were recycled due to the free water program with 
reusable containers 

o After going through each bag of garbage on the property, a total of70 pounds was 
brought to the land fill 

o Nearly 700 pounds of compost was created 
o Solar lighting reduced power consumption and gave light to key areas along walk 

ways 
o 20% of the total fuel used was bio-diesel. A total of 120 litres of diesel was used. 

Environmental Strategy 2013 

Power 

The festival's primary power source will be generators. One generator will run the stage 
and a second will act as a secondary power source. The stage power will be run 
independently from the secondary power needs. As each generator is rented, a total of 
20% bio-diesel is a maximum allowance per diesel burned due to insurance resttictions. 
The generators will each be placed in areas on the property that are not accessible by the 
public and will be placed on a ground covering to prevent any damage to the land from 
spills. 

As plastic water bottles account for the largest amount of waste at music festivals we will 
be limiting the amount on site. Water on Wheels will provide :liee water for attendees that 
b1ing reusable water bottles. Reusable water bottles will also be for sale at a minimal cost 
to the attendees. Water bottles that are left on site will proceed through our recycling 
program. 

©Rock of the Woods www.rockofthewoods.com 
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Patt of the festival's mandate is to keep the land in its miginal state. This will be done by 
a site survey that takes note of how the land was before the festival stmied. After the 
festival has taken place, the site will be brought back to the state it was in state during the 
original survey. In the event of toxic spills, an enviromnental consultant will be brought 
in to assess how to restore the land to its miginal state. 

Traffic 

Traffic control will be done in a three patt system: 

1. Cars - during the festival cars will be placed in an area of the land that does not 
account for any farm production. Car drivers will be rewarded for two or more 
passengers with a discounted parking fee. Once they have parked, the car will be 
placed in a camping or one day zone. 

2. Bussing- as an alternative to driving, bus services will be offered based on 
demand. 1bis will be done by an outside company and busses will not be held 
within the property. Bus drops will take place at the end of the driveway. 

3. Green Altematives - any "green" alternatives will be rewarded with free parking. 
This will be allocated in an exposed area of the lm1d to "show-off" the green 
users. We hope this will assist in creating future green alternative users. 

Waste Management 

The festival waste will be allocated to areas that have three bins located in strategic areas 
across the grounds. These bins will represent composting, recycling, and garbage. 
Com posting will be provided by ReFuse recycling and picked up after the festival. The 
recycling will be sorted into types of recycling md processed at the local recycling plant. 
All waste will be reviewed for compost waste, and recycling to make sure the festival 
takes as little waste to the lmdfill as possible. 

In the months leading up to the music festival, the Rock of the Woods team will continue 
to review and look for new ways to lessen our impact on the enviromnent. 

© Rock of the Woods www.rockofthewoods.com 
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The Purpose 

The purpose of Rock of the Woods is to b1ing arts, culture & awareness to the 
connnunity of the Cowichan Valley. The Rock of the Woods (ROTW) 
Music Festival presents an opportunity to bring a dynamic summer arts & 
cultural experience to the Cowichan Valley. Moreover, ROTW is an 
opportunity to foster mts & culture development in the area. ROTW will 
host an exciting combination of local and international performers, all 
directed at creating a warm environment for fmnilies. In addition the 
festival will have a large emphasis on sustainability, with benchmarks in 
place to keep the festival "footplint" to a minimum. ROTW plans 
highlight the area's sustainable farm/winery pratices by including their 
technics in our approach to sustainability. 

This document will highlight the benefits of hosting the ROTW music 
festival in the Cowichan Valley. As such, any and all aspects ofthe festival 
are open for discussion. Our intention in 2013 is the same as lasts year's. 
We will work with the RCMP, Fire Department, and Local Govermnent to 
make sure every element of the Cowichan Valley governing bodies are 
happy with the festival. It is our hope that this festival can continue for 
many years to come, and increase arts in the Cowichan Valley. 

Festival Overview 

The festival is planned to take place the weekend of July 26th-28th 
between 4pm and 12am and has a planned draw of approximately 450 
people. Musical genres will range from surf/ folk rock to indie and elec
tronic music. Main acts will be targeted to attract generation Y (born: 
1979-2000) and X (hom: 1961-1979) audiences of music and art lovers. 
The festival will be all-ages, and there will also be afternoon entertain
ment for children & fmnilies. The festival has aheady secured some 

· exciting, prominent touring artists and will also feature emerging talent 
from the surrounding connnunity. The combination of international 
musicians mixed with the community spirit will make this event talked 
about for years to come. 

F~r the past I 00 
years festivals have 

been an essential 
branch in connecting 

the community. 
Currently Vancouver 

Island is a hub of 
artists all wanting to 

show off their talent, 
the Island plays host 
to over 20 different 

music festivals. 

Rock of the Woods 2011 
(Plants & Animals) 

Rockofthe Woods2010 
(Midnight Son) 

Rockofthe Woods2012 

(Piclnvick) 

Rock of the Woods 20121 info@rockofthewoods.com I ph: 250.715.7781 I www.rockofthewoods.com 
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Benefits to the Community 

The Rock ofthe Woods music festival is intended to make a positive 
contribution to the surrounding community on every level. It is the 

intention of the organizers that the community will not only benefit 
from tbe economic impacts, but also become a proud partner in the 
event for years to come. The following is a small list of ways the 
Cowichan Valley co1111nunity will see direct benefits from ROTW: 

o Direct economic growth (Hotels, produce, local buying etc) 

o A community eveotfuat boosts a sense of togetherness reflective of the area 

• Continued future economic growth by creating awamess of what 
the community has to offer 

o The creation of a branding strategy fuat focuses on the world·dass wineries 
offered in the Valley 

o Enhancement ofthe art and culture scene within Cowichan Valley 

o A community event relfects the clean and enviromentally friendly 
causes of the Cowichan Valley. 

o Financially risk fi·ee event for both the community and the land 
owners 

o A direct donation back into the community as guided by the 
contributing officials (2012 raised $5500 for the Glenora Farm non-profit) 
o A scholarship that helps grow culture and arts via the local high-schools 

Going Green 

In keeping with the sustainability targets ofthe South Cowichan region, 
the Rock ofthe Woods music festival has set the following benchmarks 
for 'Greening' the festival: 

100% Recyclable cups, and t-shirts 
o Waste stream sorting, with recycling & composting bins 

Powered by bio-diesel energy 
Running LED lighting system to conserve energy 
Re-useable bottle program for water distribution 
Bussing service to and from locations 
Use of!ocal food vendors and local organic produce 
Carbon footprint surcharges to driven vehicles 
Farm production utilization program 

Rock a/the fVoods 2011 
(Chad VanGaalen) 

Rock of the ~Voods 2012 

Water Recycffng Program 

Waste recycling program 

Pichvick 

Rock of the Woods at 2012 I info@rockofthewoods.com I ph: 250.715.7781 I wwvJ.roclwfthewoods.com 
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CURRENT USE OF LAND 

The property is 60 acres (24.3 hectares appror.imately). Close to half the property is timbered; much of 

this is in one large block but there are other boundary areas th'!t are also forested. 

As shown in the CVRD map, there are a number of Right of Way's that dissect the property. 

There are two active vineyards on the property. The west vineyard has 14,500 vines: Foch, Gamay Noir, 

Pi not Noir, Pi not Grigio, Chardonnay and Bacchus. The east vineyard has 3,900 vines: Foch, Malbec, 

Merlot, Viognier, Petit Syrah and Cabernet Sauvingon. These are planted at a distribution of 

approximately 1,200 vines per acre. 

Much of the forest land is very steep and gullied. It is in a plan for perpetual harvesting at a very low rate 

and for old forest restoration. 

Some vegetables and ornamentals are also grown. From 7 to 9 acres are harvested for hay annually, 

depending on the season. We have a plan to add some cattle to obtain our own manure for the 

vineyards. 

There are four buildings on the property. 

A) A new winery building for storing barrels is being completed. 1,600 square feet. 

B) Next to it is the old winery of 1800 square feet, to be used for tanks (mainly white wine) and 

bottling once the new building is fully operational. 

C) The original house now serves partly as residential space and partly as the wine store. Total 

square footage is 2,400. These three building are clustered together near the east vineyard. 

D) A cattle shelter has been constructed on the edge of the Hydro right of way, within the forest. It 

will shelter up to 8 cows. 

The hay lands were last tilled and reseeded in 1998. They are not irrigated artificially. They have 

produced a steady crop from 1999 to 2012. When we have cattle, we will build fences and perhaps add 

some nutrients that meet organic standards. 
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ADJACENT USES 

TO the south, there is a large dairy farm. The adjacent parcel is used for hay with a corn rotation 

approximately every four years. 

TO the south and west there is also a residential property (9502) which is entirely forested where it 

adjoins our farm. 

TO the west there is another residential property (44866), with some casual farming. This contains the 

original Brownell homestead house. 

TO the north, there are two properties. 9569 is odd-shaped and mainly forested. It is being used for 

gravel extraction with the promise that eventually it will be restored for agricultural purposes. The 

owner has recently built a house here-which is for sale. Most ofthe gravel has been extracted. 

East of that is a portion of the Zanatta Vineyards (20944), in hay or forest rather than grapes. 

TO the east (directly) is D29872 on which there are two residences. Again, some casual farming is done 

on this property, usually hay. 

Except for a chunk of the boundary between our farm and the dairy farm (South: about 120 metres in 

total) there are timbered lands along all boundary lands with all these adjacent properties. 
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Community Strategy ©Rock of the Wood 2013 

2(Jli2 Recap & Review 

Rock of the Woods is built on the concept of creating a community. The festival achieved 
this last year by attaching itselfto principals and concepts that align with that of Glen ora, 
such as keeping the festival enviromnentally friendly and donating directly to the 
community of Glenora via the non-profit the Glenora Farm. 

After taking a few months to debrief, the festival learned that it once again needed to find 
new land. During this time, the festival was encouraged by the support of the Glenora 
commnnity, as it received numerous offers ofposssible venues within the region. These 
offers came from both young and old residents that felt the festival was good to the 
community. After takiug many site tours with residents of Glenora, Rock of the Woods 
2013 settled on the Godfrey Brownwell Winery. 

Unlike most festivals, Rock of the Woods prides itself on making sure its surrounding 
stakeholders are happy with the festival. Last year the following steps where taken to 
make sure the festival was supported: 

Notice Posters- one month prior to the festivais announcement, a notice to Glenora 
residents was posted in key areas to inform the public of its concept and open 
communication with anyone that had concerns. 

Letters of Notice -three weeks prior to the Rock of the Woods, areas that where going to 
be affected by the festival where given direct notices of the festival via mail. These letters 
communicated the intent of the festival. 

2013 Approach: 

With the success of last years community strategy, Rock of the Woods will focus on 
keeping it the same. The following will be done to ensure that the community of Glenora 
has oppmiunity to open discussion about the festival and any concerns that may arise. 

Notice oflntent 
Two months before to the event, a notice to the residents of Glenora will be posted in key 
areas around town. This notice will declare the festivals intent as well as have contact 
information. 

A letter of intent will also be hand-delivered by members of the Rock of the Woods team 
two months before the festival. This letter will be delivered to the following areas: 

0 Marshall Road 
0 Calvin Road 
0 Hankins Road 
0 DoupeRoad 
0 Mclays Road (End) 

*Key neighbours will be invited to the festival free of charge. This will be determined on 
reaction to the festival and location. 

126 



Community Strategy ©Rock of the Wood 2013 

Sotmd overview: 

Rock of the Woods focuses on controlling the sound travel from the festival. This 
enables the festival to keep its neighbours aware of the levels of sound that can be 
expected for the three-day festival. The following map highlights the sound in two areas: 

Primary Sound: Areas within this circle can expect to hear the festival. Sound will only 
be able to be heard by the nearby residents if they aTe outside of their house or have 
windows open that point in the festival's direction. This sound will not be able to be 
heard within the house. 

Secondary Sound: Areas within the green shaded circle will be able to hear the festival 
outside of their residence, though it's estimated that it will be very faint and dependent 
on the air pressure during the festival. 

Attached Documents: 

o 2013 letter of intent to the community of Glenora 
o 2013 poster of intent to be posted in the town of Glenora 
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Dear the Community of Glenora, 

From July 26'11-28'11 the Rock of the Woods Music Festival will be held at the Godfery 
Brownwell Winery located at 4911 Marshal Road. This festival is a small community 
oriented event that reflects the community of Glenora. As the festival producer I wanted 
to inform you of the event aud acknowledge you as a stakeholder in the festival. I grew 
up in the Cowichan Valley and it has always been a life dream to create a festival that 
showcases the natural beauty and cultural scene the Cowichan Valley has to offer. I have 
spent the last eight years working on hundreds of events and festivals. The Rock of the 
Woods Music Festival is meant to engage and allow all publics to enjoy the surrounding 
and the festivals enteriaimnent. 

Things you can expect fl-om the festival: 

o AllAges 
o Family Friendly (kids under l 0 years of age are fi·ee) 
o Community oriented (we will be highlighting the farm) 
o Folk/Rock/Indie oriented music 
o The festival is plamred to be a green event (recycling program, car share program, 

bio-diesel power, water program) 
o Exciting local aud international artists 
o Experienced festival security, management, and safety teams 

The festival will maintain a safe environment for the attendees and its neighbours. The 
festival is in it third successful year. We are very excited to be working with the Glenora 
Farm and hope you will be able to attend. Thank you for taking the time to review this 
letter. Please feel free to shoot any questions or comments you may have about the 
festival to: dave@rockofthewoods.com . 

Cheers, 

DaveBain 
Director of Rock of the Woods 

Rock of the Woods Music Festival ! info@rockofthewoods.ca J www.rockofthewoods.ca 128 



Res~dents of G~enora 

R C K .. · .. 4. 
. ~ s . 

. 

Rock of the Woods is a community oriented 
music festival held at the Godfery Brownweli Winery 

from July 26th-28th 
The festival showcases both local and 

international talent" We would love to see 
you out! Here are some quick facts: 

The festival is enviromentally friendly 
(recycling, carshare, bio-diesel powered, & much more) 

The festival highlights folk/rock/indie genres 

The festival is all ages and family friendly (kids under 10 years of age are free!) 

The festival is expected to have 450 attendees 

Please visit wwworockofthewoodsocom for more information 29 



BRITISH 
COLUMBIA 

A~p>l~(CA l~ON IF(())~ 

~PEC~Al O(CCAS~ON l~CIENClE 

p>Ql~CV IEX!EM!Pl~ON~ 
The Best Pl2ce qn Earm Liqvor Contwf and Licensing Form LCLB 03·J 

~NSTRUCTIONS: 

o Complete all applicable fields, attach required documents and submit with payment as outlined in Part 7. 

o Please read the instructions for each section of the form. The sections you need to complete depend on what exemptions you are 
requesting. For some exemptions you must obtain approval from the local government/First Nation and local police in 
order to complete this application. 

o You may complete this application on a computer, then print the number of copies you need. Note: You will not be able to save 
the information you put in the form. If you are completing this application by hand, please print clearly using dark ink. 

o Send the completed application by mail or fax to the Liquor Control and Licensing Branch along with the $100.00 fee. 

o If the application is complete, the Branch will consider your request and you will be notified as to whether your application has been 
approved. Note: Unless you indicate otherwise, you will be notified of the decision by e-mail. 

o The application must be received at least four weeks prior to the event in order to allow sufficient time for processing. Completed 
applications received less than four weeks prior to an event may not be approved. Remember that you need this application 
approved before you go to a liquor store to apply for your special occasion licence and it may take some time to process that 
application. 

o Additional information can be found in the Special Occasion Licence Booklet which is available from Government Liquor Stores or 
online at www.bcliguorstores.com/special-occasjon-licence. If you have any questions call the Branch toll-free at 1-866-209-2111 
(BC only) or 250-952-5787. 

o LCLB forms and materials referred to in this document can be found at: http://www.pssg,g_QY...QQ.ca/lclb/forms fees/index.htm 

o NOTE: The applicant for the special occasion licence ("SOL") must be the organization hosting the event or an individual who is 
hosting a family event. The person applying for an exemption to policy must be the same as the individual applying for the SOL. 

o NOTE: Professional event organizers and promoters are not eligible to apply for an exemption or a special occasion licence. 

IE:xemptions Branch use only 0 Approved 0 Not Approved Job No: 

Check (0) the exemption(s) for which you are applying: 

[gJ Extend the hours for your event beyond·1 0:00 pm for outdoor events or 2:00a.m. for indoor events 
Note: Requires local government/First Nations and local police approval -see Part 4 

0 Sell hard liquor at a public special event 
Note: Requires local government/First Nations and local police approval -see Part 4 

0 Charge more for drinks than the prices specified in the "Special Occasion Licence- Liquor Price Schedule" (LCLB031a) 
Note: Only permitted if the event is to raise funds for charity 

0 Hold more than two Special Occasion Licences per month or hold more than 24 per year 

0 Applicant is not a Canadian citizen or a permanent resident of Canada 

0 Licence fee adjustment for limited hours of liquor service 
Note: See the SOL Policy Manual on the LCLB website 

0 Other (please describe): 

Date of Event 

First day of event: ._IJ_ul_y_2_6t_h_2_o_n ________________ ___. 

Last day of event: !July 28th 2013 

LCLB 031 (Last updated B June 2011) 1 of6 Special Occasion Licence Policy Exemptions 
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I? ART 1: Applicaillft and! Organi.:atilm ~n~ormatioill 

Section A: Private SOl for a family occasion 
If you are applying for a Private SOL to celebrate a family occasion, complete this section. (The person applying for the exemption must 
be the same as the person who will apply for the SOL.) For all other types of SOL, please see Section B. 

Daytime 
Your name Phone: 

1 
_____________________________ _1 

Applicant 
E-mail: 

( last I first I middle) 

Mailing i 
Address: L-------------~~-----------____j 

Street 
·---------c=:--------_________J ~______JI L J 

City Province Postal Code 

Section 8: All other types of SOl 
If you are applying for any other type of SOL, complete this section. (The person completing this application for exemption must be the 
same as the person who will complete the SOL application.) 

Applicant' 
Name: Oswego Arts and Cultural Society 

society, organization, company, etc. applying for the SOL 

If the organization is a registered society, please provide the registration number: 800824658 RC0001 

Address of I 
Organization: #101-215 Oswego St. ___ /Liv_ic_to_i_ra _____ --=cc-------Jisc llvsV2B5 _j 

Street City Province Postal Code 

Name and contact information of person completing this application: 

Contact/ I Daytime/ 
Name: Bai n I David_l_5_e_lt_h_u_n __ 7."--c-;-,--,-;-=~-------- _____ __j Phone: 2S07157781 

( last I first I middle ) 

Contact/b _ d .1 E-mail: am ave@gmal .com 

Contact / 
Address: #1 01-215 Oswego St. 

Street 

Applicant's position Ch . 
in organization: arr 

PART 2: Event Information 
1. Please choose the event type below: 

[Rl Public event or 0 Private event or 

City 

lise llvsvzs5 
L-~P~r-ov7in-ce ____ _J Postal Code 

i !victoria 

0Both public and private event (e.g. a public beer garden at a ball tournament 
with a private dance) 

-A-P-~bii~-~~~~t-i~-;;-~~~~-~~fiY-~-~P~bll~-~~~;b~~ti~~:-~~~h-~-~-~-~~-~~-~~ftY-f~~ti~~~-~~-~~td~~~-~~~-~;rt.-lt-~;~-b~-h;ld-1~-~-p-,;~~-th~t-r~--! 
open to, or in view of, the public such as a park, open room in a community centre, a buSiness open to the public or an outdoor 1 

location. Anyone can attend. I 
A private event is an event where attendance is limited to invited guests, advance ticket holders, or an organization's members and !, 

staff. Entry tickets for a private event must be sold, reseNed or given away prior to the event commencing. A private event may be 

~-~~~~~-~~-~~~~~~-~~~~-~~-~~~~~~:~!~~~~-~~~-i~~-~~-~~~-~~~~--~~-~-~~-~~~~~--~~~~-~:~-~~------------------- ________________________________________________________________ __! 

2. The event is a .... 

[g) Community event 0 Family event 0 Business host event (private; no-sale) D Liquor tasting 

Please describe your event below: 

This exemption is for Rock of the Woods Music Festival which benefits the community by creating scholarships for the two 

highschools within the CVRD via the Oswego Arts and Cultural Society. The event is a folk/rock genre themed. 

Part 2 continued on next page ..• 
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3. Location(s) of event 

Is the event being held: 0 Indoors lgj Outdoors 0 On a motor vessel 

Name of the facility I . 
where event is being held: Godfrey Brown well Wmery 

Address ofl 
facility:4911 Marshal Road 

Street 

!louncan Jlsc llv9L 6T3 
'------ -,C""ity-- ------''----,P-ro-v-in-ce __ _, Postal Code 

Area of the facility where liquor will be consumed: 

~Garden ** Please see attached map 

Total number of attendees for event per day: Ll4_9_9 _ ______ _,1 Tota l number of minors (under 19):l,_2_oo _______ __J 

Total number of attendees for beer garden/licensed area, if applicable:I,_2_So ________ __j 

4. Security Plan 

If the total number of people (all ages) expected to attend the event is 500 or more, you must include the following with this application: 

[gJA copy of your security plan which details: 
o How you w ill control crowds and prevent over-consumption 
o The number of security staff on site · 
o If minors wi ll be present, how will you ensure they do not access liquor 
o The number of serving staff on site 

[g) A site map of the proposed location indicating where fencing and/or barriers will enclose indoor and outdoor licensed areas 

[gJThe name, title, phone number, cell phone and/or pager and email of a person who will be available to a Liquor Inspector for further 
information if required 

You can see a sample security plan on our website at b.Up://www,pssg.gov.bc.ca/lclb/forms_.Jees/inde.&h1m 

Door security: Door staff who will be responsible for preventing the entrance of unruly or disruptive persons and for removing persons 
who become unruly or disruptive, or who present a safety risk to others are considered to be "security workers" and are required to be 
licensed . Servers, bartenders or other individuals checking identification or counting patrons to ensure that the event is not over
crowded who are not expected to perform tasks associated with the security of the event are not considered to be security workers. 
Further information about'licensing requirements for door staff can be found at: 
www pssg.gov.bc.ca/securityindustry/legislation/docs/licensingRQiiC:iJJ..Qf. 

5. Date and times of t he event 

Please list the proposed days and hours of the event and liquor service: 

Date:l27/07/201 3 

(Day/Month/Year) 

Date:l28/07/2013 

(Day/Month/Year) 

Event I 4
1!1 a.m. Liquor service I ~~a.m. 

starts at:L _ _ __ __JIX p.m. begins at: ___ ___.6 [X p.m. 

Event I 21JXa.m. Liquorservice l 121jX'a.m. 
ends at: .1 p.m. ends at: '- - -----'·1 p.m. 

Event I 11 jJX· a.m. Liquor service I 111 IX a.m. 
starts at:L _ _ _ _ __jil p.m. begins at: , _ ___ _ _ _,_!p.m. 

Event L 21[X·a.m. 
ends at: ------'1 p.m. 

Event I 11 1rx a.m. 
starts at: _ ____ _,_rp.m. 

Event I lr a.m. 
ends at:._ ___ __ 8_,1X p.m. 

Liquor service [ 
12

1JX a.m. 
ends at: ---~~p.m. 

Liquor service I 11j fX a.m. 
begins at: L. - --- ---'.r p.m. 

Liquor service I s!r a.m. 
ends at: --- - ----']X. p.m. 
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PART 3: Special Occasion Licence Policy !Exemption 
Please explain why you are asking for the policy exemption(s) you selected on the first page of this form (If you selected a request to 
charge more for liquor than allowed by the Liquor Price Schedule, please see Part 5 of this form.) 

We are asking forth is time extention because we saw 80% of our sales in the previous year happen in the last hour of our 
license (9-lOpm). We have yetto see the festival turn a profit, and think with this extension we could see the creation of a large 
scholarship fund. This exention will also help us mitigate drinking in campsites by containing consumers to the beer gardens. 

IP'ART 4: locaH Govemment I Fiwst Nations am:IIIP'oiice Approval 
Both police and Local Governmen"UFirst Nations approval are required if you are requesting an exemption to allow for: 

o an extension to hours for an outdoor event beyond 1 O:OOpm; and/or 

o sale of hard liquor (spirits or liqueurs) at a public event 

Po~ ice Approval: 

Local Police Jurisdiction: I ~ff$~~r-<Jl8lJ:G~LUiliJ~"'O"'~"-~ --;:::===========~ 
Name of Official: I NCO 1/C Opeiatioos I Po.sition title: 

-----ftJ/ifs\~~1"lilllillM~uneal'l-fletaG~menl '~------------__j 

Emailofoffici~d, mu;Je;;/_t!j"t:.mf-[)CC ·&C· ci:J' 
~proved 0 Not Approved 

v 

Comments: 

""'"""'''""'"' ~=if·---:---------- Date ;t&.ff.CJcJ./j} I 
local Government I h r Nations Ap~vai: 1 

~--------------------~J 
Local Government I First Nations Jurisdiction: 

Name of Official: Position title: 

(last I first I middle) 

Email of official: 

0 Approved 0 Not Approved 

Comments: 

Signature of~o::'ff::'ic~ia:"i:-:: ==============;:::;::;;=========--'D~a~t~e:;;:;;:_;;;;;:;::;:;;:;;;:;;::;;=;;:;,;;;; 
LCLB 031 4 of6 Special Occasion Licence Policy Exemptions 
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IP'ART 5: liquor IP'rice !Exemption 
If you are requesting a liquor price exemption permitting you to charge a higher price for liquor than allowed by the Liquor Price Schedule 
because the event is to raise funds for a charitable purpose, indicate how your cause meets the definition of a charitable purpose: 
1. The charitable purpose of the event for which this exemption application has been submitted is for: 

0The relief of poverty 

or the advancement of: 

Oeducation 

Oreligion 

Orecreation 

Osports or athletics 

Oaid to the disabled and handicapped 

Oculture 
0youth or senior citizens 

Oother purpose beneficial to the community (please describe below): 

2. In the space below, describe how the profits from this event will be used. For example, 'the profits of this event will go to the ABC 
Society to purchase an x-ray machine' or 'the profits will be used to run a children's sports camp.' 

NOTE: You must donate your total profits from the entire event, not just profits from the bar, and you must provide proof of your 
donation within 60 days of the event. This proof must include a financial statement that addresses the event's revenues and expenses 
and any documentation indicating that the charity received the profits such as a letter of thanks. 

3. What types of liquor do you want to serve and what do you want to charge? (please check (0) and fill in requested price*) 

D Spirits, including liqueurs (1 oz or 28 ml) Requested price: $ [ J 
Ospirits, including liqueurs (1.5 oz or 43 ml) 

D Coolers (can, bottle or serving 12 oz or 340 ml) 

0Bottled or canned cider (12 oz or 340 ml) 

D Draught cider (12 oz or 340 ml) 

0 Draught beer (12 oz or 340 ml) 

Requested price: $ 1 

Requested price: $~F~~~~~~4~ 

Requested price: $11------~-1 
Requested price: $ . 

r~~~~ 

Requested price: $ 

0Bottled or canned beer (12 oz or 340 ml) Requested price: $1 F ~~~~~~~~ 
_ ____j 

0 Wine (5 oz glass or full bottle) Requested percentage mark-up:[ % 

('Price includes HST if applicable.) 

LCLB 031 5 of6 Special Occasion Licence Policy Exemptions 

134 



PART 6: Declaration 
My signature (the applicant's) below indicates I understand and acknowledge that all of the information given is true and complete to 
the best of my knowledge. Section 15(2) oflhe Liquor Control and Licensing Act states, "A person applying for the issue, renewal, 
transfer or amendment of a licence who fails to disclose a material fact' required by the form of application or makes a false or 
misleading statement in the form of application, commits an offence". 

Name : lsain/David/Selthun 

( last I first I middle ) 

Signature: _______________________ _ 

PART 7: AppHcatio~n Fees o Payment Optnons 

Date~'-----:-:::---::-:----:-:-2::-:8,--/0_1:-/2_0_1--'31 
(Day/Month/Year) 

Fees may be paid by cheque, money order, debit or credit card and are non-refundable. Debit transactions can only be made in 
person at the Victoria Head Office. Submit the payment" with the appl ication form. Do not mail cash. 

Application for E)(emption to SOL Policy Fee: $100 TOTAL FEE Submitted:$!..__ ______ ___, 

Fee: (non-refundable): 

Payment is by (check (0). one): 

Ocheque, payable to Minister of Finance (if cheque is returned, non-sufficient funds, a $20 fee will be charged) 

0 money order, payable to Minister of Finance 

OvlsA 0 MasterCard 0 AMEX 

If paying by credit card, please provide credit card details below . .• 

Credit card Number: ExpiryDate: l ___ __,j /._I __ _ 

Name of cardholder (as it appears on card): 
'---------------------~ 

Signature of cardholder: - ------ ----- ---- --- -----

Or you may send in the application without credit card information, but you must telephone LCLB Head Office directly to provide the 
credit card number details. If so, please confirm by checking the box below: 

D I will call Victoria Head Office at 250-952-5787 or 1-866-209-2111 to provide credit card information and 
understand that no acffon can proceed with mv application until the atmlication fee is paid in full. 

Submit fee and application form ~o Victoria office on~y: 
Ministry of Public Safety and Solicitor General 

liquor Control and Licensing Branch 
Location: 4th floor, 3350 Douglas St., Victoria 

for Mail Only: PO Box 9292 Stn Prov Govt Victoria, BC V8W 9J8 
Phone: 250 952-5787 Fax: 250 952-7066 Web: www.pssg.gov.bc.ca/lclb E-mail: liquor.licensing@gov.bc.ca 

Freedom of Information and Privacy Act- The information requested on this form is collected for the purpose of obtaining or making changes to a liquor 
licence. All personal information is collected under the authority of Section 15 of the Liquor Control and Licensing Act (RSBC 1996, c.267). Questions 
should be directed to: Liquor Control and Licensing Branch, Freedom of Information Officer, PO Box 9292 STN PROV GOVT, Victoria, BC V8W 9J8. 
Ph: In Victoria, 250 952-5787 Outside Victoria, 1 866 209-2111. Fax: 250 952-7066 
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, BRITISH 
•QafC9!P~B~A 

§e((;I!Jllfity Pialf1l fiQ'llf lall'ge IEvelillt~ 
with a Spe((;iai (\J)((;((;\a!~i@lf1l li((;®lf1l((;® 

The Bcs:c Pla.re on Earth UquJ~- Controi aru::~ _Uce:nsing Form __ CLBDBS 

!nformaticm am:! !nstmcticms: 
o A security plan is required for any special event licensed to sell or serve liquor if 500 or more people are expected to attend, or if 

required by local police. 

o Special Occasion Licence (SOL) applicants may use this form for the security plan or provide similar information in a different format. 

o An adequate security plan must describe how the licensee will: 
o ensure that minors do not buy or consume liquor; 
o ensure that only liquor purchased under the licence is available or consumed at the event; 
o prevent over service or service to intoxicated patrons; 
o prevent disturbances and accidents at the event; 
o prevent unreasonable disturbance of the immediate neighbourhood, and 
o ensure sale and service of liquor is kept within the licensed area. 

o To submit your security plan, please contact the Liquor Control and Licensing Branch office which is closest to where the event will 
be held to confirm how to submit the security plan for review and approval. (See .b.tlQ://www.pssg.gov.bc.calrc!b/branch/contact for a 
list of branch offices.) 

o If you are also applying for an Exemption to SOL Policy, send your security plan to LCLB Headquarters by mail (P.O. Box 9292, Stn 
Prov Govt, Victoria, BC VSW 9J8), email (liquor.licensing@gov.bc.ca) or fax (250 952-7066). 

o Additional information can be found in the Special Occasion Licence Booklet which is available from Government Liquor Stores or 
online at vvww.bcliguorstores.com/special-occasion-licence. If you have any questions call the branch toll-free at 1-866-209-2111 
(BC only) or 250-952-5787. 

!PART 1: App~icant and Organization ~nformation 
Section A: Private SOL for a family occasion 

If you are applying for a Private SOL to celebrate a family occasion, complete this section. For all other types of SOL, please see 
Section B. 

Your name: 
Daytime 
Phone: 

( last I first I middle ) 

Applicant 
E-mail: 

Mailing 
Address: '-------= 

Street 

Section B: All other types of SOL 

Applicant I . 
Name: Oswego Arts and Cultural SoCiety 

City 

Evening 
Phone: 

Province 

(society, organization, company, etc. applying for the SOL) 

Postal Code 

~~~~~~:a~i~n: 'J#_1_0_1--2_1_5_0_s_w_e_g_o_S_t _______ ,llvictoria IJ's_c _____ j'j 1V_B_V_2_B_5 ___ , 

Street City '---.,P,-r-ovc=incccec--..J Postal Code 

Name and contact information of person completing this application: 

~~~=~t I Bain/David/Selth u n I Daytime! 
Phone:2507157781 

( fast I first I middle) 

Contactlb . d .1 E-mail: am ave@gma1 .com I 
Evening 

. Phone: '---------·--------0 
Contact I 
Address: #101-215 Oswego St. 

Street 

!!victoria ljsc !jvsv2B5 
------,C'"it"'"y _____ ....J --;;Pc:::ro"'vin::Cc:Oe _ __j Postal Code 

Relationship to the Ch . 

applicant organization:, ___ a_"-----------~e-;;-====;;;cc=,-;;;=='clOOT ____________ __j 
(e.g. board member, staff member, etc.) 

Pari: 1, Section B continued on next page ... 
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If you are hiring a security company to look after your security needs, please provide the foHowing information: 

Security company name: 

Name of company official 

assignedtoyourev.e:n:t::~============================~========================~======--_, 
Address of r 

_j 
I[ security company: '---------------;;;=oc----------------"----------

street 

Phone: 

PART 2: Event Unformation 
·Please choose the event type below: 

Email: 

City Province 

_j 
Postal Code 

IRJPublic event or 0Private event or 0Both public and private event (e.g. a public beer garden at a ball tournament 
.~---------------------------------------------------------------------1j[[(fJ._?_R!["!_0.t?.._cf.?JJ_C?.?) ___________________________________________________________________________________ , 
! A public event is a community or public celebration, such as a commun'1ty festival or outdoor concert. It can be held in a place that is f 

! open to, or in view of, the public such as a park, open room in a community centre, a business open to the public or an outdoor [ 
!location. Anyone can attend. i 
i A private event is an event where attendance is limited to invited guests, advance ticket holders, or an organization's members and ! 
f staff. Entry tickets for a private event must be sold, reserved or given away prior to the event commencing. A pr'tvate event may be l 
j social, cultural, recreational, religious, sporting or community oriented. i 
[._ ___________________________________________________________________________________________________________________________________________________________________________________ : 

Please describe your event below: 
(e.g., family event such as a wedding or birthday party, concert, baseball tournament, staff party, club event, etc.) 

I Rock of the Woods Music Festival 

Location of event: 
Location I 
of event: 4911 Marshal Road ·~~_j'l~uncan _j\sc IIV9L6T3 J 

Street City Province Postal Code 

Please describe the areas where liquor will be consumed: 

I Beer Garden **Please see attached map** ---------;:=================;-J 

If the event is indoors, what is the occupant load for the area where liquor will be served and consumed?: 

Estimated number of attendees for event:J_4_9_9 ______________ _jl Estimatednumber of minors (under 19):L _________________ __J 

Date and times of the event 
Please Jist the proposed days and hours of the event: 

L I 
Event r-~-~~'la.m. 

Date: starts at I p.m. 
(Day/Month/Year) 

PART 3: Staffing for Event Security 

Event I I a.m. 
ends at: ~~~~~-'~p.m. 

Note: Paid and unpaid "door security staff' must be licensed under the BC Security Services Act. Other paid or unpaid staff who are not 
responsible for the security of the event, such as ticket takers and people checking identification at the door, do not need to be licensed, 
(See Section 8.7 of the SOL Manual for definitions of door security staff and a link to the BC Security Industry and Licensing website.) 

The special occasion licence is issued for the event as a whole. Liquor service and consumption often takes place in only a part of the 
whole event area. The licensee is responsible for security in the whole event area and the immediately adjacent area as well as the 
liquor service area. 
Security Staff 
1. Please select one or more categories below and indicate how many people from each category below wlll be responsible for the 
security, complia·nce with liquor laws and safety at your event? (if the numbers will change during the event provide details of how many 
will be on duty durinrg"-"w.chc::atc:.hc.o:..:u::.r:os)c.: ____________________________________________________________________ ---, 
Police (contracted TBA 

for this even~!:_): __ -':=============================================================================== 

Volunteers: 1_1_0==~=~~-~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~-J 
Part 3 continued on next page ... 
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Licensed security company: N/ A 

Individuals hired 
12 

by the licensee: L---- -------- ---------------------- -------__J 

Bartenders and Serving Staff 
Please provide specific information about the number of bartenders and servers. 

Note: All managers responsible for liquor service and all paid bartenders and servers must complete the Serving It Right (SIR) training 
course before they begin working. (See Section 5 of the Special Occasion Licence Policy Manual.) 

1. How many people will be managing the liquor service, i.e. directing service workers. checking liquor supplies, supervising sales 
records, etc.? (If the numbers will vary, indicate how many during which hours): 

3 

2. How many people will be bartending, i.e. pouring drinks and opening bottles? (If the numbers will vary, indicate how many during which 
hours): · 

2 

3. How many people will be servers - taking liquor to customers? (If the numbers will vary, indicate how many during which hours): 

0 

4. If the bartenders and servers are unpaid volunteers how many will have SIR training? 13 
.__ ___ _, 

5. What training or orientation will bartenders and servers without SIR be given in responsible liquor service? 

riA all wHI have SIR 

I? ART 4: loca~uon a011d Capacity 
At all events, the liquor service areas must be clearly identified. If the event is indoors, liquor service should be contained w ithin one or 
more rooms. If it is outdoors, the liquor service areas must be clearly marked with barriers which are sufficient to ensure people enter 
and exit at approved locations. All entrances and exits must be monitored. In addition to other reasonable security features, the 
entrance area where ID is checked must be well lit. 

1. Describe the physical barriers (i.e., fencing, barricading, rooms, etc.) which will be in place to control and limit access to and from 
areas where alcohol is being sold or served? 

The beer garden will have a 8ft (X) 10ft sectional metal fencing at the back and sides. The front area around the entrance and 
stage w ill have snow fencing. Around the snow fencing a 3ft moat created by rope and fencing pols. This will create a barrier for 
liquor consumers to pass drinks into the crowd. 

2. Attach a sketch of the event site which identifies the area(s) where liquor will be served and consumed, the estimated number of 
participants in each area and the locations of the entrances and exits. If the event is indoors. indicate the occupant load for each area 
where liquor will be served or consumed. (See example on page 4 of this form.) 

3. How will the entrances to the liquor service area be supervised? 

There w ill be one entrance with two BST ceftified security over seeing I Ding and bag searches. A attendee w ill present ID, get 
stamp and given a braclet to identifiy them w ithin the beer garden as approved. 

Please see next page for Part 5 ... 

LCLB 098 3 of4 Security Plan for Large Events with a Special Occasion Licence 
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PART 5: Preveilltion o1 Over Service, ~ntmt:kation and! Service to Minors 
This section deals your plans for preventing over service, ensuring intoxicated persons are not served and are removed from the 
licensed area, and preventing service to minors. 

1. Minors m Describe what measures will be put in place to prevent minors from consuming alcohol. (For example, describe procedures 
for checking identification to confirm the age of patrons, placing signs about the requirements for proof of age, use of wrist bands to 
identify minor patrons, etc.) 

Each attendee of age that has entered the beer garden will have a stamp and braclet to identifiythem amongst the rest of the 
crowd. The security manager will be doing walkthroughs the festival and camping site to make sure minors are not consuming 
acholo. 

2. Removal of intoxicated patrons- You must not permit intoxicated patrons to remain in the licensed area. What arrangements will 
you make to ensure that intoxicated patrons are removed from the event and get to a safe location? 

Removal of intoxicated patrons will be done in a friendly manner. Security will approach and ask the patron to chat with them 
outside of the beer gardens. Once the patron has been removed they be asked to return to their campsite. If the patron is to 
intoxicated to be on festival grounds we will provide a shuttle service to his/her home. 

3. Respect for neighbours .. What actions will you take to ensure participants do not unduly disturb the neighbourhood when the event 
ends? 

All neighbours will be informed of the event, and invited to attend free of cost. Due to the location of the festival there are very 
few neighbours. All have been supportive of the festival. 

PART 6: Sam ph~ Sketch of !Event 
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STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

DATE: February 27, 2013 

FROM: Rachelle Rondeau, MCIP Planner I 

SUBJECT: Application No. 1-B-13DVP 
(Ramina and Gin Dhillon) 

Recommendation/Action: 

FILE No: 

BYLAW NO: 

1-B-13 DVP 

That Application No. 1-B-13 DVP by lnveresk Design Build Inc. on behalf of owner Ramina 
Dhillon for a variance to Section 8.5(b)(3) of Bylaw No. 985 to reduce the required setback from 
the front parcel line 7.5 metres down to 6.33 metres on Lot A, Shawnigan Lake Suburban Lots, 
Plan 227 42 (PI D: 000-1 05-759) be approved. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: NIA) 

Background: 

~1!~ 
~I:' 

C'V·RD 
~-;.~~1,~ 
=~""'-'"=.,.. .... ~~,..,.......,., 

Fi!~: Ol-8-l:l-DVP 
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Location of Subject Property: 2024 Cullin Road 

Legal Description: LolA, Shawnigan Lake Suburban Lots, Plan 22742 (PID: 000-105-759) 

Date Application and Complete Documentation Received: January 17, 2013 

Owner: Ramina Dhillon 

Applicant: lnveresk Design Build Inc. 

Size of Parcel: 0.08 ha (9018 sq. ft) 

Zoning: R-3 (Urban Residential) 

Existing Plan Designation: Commercial 

Existing Use of Property: Residential 

Existing Use of Surrounding Properties: 

Services: 

North: Shawnigan Lake Beach Resort (C-4) 
South: Residential (R-3) 
East: Shawnigan Lake (W-1) 
West: Cullin Road/Residential (R-3) 

Road Access: Cullin Road 
Water: 
Sewage Disposal: 

Provided from the lake 
Septic system 

Agricultural Land Reserve Status: Out 

Environmentally Sensitive Areas: The proposed new residence is within 30 metres of 
Shawnigan Lake, which is within the Riparian Areas Regulation Assessment area. There is an 
existing cabin, which will be removed and riparian area restored. Development Permit No. 2-B-
09 DPNAR authorized construction of the new dwelling 9.8 metres from Shawnigan Lake. 

Archaeological Site: None Identified 

Proposal 
To consider an application to permit a corner of the proposed dwelling to encroach within the 
minimum front parcel line setback by 1.17 m (3'10"). 

The subject property is located at 2024 Cullin Road. An existing cabin and deck will be removed 
from the property, and the owners have been issued a Development Permit to build a new 
house within the Riparian Areas Regulation Assessment area, 9.8 metres from Shawnigan 
Lake. This Development Permit was issued October 28, 2010. 

Since the Development Permit was first issued, the footprint of the dwelling has been altered 
such that a corner of the dwelling encroaches into the 7.5 metre front yard setback. The 
applicant has indicated that the change in layout came from a more detailed analysis of the 
client's building needs, which would maintain the residence at a single story. The proposed 
dwelling is a 134.95 m" (1452 sq. ft) single-story structure. 
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Cullin Road dead ends at this property, and is a less developed public road serving 
approximately seven dwellings. 

Propertv Context 
As noted above, the subject property is entirely within the Riparian Areas Regulation (RAR) 
Assessment area. The property is on the north shore of Shawnigan Lake, and like many has 
been altered by recreational and residential use, with a large portion of the subject property 
being lawn. The applicants have installed a new septic system, and have committed to 
restoration of the riparian area as approved in the previous development permit. 

Policy Context: 
South Cowichan Rural Development Permit Area 
In accordance with the guidelines and the RAR, the applicant has engaged the services of a 
Qualified Environmental Professional (QEP) to conduct a report and outline measures to protect 
the SPEA. The Development Permit with Variance authorizes development 9.8 metres from the 
lake. 

Zoning 
The front parcel line setback is 7.5 metres, and a corner of the proposed building will encroach 
into this setback area. 

Surrounding Property Owner Notification and Response: 
A total of 5 letters were mailed-out or hand delivered, including to the Shawnigan Lake Beach 
Resort, as required pursuant to CVRD Development Application and Procedures and Fees 
Bylaw No. 3275. The notification letter described the purpose of this application and requested 
comments regarding this variance within a recommended time frame. To date, no letters have 
been received. 

Planning Division Comments: 
This is a minor variance request, which would accommodate development substantially in 
compliance with the Development Permit that was issued. 

The Planning and Development Department support this variance request. The existing cabin 
and extensive deck are located entirely within the setback to the watercourse and SPEA. The 
landscaping plan will be implemented upon removal of the existing structure (cabin and deck) 
and will follow the recommendations provided in the RAR report. The applicant is required to 
provide a post-development report, completed and signed-off by a Qualified Environmental 
Professional, to verify compliance with the landscaping plan prior to release of the letter of 
credit. As the applicants are proposing to construct a single-story, modest-sized home, are 
removing the existing cabin and decking, and will be restoring a portion of the subject property, 
staff believe that this application will achieve an environmental benefit and is recommending 
approval of the Development Variance Permit. 

Options: 

1. That Application No. 1-B-13 DVP by lnveresk Design Build Inc. on behalf of owner 
Ramina Dhillon for a variance to Section 8.5(b)(3) of Bylaw No. 985 to reduce the 
required setback from the front parcel line 7.5 metres down to 6.33 metres on Lot A, 
Shawnigan Lake Suburban Lots, Plan 22742 (PID: 000-105-759) be approved. 

2. That Application No. 1-B-13 DVP by lnveresk Design Build Inc. on behalf of owner 
Ramina Dhillon for a variance to Section 8.5(b)(3) of Bylaw No. 985 to reduce the 
required setback from the front parcel line 7.5 metres down to 6.33 metres on Lot A, 
Shawnigan Lake Suburban Lots, Plan 22742 (PID: 000-105-759) be denied. 
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Option 1 is recommended. 

Submitted by, 

7;ff/l/vvlao~ 
' Rachelle Rondeau, MCIP 

Planner I 
Development Services Division 
Planning & Development Department 

RR/ca 
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Reviewed by: 

D~nager: 

App~d by: If I ,7 

~~~l~~---1---
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STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

DATE: February 27, 2013 

FROM: Rachelle Rondeau, MCIP, Planner I 

SUBJECT: Application No. 2-A-12RS 
(Parshel Holdings Ltd.) 

Recommendation/Action: 

FILE No: 

BYLAW NO: 

2-A-12RS 

2000, 985, 
3520 

That Official Community Plan and Zoning Amendment Bylaws 3685, 3686, 3687, and 3688 
Parshei Holdings Ltd. Be forwarded to the Board for consideration of First and Second reading. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: NIA) 

Background: 
See report of January 15, 2013 for complete background information. 

' ' 
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Planning Division Comments 
At the Board meeting of February 13, 2013 the following resolution was approved: 

a) That Official Community Plan and Zoning Amendment Bylaws for Application No. 2-A-12 
RS (Parshel Holdings Ltd.) be drafted and forwarded to the Board for consideration of 
first and second reading; 

b) That the application referrals to the Ministry of Transportation and Infrastructure, 
Vancouver Island Health Authority, Malahat Volunteer Fire Department, and Malahat 
First Nation be accepted; 

c) That a public hearing be scheduled with Directors Fraser, Walker and Dorey appointed 
as delegates of the Board. 

As this property is split by the boundary between Electoral Areas A and B, two separate zoning 
amendment bylaws are required. Additionally, as the proposed South Cowichan Zoning Bylaw 
has received first and second reading, staff have also drafted an amendment bylaw that would 
amend proposed Bylaw No. 3520 (South Cowichan Zoning Bylaw). These will be forwarded to 
the Board for consideration of First and Second reading, after which a public hearing will be 
scheduled. 

For the Committee's reference, please see the draft amendment bylaws. If these are 
acceptable, they will be forwarded to the Board for First and Second reading, after which a 
public hearing can be scheduled. If there are changes proposed by the Committee, direction is 
required. 

Option 1 is recommended. 

Options: 

1: That Official Community Plan and Zoning Amendment Bylaws 3685, 3686, 3687, and 3688 
be forwarded to the Board for consideration of first and second reading; 

2: That draft amendment Bylaws No. 3685, 3686 and 3687 and 3688, be revised and 
forwarded to the Board for First and Second reading. 

Submitted by, 

Rachelle Rondeau, MCIP 

Planner I 
Development Services Division 
Planning & Development Department 

RR!ca 

Reviewed by: 

o~_n_ag_e_~_· ------~ 

Approve~by: ~ I 
~~-~ 
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COWICHAN VAllEY REGIONAl DISTRICT 

BYLAW 1\!o. 3685 

A Bylaw For The Purpose Of Amending Official Community Plan Bylaw No. 
3510, Applicable To Electoral Area A- Mill Bay/Malahat, Electoral Area B

Shawnigan Lake, and Electoral Area C -Cobble Hill 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend official community plan bylaws; 

AND WHEREAS the Regional District has adopted an official community plan bylaw for Electoral 
Area A - Mill Bay/Malahat, Electoral Area B - Shawnigan Lake, and Electoral Area C - Cobble 
Hill, that being Official Community Plan Bylaw No. 3510; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Community Plan Bylaw No. 3510; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3685 - South Cowichan 
Official Community Plan Amendment Bylaw (Parshel Holdings ltd), 2013". 

2. AMENDMENTS 

Cowichan Valley Regional District Official Community Plan Bylaw No. 3510, as amended from 
time to time, is hereby amended as outlined on the attached Schedule A. 

3. CAPITAL EXPENDITURE PROGRAM 

. This bylaw has been examined in light of the most recent Capital Expenditure Program and 
Solid Waste Management Plan of the Cowichan Valley Regional District and is consistent 
therewith. 

READ A FIRST TIME this day of 

READ A SECOND TIME this day of 

'2013. 

'2013. 

. .. /2 
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CVRD Bylaw No. 3685 

READ A THIRD TIME this 

ADOPTED this 

Chairperson 

___ dayof 

___ day of 

Secretary 

, 2013. 

---,2013. 

Page2 
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C·V·R·D 

SCHEDULE "A" 

To CVRD Bylaw No. 3685 

Schedule B to Official Community Plan Bylaw No. 3510, is hereby amended as follows: 

1. That portion of Lot B, District Lot 214, Malahat District, Plan VIP78588 as shown outlined 
in a solid black line on Plan number Z-XXX attached hereto and forming Schedule B of 
this bylaw: 

a. Be redesignated from Rural Resource to Industrial; and 

that Schedule B to Official Community Plan Bylaw No. 3510 be amended accordingly. 
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COWICHAN VALLEY REGIONAL DISTRICT 

BYLAW No. 3686 

A Bylaw For The Purpose Of Amending Zoning Bylaw No. 2000 
Applicable To Electoral Area A- Mill Bay/Malahat 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS the Regional District has adopted a zoning bylaw for Electoral Area A - Mill 
Bay/Malahat, that being Zoning Bylaw No. 2000; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 2000; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3686 - Area A - Mill 
Bay/Malahat Zoning Amendment Bylaw (Parshel Holdings Ltd.), 2013." 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 2000, as amended from time to time, is 
hereby amended in the following manner: 

a) Schedule B (Zoning Map) to Zoning Bylaw No. 2000 is amended by rezoning Lot B, 
District Lot 214, Malahat District, Plan VIP78588 - which is identified by shading on 
Schedule Z-XXXX attached hereto and forming part of this Bylaw, from F-1 (Primary 
Forestry) to 1-1 C (Rural Transition Light Industrial) . 

b) Part 11 Industrial Zones of Bylaw No. 2000 is amended by adding a new Section 11 .3 1-1 C 
(Rural Transition Light Industrial), and that the following sections be renumbered. 

c) Appendix One Minimum Parcel Size Summary is amended by inserting the following into 
the table: 

Zone Parcels Neither Parcels Served by Parcels Served by 
Served by Community Water Community Water 
Community Water S)'_stem Only_ and Community 
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CVRD Bylaw No. 3686 Page2 

11-1C 
I Nor Sewer I Sewer System 

I-1C- Rural Transition Light Industrial 

Subject to compliance with the general regulations set out in Part 4, 5, 6 and 7 of this 
Bylaw, the following regulations apply in the 1-1 C Zone: 

1. Permitted Uses 

The following principal uses and no others are permitted in the I-1C Zone: 

a. Auto workshop, auto service shop excluding auto wrecking; 
b. Contractor's workshop, yard and storage; 
c. Equipment rental, repair and storage; 
d. Food and beverage manufacturing, preparation, catering, processing, 

packaging, distribution and storage, bakery, production bakery, brewery, 
culinary education, all excluding fish cannery and abattoir; 

e. Gardening and landscaping supplies and sales; 
f. Manufacturing, processing, fabricating, assembling, testing, packaging, 

servicing, repair treatment, distribution and storage of products, materials, 
fabric, substances or compounds, provided all manufacturing occurs within a 
wholly enclosed building; 

g. Laboratory; 
h. Offices; 
i. Research and development, high technology centre, education centre; 
j. Secondary processing and manufacturing of wood products, including 

cabinet and furniture manufacturing, the making of plywood lathe 
particleboard, and similar products, excluding sawmills, pulp and paper mills 
and log storage and so1iing; 

k. Warehouse, including mini-warehouse, freight handling and storage, 
excluding outdoor storage of vehicles, recreational vehicles, and boats; 

I. Welding shop; 

The following accessory uses and no others are permitted in the I-1C Zone: 

m. Retails sales; 
n. Fuel storage ; 
o. One single family dwelling per parcel of land. 

2. Impervious Surfaces and Parcel Coverage Limit 
Impervious surface coverage of a parcel in the 1-1 C Zone shall not exceed 60%, of 
which not more than 50% may be parcel coverage. 

3. Height 
The height of all buildings and structures in the 1-1 C Zone shall not exceed 10 
metres. 

4. Setbacks 
The following minimum setbacks for buildings and structures apply in the 1-1 C 
Zone: 
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Type of parcel line For all uses, where the For all uses, where the 
adjacent parcel is zoned adjacent parcel is zoned 
other than Industrial Industrial 

Front parcel line 7.5 metres 7.5 metres 
Interior side parcel line 7.5 metres 0 metres 
Exterior side parcel line 4.5 metres 4.5 metres 
Rear parcel line 9 metres 0 metres 

5. Minimum Parcel Size 
The minimum parcel size in the 1-1 C Zone is: 

a. 0.2 hectares for parcels connected to a community water and sewer system; 
b. 0.4 hectares for parcels connected to a community water system only; 
c. 0.8 hectares for parcels connected to neither a community water system nor a 

community sewer system. 

6. Special Regulation 

a. No uses are permitted which carry out their operations such that there would be a 
nuisance arising from noise, odour, earthborne vibrations, heat, high brightness 
light sources, glare, dust, created or apparent outside an enclosed building, or 
other emissions. 

b. Machinery and equipment shall be screened from view from any street or adjoining 
property with landscaping and/or fencing. 

c. Outdoor storage shall be screened from view of any street or adjoining property 
utilizing opaque fencing and landscaping materials which are consistent with the 
overall site development. 

d. Outdoor storage ancillary to a permitted use shall not exceed in area the building 
are used by the business on the property to perform its operations. 

e. There shall be no outdoor storage of toxic, noxious, explosive, odorous or 
radioactive materials. 

3. FORCE AND EFFECT 

This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this day of I 2013. 

READ A SECOND TIME this day of 12013. 

READ A THIRD TIME this day of I 2013. 

ADOPTED this day of 12013. 

Chairperson Secretary 
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COWICHAN VALLEY REGIONAL DISTRICT 

BYLAW No. 3687 

A Bylaw For The Purpose Of Amending Zoning Bylaw No. 985 
Applicable To Electoral Area B- Shawnigan lake 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS the Regional District has adopted a zoning bylaw for Electoral Area B -
Shawnigan lake, that being Zoning Bylaw No. 985; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 985; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3687 - Electoral Area B -
Shawnigan Lake Zoning Amendment Bylaw (Parshel Holdings Ltd.), 2013." 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 985, as amended from time to time, is 
hereby amended in the following manner: 

a) Schedule B (Zoning Map) to Zoning Bylaw No. 985 is amended by rezoning Lot B, District 
Lot 214, Malahat District, Plan VIP78588 - which is outlined in a solid black line on 
Schedule A attached hereto and forming part of this Bylaw numbered Z-3687, from F-1 
(Primary Forestry) to 1-10 (Rural Transition Light Industrial). 

b) Part 14 Area, Shape and Dimensions of Parcels is amended by inserting the following into 
the table of Section 14.1: 

Zoning Classification Parcels Served by Parcels Served by Parcels Neither 
under Zoning Bylaw Community Water Community Water Served by 

and Sewer Systems Only Community Water 
or Sewer 

1-10 (Rural 0.2 ha 0.4 ha 0.8 ha 
Transition Industrial) 
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c) Part 11 Industrial Zones is amended by adding a new Section 11.5 1-1 D (Rural Transition 
Light Industrial), and subsequent sections are renumbered. 

1-1 D- Rural Transition Light Industrial 

Subject to compliance with the general regulations set out in Part 4, 5, 6 and 7 of this 
Bylaw, the following regulations apply in the 1-1 D Zone: 

1. Permitted Uses 

The following principal uses and no others are permitted in the 1-1 D Zone: 
a. Auto workshop, auto service shop excluding auto wrecking; 
b. Contractor's workshop, yard and storage; 
c. Equipment rental, repair and storage; 
d. Food and beverage manufacturing, preparation, catering, processing, 

packaging, distribution and storage, bakery, production bakery, brewery, 
culinary education, all excluding fish cannery and abattoir; 

e. Gardening and landscaping supplies and sales; 
f. Manufacturing, processing, fabricating, assembling, testing, packaging, 

servicing, repair treatment, distribution and storage of products, materials, 
fabric, substances or compounds, provided all manufacturing occurs within a 
wholly enclosed building; 

g. Laboratory; 
h. Offices; 
i. Research and development, high technology centre, education centre; 
j. Secondary processing and manufacturing of wood products, including 

cabinet and furniture manufacturing, the making of plywood lathe 
particleboard, and similar products, excluding sawmills, pulp and paper mills 
and log storage and sorting; 

k. Warehouse, including mini-warehouse, freight handling and storage, 
excluding outdoor storage of vehicles, recreational vehicles, and boats; 

I. Welding shop; 

The following accessory uses and no others are permitted in the 1-1 D Zone: 
m. Retail sales; 
n. Fuel storage ; 
o. One single family dwelling per parcel of land. 

2. Impervious Surfaces and Parcel Coverage limit 
Impervious surface coverage of a parcel in the 1-10 Zone shall not exceed 60%, of 
which not more than 50% may be parcel coverage. 

3. Height 
The height of all buildings and structures in the 1-1 D Zone shall not exceed 1 0 
metres. 

4. Setbacks 
The following minimum setbacks for buildings and structures apply in the 1-1 D 
Zone: 
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Type of parcel line For all uses, where the For all uses, where the 
adjacent parcel is zoned adjacent parcel is zoned 
other than Industrial Industrial 

Front parcel line 7.5 metres 7.5 metres 
Interior side parcel line 7.5 metres 0 metres 
Exterior side parcel line 4.5 metres 4.5 metres 
Rear parcel line 9 metres 0 metres 

5. Minimum Parcel Size 
The minimum parcel size in the I-1D Zone is: 

a. 0.2 hectares for parcels connected to a community water and sewer system; 
b. 0.4 hectares for parcels connected to a community water system only; 
c. 0.8 hectares for parcels connected to neither a community water system nor 

a community sewer system. 

6. Special Regulation 

a. No uses are permitted which carry out their operations such that there would 
be a nuisance arising from noise, odour, earth borne vibrations, heat, high 
brightness light sources, glare, dust, created or apparent outside an enclosed 
building, or other emissions. 

b. Machinery and equipment shall be screened from view from any street or 
adjoining property with landscaping and/or fencing. 

c. Outdoor storage shall be screened from view of any street or adjoining 
property utilizing opaque fencing and landscaping materials which are 
consistent with the overall site development. 

d. Outdoor storage ancillary to a permitted use shall not exceed in area of the 
building used by the business on the property to perform its operations. 

e. There shall be no outdoor storage of toxic, noxious, explosive, odorous or 
radioactive materials. 

3. FORCE AND EFFECT 

This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this day of '2013. 

READ A SECOND TIME this day of '2013. 

READ A THIRD TIME this day of '2013. 

ADOPTED this day of '2013. 

Chairperson Secretary 
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COWICHAN VALLEY REGIONAL DiSTRICT 

BYLAW NO. 3688 

A Bylaw For The Purpose Of Amending Zoning Bylaw No. 3520 
Applicable To Electoral Area A- Mill BayfMalahat, Electoral Area B- Shawnigan Lake, and 

Electoral Area C- Cobble Hill 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS ihe Regional District has adopted a zoning bylaw for Electoral Area A - Mill 
Bay/Malahat, Electoral Area B - Shawnigan Lake, and Electoral Area C - Cobble Hill that being 
Zoning Bylaw No. 3520; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 3520; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3688 - South Cowichan 
Zoning Amendment Bylaw (Parshel Holdings Ud.), 2013." 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 3520, as amended from time to time, is 
hereby amended in the following manner: 

a) Schedule B (Zoning Map) to Zoning Bylaw No. 3520 is amended by rezoning Lot B, 
District Lot 214, Malahat District, Plan VIP78588 - which is identified by shading on 
Schedule Z-XXXX attached hereto and forming part of this Bylaw, from 1-1 (Light Industrial 
1) and RUR-1 (Rural Resource 1) to I-1F (Rural Transition Light Industrial). 

b) Part 11 Industrial Zones of Bylaw No. 2000 is amended by adding a new Section 13.7 1-1 F 
(Rural Transition Light Industrial), and that the following sections be renumbered. 

1-1 F- Rural Transition Light Industrial 

Subject to compliance with the general regulations set out in Part 4, 5, 6 and 7 of this 
Bylaw, the following regulations apply in the 1-1 F Zone: 
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1. Permitted Uses 

The following principal uses and no others are permitted in the 1-1 F Zone: 

a. Auto workshop, auto service shop excluding auto wrecking; 
b. Contractor's workshop, yard and storage; 
c. Equipment rental, repair and storage; 
d. Food and beverage manufacturing, preparation, catering, processing, 

packaging, distribution and storage, bakery, production bakery, brewery, 
culinary education, all excluding fish cannery and abattoir; 

e. Gardening and landscaping supplies and sales; 
f. Manufacturing, processing, fabricating, assembling, testing, packaging, 

servicing, repair treatment, distribution and storage of products, materials, 
fabric, substances or compounds, provided all manufacturing occurs within a 
wholly enclosed building; 

g. Laboratory; 
h. Offices; 
i. Research and development, high technology centre, education centre; 
j. Secondary processing and manufacturing of wood products, including 

cabinet and furniture manufacturing, the making of plywood lathe 
particleboard, and similar products, excluding sawmills, pulp and paper mills 
and log storage and sorting; 

k. Warehouse, including mini-warehouse, freight handling and storage, 
excluding outdoor storage of vehicles, recreational vehicles, and boats; 

I. Welding shop; 

The following accessory uses and no others are permitted in the 1-1 F Zone: 

m. Retails sales; 
n. Fuel storage ; 
o. One single family dwelling per parcel of land. 

2. Impervious Surfaces and Parcel Coverage limit 
Impervious surface coverage of a parcel in the 1-1 F Zone shall not exceed 60%, of 
which not more than 50% may be parcel coverage. 

3. Height 
The height of all buildings and structures in the 1-1 F Zone shall not exceed 10 
metres. 

4. Setbacks 
The following minimum setbacks for buildings and structures apply in the 1-1 F 
Zone: 

Type of parcel line For all uses, where the For all uses, where the 
adjacent parcel is zoned adjacent parcel is zoned 
other than Industrial Industrial 

Front parcel line 7.5 metres 7.5 metres 
Interior side parcel line 7.5 metres 0 metres 
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a. 
b. 
c. 

a. 

b. 

c. 

d. 

e. 

5. 

6. 

Exterior side parcel line 4.5 metres 4.5 metres 
Rear parcel line 9 metres 0 metres 

Minimum Parcel Size 
The minimum parcel size in the 1-1 F Zone is: 

0.2 hectares for parcels connected to a community water and sewer system; 
0.4 hectares for parcels connected to a community water system only; 
0.8 hectares for parcels connected to neither a community water system nor a 
community sewer system. 

Special Regulation 

No uses are permitted which carry out their operations such that there would be a 
nuisance arising from noise, odour, earthborne vibrations, heat, high brightness 
light sources, glare, dust, created or apparent outside an enclosed building, or 
other emissions. 
Machinery and equipment shall be screened from view from any street or adjoining 
property with landscaping and/or fencing. 
Outdoor storage shall be screened from view of any street or adjoining property 
utilizing opaque fencing and landscaping materials which are consistent with the 
overall site development. 
Outdoor storage ancillary to a permitted use shall not exceed in area the building 
are used by the business on the property to perform its operations. 
There shall be no outdoor storage of toxic, noxious, explosive, odorous or 
radioactive materials. 

3. FORCE AND EFFECT 

This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this day of , 2013. 

READ A SECOND TIME this day of , 2013. 

READ A THIRD TIME this day of , 2013. 

ADOPTED this day of , 2013. 

Chairperson Secretary 
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DATE: 

FROI\II: 

STAFF REPORT 

ElECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

February 27, 2013 FILE No: 

Alison Garnett, Planner I BYLAW NO: 

SUBJECT: Application No. 3-I-12DVP (Warburton 8, Young Mackenzie) 

Recommendation/Action: 

3-I-12DVP 

2465 

That application 3-1-12 DVP (Warburton & Mackenzie), for a variance to Section 5.13(4) of 
Bylaw No. 2465, to reduce the interior line setbacks from 3 metres to 1.5 metres (dwelling A) 
and from 3 metres to 2.1 metres (dwelling B) in order to permit a boundary adjustment between 
Lots 11 and 12, Block 7, Cowichan Lake District, Plan 4730, be approved, subject to a survey 
confirming compliance with the reduced setbacks prior to final subdivision approval. 

Relation to the Corporate Strategic Plan: N/A 

Financial impact: (Reviewed by Finance Division: NIA) 

Background: 
Location of Subject 
Properties: 

Legal Descriptions: 

Date Application Received: 

Owners and Applicants: 

Size of Parcels: 

Zoning: 

Minimum lot size R-3 zone: 

10554 & 10556 Willow Road 
10550 & 10552 Coon Creek Road 

Lot 11 and Lot 12, Block 7, Cowichan Lake District, Plan 4730 
(PID 000-831-760 and 000-231-401) 

December 12, 2012 

Rebecca and William Warburton 
Isabel Mackenzie and John Geoffrey Young 

Lot 11 is approximately 0.2 hectares (±0.5 acres) 
Lot 12 is approximately 0.15 hectares ~0.3 acres) 

R-3 (Urban Residential 3) 

0.2 hectares if connected to community water 
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Existing Plan Designation: 

Existing Use of Properties: 

Use of Surrounding 
Properties: 

Road Access: 
Water: 
Sewage Disposal: 

Agricultural Land Reserve: 

Environmentally Sensitive 
Areas: 

Archaeological Site: 

Background 

2 

Urban Residential 

Residential 

Residential 

Coon Creek and Willow Roads 
Youbou Water System 
Shared onsite system 

N/A 

=-~~ .... ...,.,., 
""'""='"•=== 
~~"~......_....., .. 
'''""'~''=""""'-
""'"'-""="">="="""'-"" ...... ., ... ~,. ...,,._.....,_..,_ 
==~=-~·z.~ 

Fib: 0!-1-12-D\1? 

zor..J:ING 

Lot 12 fronts onto Lake Cowichan. No other environmentally 
sensitive areas are identified. 

None Identified 

The applicants co-own two adjacent parcels in Youbou. Lot 12 is approximately 0.15 hectares in 
size and has frontage along Cowichan Lake. Lot 11 is slightly larger (0.2 hectares), has no lake 
frontage, and is located at the corner of Coon Creek Road and Willow Road. The lots share one 
septic disposal system, which is currently located on Lot 11. A registered easement provides 
legal access to the septic system from Lot 12 to Lot 11. 

There are two single family residences and a garage on each lot. The R-3 zone permits one 
single family home per parcel, therefore one residence per lot is considered legal non
conforming. 
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The applicants are proposing to adjust the common property line between lots 12 and 11, and 
have submitted an application to the Ministry of Transportation and Infrastructure (MOT) for 
subdivision. The purpose of the application is to create two lots of approximately equal value. 
The attached site plan demonstrates the proposed new common property line, which basically 
divides the parcels east-west rather than north-south. 

Applications for boundary adjustment are exempt from the minimum parcel size requirements of 
the particular zone. However, Section 3.14 of Zoning Bylaw No. 2465 provides specific criteria 
where such applications can be considered. 

Section 3.14 allows for parcel realignments subject to: 
a) The subject parcels are adjoining; 
b) No additional lots are created; 
c) Where the parcels involved are all under 10 hectares, the resulting parcels may be of 

any size provided that a required area for a sewage disposal field and reserve field area 
and a reasonable building envelope are available on each proposed parcel, and that any 
existing buildings and structures are set back the required minimum distance from 
proposed lot lines; 

d) Where one or more of the parcels involved are greater than 10 hectares in area, the 
boundary change shall not result in the reduction of any parcel's area by greater than 
20% of its original size. 

This application complies with both a) and b). Criterion d) is not applicable. With regards to c), 
the Vancouver Island Health Authority is ultimately responsible for approving septic disposal. 
However, Planning staff have worked with the applicants to ensure that vehicles can navigate 
around the septic disposal field to access the garage and lakefront residence on the proposed 
western lot (identified as buildings C and A). We also note that the existing easement for the 
shared septic disposal system will have to be modified concurrent with subdivision approval. 
The applicants are aware of this requirement, and will work with the VIHA and Ministry of 
Transportation and Infrastructure to accomplish this requirement. 

The primary consideration in this application is the building envelope and setbacks to the 
proposed property line. The applicants have requested a relaxation of the interior side setback 
for the two waterfront residences in order to accommodate the boundary adjustment. The 
setback required in the R-3 zone is 3 metres to an interior property line. This application 
requests a relaxation of 1.5 metres for the residence identified as dwelling A, and 0.9 metres for 
the residence identified as dwelling B. 

A careful look at the site plan shows that dwelling B, building C and the dwelling located closest 
to Willow Road do not comply with the setbacks to existing property lines. In reviewing 
subdivision proposals, the Planning Department typically requires compliance to setback to new 
property lines, but does not require compliance for existing buildings to unchanged property 
lines. With respect to the non-conforming dwellings on the properties, Planning staff have 
determined that the extent of the non-conformity is not increased as a result of this proposal 
since each lot will continue to have one legal non-conforming dwelling. We do not object to this 
application based on either of these issues. 

Finally, we note that boundary adjustments are exempt from the Watercourse Protection 
Development Permit Area, therefore completion of a Riparian Areas Regulation assessment 
was not required. 
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Surrounding Property Owner Notification and Response: 
A total of 21 letters were mailed-out or hand delivered, as required pursuant to CVRD 
Development Application and Procedures and Fees Bylaw No. 3275. The notification letter 
described the purpose of this application and requested comments regarding this variance 
within a recommended time frame. Two letters have been received, one of which supports the 
application. The second letter raises concerns about the siting of garage building C, as it 
encroaches on the adjacent property lot. This letter does not object to the application, but 
identifies insurance issues and concerns about rebuilding. Planning staff have discussed these 
concerns with the letter writer, and explained that while insurance is not an issue in which the 
CVRD would be involved, the rebuilding of the garage would have to comply with current zoning 
regulation setbacks. 

Staff Comments: 
As this application requests a setback relaxation to the proposed common property line, the 
primary interests potentially affected are those of the current property owners. No objectionable 
concerns were raised by adjacent property owners. 

The interior setback relaxation of 1.5 metres and 0.9 metres is a relatively minor request, and 
Planning staff do not see any negative impacts. The applicants have been cooperative in 
adjusting their application from what was originally proposed, and the current proposal is in a 
form that Planning staff recommend for approval. 

Options: 
Option 1 is recommended 

1. That application 3-1-12 DVP (Warburton & Mackenzie), for a variance to Section 3.13(4) of 
Bylaw No. 2465, to reduce the interior line setbacks frorn 3 metres to 1.5 metres (dwelling A) 
and from 3 metres to 2.1 metres (dwelling B) in order to permit a boundary adjustment between 
Lots 11 and 12, Block 7, Cowichan Lake District, Plan 4730, be approved, subject to a survey 
confirming compliance with the reduced setbacks prior to final subdivision approval. 

2. That application 3-1-12 DVP (Warburton & Mackenzie), for a variance to Section 3.13(4) of 
Bylaw No. 2465, to reduce the interior line setbacks from 3 metres to 1.5 metres (dwelling A) 
and from 3 metres to 2.1 metres (dwelling B) in order to permit a boundary adjustment between 
lot 11 and lot 12, Block 7, Cowichan Lake District, Plan 4730, be denied. 

Alison Garnett 
Planner I 
Development Services Division 
Planning & Development Department 

AG/ca 

Reviewed by: 
Divi · anager: 
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COWICHA!\! VAllEY REGIONAL D!SliRICl 

DEVElOPMENT VARIANCE PERMIT 

FILE NO: 

DATE: 

3-1-12 DVP 
February 25, 
2013 

REGISTERED PROPERTY OWNER!S): 
lsobel Mackenzie & John Young 
1224 Oxford St Victoria BC 

Rebecca and William Warburton 

1370 Oliver St Victoria BC 

1. 

2. 

3. 

4. 

This Development Variance Permit is issued subject to compliance with all of the 
bylaws of the Regional District applicable thereto, except as specifically varied or 
supplemented by this Permit. 

This Development Variance Permit applies to and only to those lands within the. 
Regional District described below: 

Lot 11 and Lot 12, Block 7, Cowichan Lake District, Plan 4730 

(PID 000-831-760 and 000-231-401) 
Zoning Bylaw No. 2465, applicable to Section 5.13(4), is varied as follows: the 
interior line setback is reduced from 3 metres to 1.5 metres (dwelling A on Lot 11) 
and from 3 metres to 2.1 metres (dwelling B on Lot 12), subject to a survey 
confirming compliance with the reduced setbacks prior to final subdivision 
approval. 

The following plans and specifications are attached to and form a part of this 
permit. 

o Schedule A - Site Plan showing setbacks and proposed boundary 
adjustment 

5. The land described herein shall be developed in substantial compliance with the 
terms and conditions and provisions of this Permit and any plans and 
specifications attached to this Permit shall form a part thereof. 

6. This Permit is not a Building Permit. No certificate of final completion shall be 
issued until all items of this Development Variance Permit have been complied with 
to the satisfaction of the Development Services Department 

AUTHORIZING RESOLUTION NO. [from Board Minutes] PASSED BY THE BOARD 
OF THE COWICHAI\I VALLEY REGIONAL DISTRICT THE [day] DAY OF [month] 2009. 

Tom Anderson, MCIP, General Manager 
Planning and Development Department 
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NOTE: Subject to the terms of this Permit, if the holder of this Permit does not 
substantially start any construction within 2 years of its issQ.iance, this Permit 
will lapse. 

! HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Cowichan Valley Regional District has. 
made no representations, covenants, warranties, guarantees, pmmises or agreements 
(verbal or otherwise) with [name on title] other than those contained in this Permit. 

Owner/Agent (signature) Witness (sigfflature) 

Print Name Print Name 

Date Date 
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Alison GameU 

From: 
Sent: 
To: 
Subject: 

Jessica Lendrum 

Planning and Development 
Thursday, February 14, 2013 9:01AM 
Alison Garnett 
FW: 3-I-12DVP(Warburton) 

Administrative Assistant, Planning & Development Department 
Cowichan Valley Regional District 
175 Ingram Street, Duncan BC, V9L 1 NB 
E-mail: jlendrum@cvrd.bc.ca 
Tel: 250-746-2620 Toll Free: 1.800.665.3955 Fax: 250-746-2621 

from: Barbara Shaw [mailto:barbarashaw6@qmail.coml 
Sent: Wednesday, February 13, 2013 9:46 PM 
To: Planning and Development 
Cc: John Shaw 
Subject: 3-I-12DVP(Warburton) 

Dear Sir or Madame, 

We are writing with regards to the Development Variance Permit application that has been made by 
Rebecca and William Warburton with regards to 10554 & 10556 Willow Road, and 10550 & 10552 
Coon Creek Road, Youbou BC. We are in support of the application for subdivision. We believe the 
applicants are good neighbours and we have seen the improvements they have made to the property 
during their ownership. 

Regards, 

Barbara and John Shaw 

10578 Willow Road 
Youbou BC 
VOR3E1 

1 
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Alison Garnett 

From: 
Sent: 
To: 
Subject: 

Jessica lendrum 

Planning and Development 
Thursday, January 31, 2013 11:19 AM 
Alison Garnett 
FW: Attn: Alison - File #3-l-12DVP Warburton 

Secretary, Planning & Development Department 
Cowichan Valley Regional District 
1751ngram Street, Duncan BC, V9l1N8 
E-mail: ilendrum@cvrd.bc.ca 
Tel: 250-746-2620 Toll Free: 1.800.665.3955 Fax: 250-746-2621 

from: rdavits@shaw.ca [mailto:rdavits@shaw.ca} 
Sent: Thursday, January 31, 2013 11:17 AM 
To: Planning and Development 
Subject: Attn: Alison- File #3-I-12DVP Warburton 

Hi Alison, 

With regard to the Development Variance Permit application by Rebecca and William Warburton, we have only two 
concerns pertaining to the building C that encroaches on our property at 10562 Willow Road. 

The first being an insurance issue. How do we insure the property owners carry proper insurance in case offire or 
damage to our building? 

Also how do we insure that the building C will not be rebuilt in that location and must adhere to the 3 meter setback? 

As it stands now we have TWO buildings (garages) that are encroaching on our property, one on each side of our 
property. 

Just to clarify, we have no objection to the proposed new property line. 

Sincerely, 
John & Rosalyn Davits 
10562 Willow Road 
Youbo, B. C. 

1 
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Subject to compliance with the general regulations detailed in Part 3 of this Bylaw, the following 
regulations apply in the R-3 Zone: 

1. Permitted Uses 

The following principal uses and no others are· permitted in the R -3 Zone: 
a. Single family dwelling; 

The following accessory uses are permitted in the R-3 Zone: 
b. Bed and breakfast accommodation; 
c. Buildings and structures accessory to a principal permitted use; 
d. Home occupation; 
e. Horticulture 
f. Secondary dwelling unit or secondary suite. 

2. Minimum Parcel Size 

The minimum parcel size in the R-3 Zone is: 
a. 1600 n:? if connected to a community water system and a community sewer system; 
b. 0.2 hectares if cmmected to a community water system; 
c. 2 hectares if not connected to a community water system. 

3. Number of Dwellings 

In the R-3 Zone, not more than one dwelling is permitted on a parcel, under 0.4 ha in area. For parcels 0.4 
ha or more in area, one additional secondary dwelling or secondary suite is permitted. 

4. Setbacks 

The following minimum setbacks apply in the R-3 Zone: 

Type of Parcel Line Residential (including Accessory 
Buildings and Structures) 

Front parcel line 7.5 metres 
Interior side parcel line 3.0 metres 
Exterior side parcellioe 4.5 metres 
Rear parcel line 3.0 metres 

5. Height 

In the R-3 Zone, the height of all principal buildings and structures must not exceed 7.5 metres, and the 
height of all accessory buildings must not exceed 6 metres, except in accordance with Section 3.8 of this 
Bylaw. · 

6. · Parcel Coverage 

The parce} coverage in the R -3 Zone must not exceed 25 percent for all buildings and structUres. 

7. Parking 

Off-street parking spaces in the R-3 Zoue must be provided in accordance with Section 3.13 of this Bylaw. 
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STAFF R EPORT 

ELECTORAL AREA S ERVICES COMMITTEE M EETING 

OF MARCH 5, 201 3 

DATE: February 27, 201 3 FILE No: 

FROM: Alison Garnett, Planner I BYLAW NO: 

SUBJECT: Application No. 7-H-12 OP 
(McEihanney for Timberwest Forest 1 Ltd.) 

Recommendation/Action: 

7-H-12 DP 

1497 

That application No. 7-H-12DP submitted by Timberwest Forest 1 Ltd. , to permit the subdivision 
of one new lot aild boundary adjustments between 10 lots, be approved subject to the 
subdivision proceeding in compliance with the Well Water Supply and Environmental Impacts 
reports by Lowen Hydrogeology Consulting Ltd, and Riparian Areas Regulation Assessment No. 
2613. 

Relat ion to the Corporate St rategic Plan: N/A 

Financial Impact: (Reviewed by Finance Division: N/A) 
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Background: 
Location of Subject Property: 

Legal Description and parcel 
size: 

Date Application Received: 
Owner and Applicant: 

Size of Parcels: 
Existing Zoning: 

Existing Plan Designation: 
Existing Use of Property: 

2 

2km west of Ladysmith 

o Parcel A, Block 5, Bright and Oyster District, Plan 691 (PID: 
000-878-090) 165 hectares 

o Part of Block 5, Bright and Oyster District, Plan 691 included 
in Plan 271 RW {PID: 000-877-824) Block 1397, Oyster 
District (PID: 009-432-230) 25 hectares 

o Block 381, Oyster District (PID: 000-878-006) 50 hectares 
o Block 337, Oyster District (PID: 000-878-448) 226 hectares 
o District Lot 2000, Bright and Oyster District (PID: 023-294-

639) 42 hectares 
o Part of Block 1, Bright District, Plan 691, included in Plan 272 

RS (PID: 000-877-883) no parcel size available 
• Block 1398, Oyster District, shown on Plan 38265 (PID: 009-

432-175) 192 hectares 
o District lot 137, Oyster District (PID: 000-879-207) no parcel 

size available 
o District lot 126, Oyster District, except part in plan VIP 

731132 (PID: 000-878-049) no parcel size available 

August 24'h, 2012 
McEihanney Associates for Timberest Forest 1 Ltd. 

+ 500 hectares 
A-1 (12 hectare minimum lot size) 
F-1 (80 hectare minimum lot size) 
F-2 (20 hectare minimum lot size) 

Agricultural and Forestry 
Forestry 

Existing Use of Surrounding Properties: 

North: Agricultural 
South: Forestry 
East: Residential (Town of Ladysmith) 
West: Forestry 

Road Access: 
Water: 
Sewage Disposal: 

Agricultural Land Reserve: 

Environmentally Sensitive 
Areas: 

Fire Protection 
Archaeological Site: 

Most lots do not have legal road access 
No existing supply 
No existing system 

The property is partially located in the ALR 

Bush Creek and Tyee Creek, as well as various sensitive 
ecosystem inventory polygons (see attached mapping) 

Properties are not within a fire protection area. 
We do not have record of any archaeological sites on the 
subject property. 
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The Proposal: 
This application affects a large land base owned by Timberwest Forest, and is part of a long 
term proposal to incorporate proposed tots A, B, C, D and E within the boundaries of the Town 
of Ladysmith. 

The subject properties include a total of ten parcels within Electoral Area G and H, and across a 
mix of zones (A-1, F-1 and F-2). The subdivision proposal involves boundary adjustments 
between the ten parent parcels (resulting in 4 new tots and 6 remainder tots) and also proposes 
to create one entirety new tot. 

The application complies with the subdivision and boundary adjustment criteria of Area G 
Zoning Bylaw No. 2524 and Area H Zoning Bylaw No. 1020. The application also appears to 
comply with the Agricultural Land Reserve (ALR) Use Subdivision and Procedures Regulation, 
as it establishes a legal property boundary consistent with the ALR boundary. 

The subdivision application is subject to the Riparian Areas Regulation (RAR) Development 
Permit guidelines of the Area G Official Community Plan Bylaw No. 2500, and the RAR and 
Bush Creek Development Permit Area guidelines of Area H Official Community Plan Bylaw 
No.1497. The review and approval of development permit applications made strictly pursuant to 
the RAR guidelines in both Electoral Areas is delegated by the CVRD Board to the General 
Manager of Planning and Development (Procedures and Fees Bylaw No. 3275). 

Only one parent parcel is located within the Bush Creek DPA, and that is Parcel A of Block 5. 
Following boundary adjustment, two parcels would be located within the DPA: the entire new tot 
A which is a 27 hectare parcel, and the eastern portion of a remainder tot with a total area of 
130 ha. The applicants have indicated that no physical development (including building 
construction, residential or commercial development) is currently proposed on the sites. Under 
the current zoning, agriculture or forestry use, and single family residential use would be 
permitted per tot in accordance with the specific zone. 

The Bush Creek DPA guidelines of Bylaw No. 1497 are outlined below, and should be used to 
assess this application: 
Policy 3.5.3 Prior to commencing any subdivision or construction, an owner of property 
contained within the Cassidy or Bush Creek Aquifer Development Permit Area shall obtain a 
development permit which shall be issued in accordance with the following: 

a) In any area that the development permit designates as having unstable soil or water 
laden lands which is subject to degradation, the permit may require that no septic tank, 
storage tank, drainage, irrigation or water systems shall be constructed. 

b) Notwithstanding guidelines (a) above, an area that the development permit designates 
as having unstable soil or water which is subject to degradation, the development permit 
may allow individual, domestic and low density septic disposal systems provided there is 
adequate investigation and monitoring to assess the effects of the proposal on the 
groundwater regime and steps taken to minimize degradation. 

c) A development permit may require watercourses to be preserved and the alteration of 
the natural drainage pattern is minimized. 

d) A development permit may require such other works to be performed as may be deemed 
appropriate to preserve or enhance natural watercourses. 

e) A development permit may specify areas of land that are located above the natural 
boundary of watercourses remains free of development except with any conditions 
contained in the permit. 

176 



4 

f) A development permit may impose conditions for the sequence and timing of 
construction on land described in the permit. 

g) The removal of vegetation from the banks of a creek ravine shall be discouraged unless 
carried out in a manner which will not impact on slope stability or the quality of the 
watercourse. 

To address the above noted guidelines, the applicant has submitted three professional reports 
. regarding environmental impacts, well water supply and watercourse mapping. The 
Environmental Impacts report by Lowen Hydrogeology Consulting Ltd. (attached) directly 
addresses the Bush Creek DP guidelines, in that it provides assurance that the proposed 
subdivision will not negatively impact the local environment. The report identifies three aquifers 
in the subject area, Bush Creek, bedrock aquifer #168 and Island Plutonic Suite, as well as two 
streams, Bush Creek and Tyee Creek. The report took new lots A, B, C, D and E into account 
in its review. The remainder lots were not reviewed as part of these reports; however only a 
small portion of one remainder lot is located within the Bush Creek DPA. 

The Environmental Impacts report lists two potential risks posed by development, which are 
sewage disposal and an increase in rain and stormwater runoff. Recommendations for 
mitigating these risks are provided. The report concludes by providing the following comments: 

1. The proposed development is feasible in respect to the protection of the local 
environment. 

2. The proposed development lies over soils excellent for renovation of sewage effluent. 
New Lot A and the north of New Lot B are located on marginal soils but are feasible for 
development with the large lot sizes considered. 

3. Due to the large area of the property (232 ha), the percentage of built area likely to 
increase the volume of runoff will be limited. Implementations of the solutions described 
in the report can limit this issue. 

The Well Water Supply report, also by Lowen Hydrogeology, addresses the requirements during 
subdivision to prove that new lots are capable of meeting the CVRD's water quantity and quality 
requirements in accordance with Subdivision Bylaw No. 1215. The conclusions of this report 
are that the proposed eleven lots will meet the CVRD's standards as outlined in the bylaw. 

In addition, a Riparian Areas Regulation Assessment report has also been submitted, and 
demonstrates compliance with the RAR DP guidelines of Area H OCP Bylaw No. 1497 and Area 
G OCP Bylaw No. 2500. 

Advisory Planning Commission Comments: 
The Area H APC reviewed this application and passed the following motion: 

That we recommend the Development Permit to be approved. 

Planning Division Comments: 
Staff consider the submission of the Lowen Hydrogeology Environmental Impacts report, and 
RAR report 2613, to substantially address the Bush Creek and Riparian Areas Regulation 
Development Permit guidelines. Staff recommend that the application be approved, subject to 
compliance with these professional reports. 

Options: 

Option 1 is recommended. 
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1. That application No. 7-H-12DP submitted by TimbeiWest Forest 1 Ltd., to permit the 
subdivision of one new lot and boundary adjustments between 10 lots, be approved 
subject to the subdivision proceeding in compliance with the Well Water Supply and 
Environmental Impacts reports by Lowen Hydrogeology Consulting Ltd, and Riparian 
Areas Regulation Assessment No. 2613. 

2. That application NO. 7-H-12 DP be revised. 

Submitted by, 

4(ut:i-
Alison Garnett, Planner I 
Development Services Division 
Planning & Development Department 

AG/ca 

Reviewed by: 
Di~nager:_ 

Ap!Jrovefi'py: {\ ( 
'-- Generqt_}f{3Jl~~ ..._ ___ _ 
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C.Y.RD 

COWICHAN VALLEY REG~ONAL DiSTRICT 

DEVELOPMENT PERMIT 

FILE NO: 7-H-12DP 

DATE: february 12, 2013 

REGISTERED PROPERTY OWNER!Sl: 

TimberWest forest 1 lTD 

3'd Floor, 856 Homer Street 

Vancouver BC V6B 2W5 

1. This Development Permit is issued subject to compliance with all of the bylaws of 
the Regional District applicable thereto, except as specifically varied or 
supplemented by this Permit. 

2. This Development Permit applies to and only to those lands within the Regional 
District described below (legal description): 

o Lot 126, Oyster District except Part in Plan VIP73132 
• Parcel A (DD 34630N) Block 5, Bright and Oyster Districts, Plan 691 
• That Part of Block 5 of Bright and Oyster Districts, Plan 691, included in 

Plan 271 RW and containing 42.95 Acres more or less 
• District Lot 137, Oyster District 
• Block 337 Bright District 
o Block 1398, Oyster District shown on Plan 38265 
• That part of Block 1, Bright District, Plan 691, included in Plan 272RW & 

containing 21.46 Acres more or less 
o District Lot 2000, Bright & Oyster Districts 
• Block 381, Oyster District 
• Block 1397, Oyster District 

3. Authorization is hereby given for subdivision, in accordance with the conditions 
listed in Section 4, below. 

4. The development shall be carried out subject to the subdivision proceeding in 
compliance with the Well Water Supply and Environmental impacts reports by 
Lowen Hydrogeology Consulting Ltd, and Riparian Areas Regulation Assessment 
No. 2613. 

5. The land described herein shall be developed in substantial compliance with the 
terms and conditions and provisions of this Permit and any plans and 
specifications attached to this Permit shall form a part thereof. 
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6. The following Schedule is attached: 

Schedule A - Pian of Proposed Subdivision prepamc! by McEiharmey Consulting 
Services, January 10th 2012 

Schedule B-Well Water Supply report by Lowen Hydrogeology Consulting Ud, 
dated August 3, 2012 

Schedule C- Environmental impacts report by Lowen Hydrogeology Cons11lting Ud., 
dated August 7, 2012 

Schedule D- Riparian Areas Regulation Assessment Report No. 26'13 by Pottinger 
Gaherty Environmental, dated November 26, 2012 

7. This Permit is not a Building Permit. No certificate of final completion shali be 
issued until all items of this Development Permit have been complied with to the 
satisfaction of the Planning and Development Department. 

ISSUANCE OF THIS PERMIT HAS BEEN AUTHORIZED BY RESOLUTION NO. [fill in 
Board Resolution No.} PASSED BY THE BOARD OF THE COWICHAN VALLEY 
REGIONAL DISTRICT THE [day} DAY OF [month] MAY [year]. 

Tom Anderson, MCIP, General Manager 
Planning and Development Department 

NOTE: Subject to the terms of this Permit, if the holder of this Permit does not 
substantially start any construction within 2 years of its issuance, this Permit 
will lapse. 

I HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Cowichan Valley Regional District has 
made no representations, covenants, warranties, guarantees, promises or agreements 
(verbal or otherwise) with XXXX other than those contained in this Permit. 

Owner/Agent (signature) Witness (signature) 

Print Name Print Name 

Date Date 
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Lowern Hydrogeology 
Cornsu!tirng Ud. 

Couverdon Real Estate 
3-1890 Rutherford Road 
Nanaimo, BC 
V9T4Z4 

Attention: Mr. Frank Limshue, MCIP 

August3,2012 
LHC Project Fi!e: 1216 

Re: Well Water Supply- New lot A CBk.5. P1.691), New lot B (E Bk.1397 & Bk. 1398), New lot C CW 
Bk.1397, W Bk.3841, E Bk.337l. New lot D (E DL2000), New Lot E (DL.126 & NE Bk.1398l 
ladysmith. B.C. 

Following our proposal of July 19, 2012, we have assessed the potential for well water supplies on the 
above described property, west of Ladysmith, in Oyster and Bright Districts. Our findings are presented in 
the following sections. See Figure 1. for a site plan. 

PHYSICAL SETIINGS 

Topography 

The property elevations range from 40 to 240 m. ASL The topography is complex with slopes qualified as 
undulating to strongly rolling (2 to 30% ). The north of the property slopes down to the North-East towards 
Bush Creek. The central part slopes to the East and the southern part slopes down to the South-East, 
towards Tyee creek. The new Lot E is located south of the Tyee creek and therefore slopes down to the 
North-East (see Figure 1). 

Soils 

The subject lots lie over many different soil types. Fluvial deposits ( Ouaficum and Quamichan) are found 
along the two main streams, Bush and Tyee Creeks. These soils are very gravelly with loam/sand and are 
well to rapidly drained. The new Lots C, 0 and E lie mainly over colluviums deposits (Squally soil unit), 
composed of gravelly loam sand and rapidly drained. The new Lots A and B lie mainly over marine 
deposits (Finlayson soil unit), composed of silty clay and imperfectly drained. Some rock outcrops occur as 
the bedrock is shallow in the area. 

PO Box 45024, Victoria, B.C. , canada V9A OC3 
Phone: 250-595-0624, Fax: 1-855-286-8001 
N~wDfllce<Projecls/2012/l.iJdysmM .• Luro>'J>V'tVHLeiRopwVAr.:g2012 ~~~~~~~~~~~~~~~~~~~~~~~~~'""'"" 
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Well Water Supply 

---------------------------------------Ne>.vlots, Oyster/Bright Districts, ladysmith, BC 

Figura 1 M Location Plan 

LHC LDWE!n Hydrogeo!ngy 
Co~sultlflg ltd. 

LEGEND 

Subject property 

Topo::;raphy 

Hydrogeology I h~olo~ 

C.:midv aquif"r 

(0161- UfK) 

Bush Creek aquifer 

{UNC) 

Bedrock aquiFer (0168) 

® W;otnwell 

Ri<Jer I neek 

187 



Well Water Supply 
_________________________ New lots, Oyster/Bright Distric!s,l.adysmith, BC 

Geoiogy 

The area of study is underlain by two bedrock formations. Most of the New Lot A on the North part of the 
property is located over the sedimentary rocks of the Nanaimo Group (Era: Mesozoic; Period: Cretaceous-
65 to 97 Ma). This bedrock formation was deformed by compression during the Eocene period, leading to a 
fold and thrust belt. The faulted system was reported. to be particularly developed in the area of study (P.S. 
Mustard, 1994). This formation is mostly composed of shale and sandstone deposited in a large basin. 

Most of the property is however lying over the igneous rocks of the Island Plutonic Suite (Era: Mesozoic; 
Period: Jurassic- 170 to 185 Ma). This intrusion is composed of granodiorite and quartz diorite and is 
usually well fractured. 

The bedrock formations are partially covered by Capilano sediments (Period: Quaternary), composed of 
sand, gravel, silt and clay. Capilano sediments are glacio-marine and glacial-fluvial sediments deposited 
along the coastal lowlands during deglaciation of the Strait of Georgia (15,000 to 13,000 years BP). This 
unconsolidated layer is expected to vary in thickness over bedrock (lngimundson, 1995). 

HYDROGEOlOGY 

Three aquifers are mapped in the vicinity of the subject development (see Figure 1 ). The two sand and 
gravel aquifers are the Cassidy aquifer (#161) and the Bush Creek aquifer, both mapped north of the 
property. The bedrock aquifer #168 is mapped East of the property. The lack of drilled wells west of this 
aquifer justifies the present boundary (see Figure 1). The subject property may therefore either lie over an 
extension of the aquifer #168, or over another bedrock aquifer that has not been mapped yet at this date. It 
is likely that the wells drilled at the subject property would tap into an aquifer of the Island Plutonic Suite. 
These rocks are usually well faulted and have proven in other parts of the Island to host very productive 
developed aquifers (#608- Saanich Peninsula). 

Only the North of the New Lot A lies over the Bush Creek aquifer. One well for this lot may therefore be 
developed in this aquifer. This aquifer was mapped in 2005 and contains 3 wells. This aquifer has great 
possibilities for water wells and shows an average yield of 65 USgpm (see Table 1 A). Most of the recharge 
is provided by precipitation where water percolates to the saturated zone and moves through shallow local 
flow systems until discharging into streams or creeks as baseflow or discharging as small springs (LHC, 
2005). Groundwater flow is likely to follow the Bush Creek flow direction. 

The future wells for the subject development may be drilled in the following aquifers: 

1) The wells located north of New Lot A can tap into the Bush Creek aquifer. If the wells are not 
successful in the shallow formation, the well may be drilled deeper into the underlying bedrock 
aquifer, likely the Nanaimo Group and potentially an extension of the bedrock aquifer #168 (see 
Table 1 B for statistics). 

2) All the other new Lots must tap into the bedrock. Due to a contact zone between two types of 
bedrocks, the aquifer #168 may not be extended to the subject property (lying over a different 
formation). The wells would therefore tap into an unmapped aquifer likely in the Island Plutonic 
Suite. 

3 
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Well Water Supply 
________ , _________________ Nsw Lots, Oyster/Bright Districts, Ladysmfth, BC 

Table 1A- Statistics for !l!e Bush Creek A<j_uifur 
BUSH CREEK AQUIFER (Unconsolidated) 

WELL TAG NO. 

87155 

7154 
''"'"'"'""'"-''" ----- ......... ········-·--·· 

Well at Lot 51 

Number of wells 

Minimum 

Maximum 

Average 

Geometric Mean 

WELL DEPTH 

m It 
33 108 

8 27 
58 190 

3 
8 27 
58 190 
33 108 
25 82 

Table 1 B - Statistics for !he Bedroclt Aquilar 

WELL TAG NO. 

I 
WELL DEPTH 

m It 
41758 120 392 

70342 101 330 
--------

41718 89 292 
··-········------···· 

30668 124 : 407 
--------·--- 45 -7121 13 
- --- --- -------

3386 24 60 
13897 18 . 60 

···-·-------·-------- -----
96300 32 105 
7113 4 14 

7115 8 . 27 
7116 6 20 

3366 21 70 
16352 22 . 71 
16667 15 50 
7128 6 : 20 

Number of wells 15 
Minimum 4 10 
Maximum 124 407 

Average 40 131 

Geometric Mean 23 65 

WELL YIELD 

USgpm 

100 
unk 

BEDROCK DEPTH 

m It 
unk unk 

unk unk 
30 55 181 

STATISTICS 
2 1 
30 55 55 
100 55 55 
65 

NIA 
55 

BEDROCK AQUIFER (0168) 

WELL YIELD BEDROCK DEPTH 
I ,, 

USgpm m : It 
6 60 196 

unk 59 192 
20 33 108 
2 50 163 : . --·--

unk 7 24 
15 0 0 

unk unk unk 
60 14 46 
unk 0 0 
unk 7 23 
unk 0 0 
1 1 4 

unk 19 61 
I·· 

10 8 25 
unk unk unk 

STATISTICS 
7 13 
1 0 0 
60 60 196 
14 20 65 
6 5 12 

STATIC WATER LEVEL 
,, 

m It 
unk unk 

6 19 
unk unk 

1 
6 19 
6 19 

NIA 

. 
STATIC WATER LEVEL 

,,,,,, 

m It 
54 178 
unk unk 
30 100 
38 125 
unk unk 
10 33 
unk unk 
4 12 
2 8 

-- . ------· -----~--
6 21 
5 15 
5 15 

unk unk 
·- --·· 

9 29 
unk unk 

10 
2 8 
54 178 
16 54 
9 31 

4 
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Well Water Supply 
___ , ______________________ New Lots, Oyster/Bright Districts, Ladysmith, BC 

POTENTIAL SUPPlY VB, DEMAND IN THE REGIO~l 

Wells which must supply single residences in the CVRD must be capable of producing 2 lgpm or 2A 
USgpm (winter testing) or 1 lgpm or 1,2 USgpm (summer testing), The Bush Creek aquifer and bedrock 
aquifer #168 give and average yield of respectively 65 and 14 USgpm, these two water-bearing formations 
are more than adequate to supply the proposed New Lot A 

All the other Lots will tap into the Island Plutonic Suite bedrock formation, The aquifer #608 in the Saanich 
Peninsula occurs in this same bedrock formation and has been well studied, The groundwater is 
transported via joints and fractures and productivity of the wells is expected to increase with depth, as more 
fractures may be encountered, The aquifer #608 has shown the greatest yields occurring at depths 
between 130 and 260ft (40 and 80 m,) (Johanson, 1981, Ronneseth, 1986), The deepest well reported is 
1,000 ft or 305 m, deep, The Island Plutonic Suite at the subject property is covered by thin colluviums 
surficial deposits that are well drained, This facilitates the infiltration of water from precipitation towards the 
fractures in the bedrock, The undeveloped character of the land west and upstream from the subject 
property allows the following statements: the subject property may benefit from a well fractured bedrock 
aquifer, not likely to be polluted from human activity, with a good recharge from surface, This potential 
water-bearing formation is suitable to supply the proposed development 

WEll DRAWDOWN INTERFERENCE 

As is always the case, the water levels of the aquifer in the subdivision will be drawn down by the 
production wells and consequently this drawdown effect on adjacent or nearby wells must be considered in 
the assessment The subject development encompasses the creation of 11 new lots, divided from a total 
area of 232 ha, Each new lot will therefore be on average 21 ha, which allows the wells to be drilled at a 
reasonable distance from each otheL The anticipated transmissivity of the Island Plutonic Suite aquifer is 
approximately 1,5 m/day, and 0] m/day for the Nanaimo Group bedrock aquifer, The drawdown effect 
from local production wells will be acceptable beyond 100 m, radial offset distance, This would be a 
recommended separation distance between the proposed new wells, 

ANTICIPATED WELl WATER QUAliTY 

The Bush Creek aquifer has been identified as moderately vulnerable to contamination from surface, due to 
imperfect confining coverage, However, no water quality issues have been reported for the wells 
developed in this aquifer (District Lot 51 north and adjacent to the subject property), 

The potential Island Plutonic Suite aquifer would be located under an undeveloped area, and therefore, no 
polluting activities are reported, Due to the non-confining coverage above bedrock, potential deep fractures 
and low level of development, the aquifer vulnerability would be considered as moderate according to the 
standards of the Ministry of Environment The aquifer #608 developed in the same bedrock formation has 
reported isolated quality concerns over 1,383 wells, The water quality is expected to be suitable for 
domestic wells, 

CONCLUSIONS 

1, The required well capacities, CVRD standard of 2 lgpm in winter and 1 lgpm in summer can very likely 
be obtained on the proposed 11 subdivided Lots of the development site, 

2, All wells in this area are expected to produce potable water suitable for domestic use, in both the Bush 
Creek aquifer and the Island Plutonic Suite potential aquifer, 

3. The proposed subdivision is feasible with respect to water supply, 

5 
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We!l Water Supply 
~~~~-~~~~~~~-~~~~~~~~----~New Lois, Oyster/Bright Districts, Lad-jsmith, BC 

ClOSURE 

This report has been prepared in accordance with generally accepted groundwater engineering practices. 
The opinions expressed herein are considered valid at the time of writing. Changes in site conditions can 
occur, however, whether due to natural events (e.g. climate change, earthquakes) or to human activities 
(e.g. recharge area modification, or blasting on this or adjacent properties). These changes may in turn 
impact well yields and I or water quality. In addition, changes in regulations and standards may occur, 
whether they result from legislation or the broadening of knowledge. This report is therefore subject to 
review and revision as changed conditions are identified. 

In formulating our analysis, we have relied on information provided by others; well drilling and pumping test 
contractors and a certified water testing laboratory. The information provided by others is believed to be 
accurate but cannot be guaranteed by Lowen Hydrogeology Consulting Ltd. 

Furthermore, if the recommendations in this report are not implemented, the undersigned assumes no 
responsibility for any adverse consequences that may occur. 

If you have any questions or require further information please contact the undersigned. 

Respectfully submitted, 

LOWEN HYDROGEOLOGY CONSULTING lTD. 

Dennis A. Lowen, P. Eng. P. Geo. 
DUMD/hr 

I t"JC Lowen Hydrogeology 
~~ l Consulting Ltd. 6 
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lowell Hydrogeo~ogy 
Consuiting ltd. 

Couverdon Real Estate 
3-1890 Rutherford Road 
Nanaimo, BC 
V9T4Z4 

Attention: Mr. Frank Limshue, MCIP 

August7,2012 
LHC Project File: 1216 

Re: Environmental Impacts - New Lot A (Bk.5. Pl.691 ), New Lot B (E Bk.1397 & Bk.1398), New lot C 
(W Bk.1397, W Bk.3841, E Bk.337), New lot D (E DL.2000l. New Lot E (DL.126 & NE Bk.1398) 
Ladysmith. B.C. 

Following our proposal of July 19, 2012, we have assessed the environmental·impacts of the above· 
described proposed Lot boundary adjustments, west of Ladysmith, in Oyster and Bright Districts. Our 
findings are presented in the following sections. See Figure 1 for a site plan. 

PHYSICAL SETIINGS 

Topography 

The property elevations range from 40 to 240 m. ASL. The topography is complex with slopes qualified as 
undulating to strongly rolling (2 to 30%). The north of the property slopes down to the North-East towards 
Bush Creek. The central part slopes to the East and the southern part slopes down to the South-East, 
towards Tyee creek. The new Lot E is located south of the Tyee creek and therefore slopes down to the 
North-East (see Figure 1 ). 

Soils 

The subject lots lie over many different soil types. Fluvial deposits ( Qua/icum and Quamichan) are found 
along the two main streams, Bush and Tyee Creeks. These soils are very gravelly with loam/sand and are 
well to rapidly drained. The new Lots C, 0 and E lie mainly over colluviums deposits (Squally soil unit), 
composed of gravelly loam sand and rapidly drained. The new Lots A and B lie mainly over marine 
deposits (Finlayson soil unit), composed of silty clay and imperfectly drained. Some rock outcrops occur as 
the bedrock is shallow in the area. See Figure 2 for soil mapping. 

Geology 

The area of study is underlain by two bedrock formations. Most of the New Lot A on the North part of the 
property is located over the sedimentary rocks of the Nanaimo Group (Era: Mesozoic,· Period· Cretaceous-
65 to 97 Ma). This bedrock formation was deformed by compression during the Eocene period, leading to a 
fold and thrust belt. The faulted system was reported to be particularly developed in the area of study (P.S. 
Mustard, 1994). This formation is mostly composed of shale and sandstone deposited in a large basin. 

Most of the property is however lying over the igneous rocks of the Island Plutonic Suite (Era: Mesozoic; 
Period· Jurassic- 170 to 185 Ma). This intrusion is composed of granodiorite and quartz diorite and is 
usually well fractured. 

PO Box 45024 Victotiai B.c., canada VM OC3 
Phone: 250-595-0624. Fax: 1~ 855-288-8001 
NewO!r7ceiPrcjecls/2012tLadysmit,~_,Lars.tE.'L~IRepanll;ug20T2 ~~~~~~~~~~~~~~~~~~~~~~~~~~...: 
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Environrm::ntal Impact StuOy 
------------------------------------------Newlots,Oyster/BrightD!s!iicts, ladysmtth, BC 

Figure 1 - Location Plan 
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Environmental Impact Study 
~~~~--New Lots, Oyster/Bright Districts, Ladysmith, BC 

The bedrock formations are partially covered by Capilano sediments (Period: Quaternary), composed of 
sand, gravel, silt and clay. Capilano sediments are glacio-marine and glacial-fluvial sediments deposited 
along the coastal lowlands during deglaciation of the Strait of Georgia (15,000 to 13,000 years BP). This 
unconsolidated layer is expected to vary in thickness over bedrock (lngimundson, 1995). 

HYDROGEOLOGY I HYDROlOGY 

The subject development may impact 3 aquifers: 

The surficial sand and gravel Bush Creek aquifer, moderately vulnerable to contamination from 
surface and with low development/demand. 

The sedimentary bedrock aquifer #168, moderately vulnerable to contamination from surface and 
with low demand. 

A potential aquifer within the Island Plutonic Suite, likely moderately vulnerable to contamination 
from surface and undeveloped at this date. 

(See our Letter Report Well Water Supply, dated August 2, 2012 for further information on the hydrogeology). 

Two main streams are mapped on the subject development: 

Bush Creek, north of the property across New Lot A; 

Tyee creek, south of the property, along the southern boundary of New Lots D and B. 

POTENTIAL ISSUES CAUSED BY DEVELOPMENT 

The subject development, although located on a very large area may have some negative impact on the 
local environment If some elements are not handled carefully. The two potential points of concerns are: 

1) The sewage disposal, where the major negative impacts are caused by bacteria and nutrients 
(mainly nitrate and phosphorous). These elements may be introduced in the local environment 
because of the following contributing factors: 

Septic system failure due to lack of maintenance; 
Close proximity of the septic systems to the rivers and water wells; 
Marginal or poor soils conditions in which dispersal fields were built. 

2) The increase of runoff from rainwater, due to the development. In fact, a development involves the 
creation of impervious features such as roofs and driveways that prevent water from precipitation to 
naturally infiltrate the soils and recharge the .aquifers.. Increase of runoff also leads. to soil 
compaction and a greater input of turbid water to the local surface water bodies such as the rivers. 

PROPOSED MITIGATION STRATEGIES 

On-site sewage disposal systems 

The development of on-site sewage disposal systems is feasible in respect to the protection of the local 
environment for the following reasons: 

The large areas available will allow each dispersal field to respect the minimum offset setback 
distance from any rivers/creeks, water wells, property boundaries, dwelling lines, etc. 

The Squally soils (colluviums), Shawnigan!Somenos soils (moraine) and Quamichan soils (fluvial) 
are coarse soils, rapidly to well drained and are ideal for the construction of efficient dispersal fields 
(see Figure 2 for soils locations). 

l~···W Lowen Hydrogeology 
j l"'-" C()Jl_S~,IIting Ltd. 3 
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Erwironmantallmpact Sftldy 

------------------------------------------New Lots, OysteriBrightDistricts,ladysmilh, BC 

Figure 2 - Soils Map 

LHC Lowa~ Hydrogeology 
Ccnsultin_ Ltd. 

LEGEND 

Property Layout 

D ·Subje<lpropertv 

Soils 

D 
D 
D 

Scale 

Topography 

Qullnlichnn {tluv.ial) 
\~f)' ~""'eJ.'floom ~od 
Rop;d<~¥ <i•ai,,d 

Squall I' (colluvium) 
"'"'<i•'rboOO'nd 
llap•d<~'i <i!-''"d 

Shawnigan /Somenos 
(moraine) 
Cro•on;.,;o~;le~m 
Wri!Jw,od 

Finlayson (marine} 
~,,,.,loy 

!mo~r:f<cr!;~'"'·'d 

River I creek 

Ntw Lots 
ladysmith, B.C. 

' 

195 



Environmental Impact Study 
·-~~~-----~-·-~----~~--New Lots, Oyster/Bright Districts, Ladysmith, BC 

The poorly drained Finlayson soil unit is marginal for sewage disposal but is limited to the North of 
the property. The large lot areas proposed (minimum lot size 12 ha.) will mitigate this issue. 

All the potential contaminants will meet or exceed MOE standards 30 m downstream from the 
dispersal fields. See Table 1 below for a summary of wastewater effects on surface water. 

Table 1 - Effect of Sewage Disposal on local Surface Walem 

Estimated Concentrations of Treated 
Effluent 

BOD (mgll) 

TSS (mgiL) 

FC (MPNI10 mL) 

Effluent Type 1 

150 

60 

104 

AtWater Table 

<10 

<10 

<102 

···~-·-··· . ' ! ... ··-········· 
pH 

Total Nitrogen (mgiL) 

Nitrate (mgiL) 
. ._~··--·---·--·-··--·"--"--··-·-·· --·-
Turbidity (NTU) 

Phosphorous (mgiL) 

7.1-8.3 

70 

35 

20 

20 

7.0-8.0 

<70 

<35 

<5 

<20 

* Guidelines for Canadian Drinking Water Quality (2008) 

""*Dilution with natural flow and removal in soils 

""'"''Phosphorus Removal Reference 

30m. DiS 

0 

0 

0 

7.0-8.0 

<1QW" 

<5** 

0 

Background"'-"'''" 

MOE Standards 

Drinking Water 

N/A 

NIA 

0 

6.5-8.5 

NIA 

10 

NIA 

Aquatic Life 

N/A 

10 

14 

6.5-9.0 

20 

40 

8 

0.005-0.015 

. 

.. 

Percolation through natural soil materials is a vel)/ effective method of removing Phosphorus (P) from wastewater. 
P removal processes in the subsurface include vegetation uptake, other biological processes, absorptiOn and 
precipitation. Of these adsorption is the most important. Scientific studies (Natural Treatment Systems for Waste 
Management and Treatment· Reed. Crites, 
Middlebrooks; 1995} have shown P removal of 99% with application rates from 2.0 to 9.0 mg!L P, and travel 
distances greater than 30m. 

Abbrev: Ref: 

DIS- Downstream 
MOE- Ministry of Environment 
BOD- Biological Oxygen Demand 
TSS- Total Suspended Solids 
FC- Fecal Coliform 
N/A • Not Applicable or No Standard Set 

Rainwater control design 

Crites and Tchobanoglous, MOH Sewage System 
Standard Practice Manual, Vers. 2, 2007. Type 1 System
Septic Tank with Bio-Filter 

Numerous solutions can be implemented to reduce runoff from rainwater within the development and even 
create a positive impact on the surface/groundwater flows of the local environment. These solutions allow 
the rainwater to be re-infiltrated directly on-site, contributing to the replenishment of the local aquifers and 
limiting the soil compaction due to excess of runoff. Some of the possible solutions are noted below: 

Creation of rock pit in the vicinity of the dwellings in order to collect the rainwater from the roofs via 
gutters; 

Construction of bio-swales along the driveways to collect the runoff water. 

Construction of pervious driveways; 

Development of rain gardens, etc. 

G ~~c Lowen Hydrogeology 
l~ ll Consulting Ltd. 5 
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Environmental Impact Study 
-~----~New Lots, Oyster/Bright Districts, Lacj\]Smith, BC 

Due to the large extent of the property, the percentage of built area will remain low; therefore no major 
issues concerning excess runoff is expected. 

Refer to the following publication for more information: 

La narc Consultants Ltd.; Kerr Wood Leidal Associates Ltd.; Goya Ngan- (2005) Storm water Source Control 
Design Guidelines 2005 (Greater Vancouver Regional District) 

CONClUSiONS 

1. The proposed development is feasible in respect to the protection of the local environment. 

2. The proposed development lies over soils excellent for renovation of sewage effluent. New Lot A and 
the north of New Lot Bare located over marginal soils but are feasible for development with the large Lot 
sizes considered. 

3. Due to the large area of the property (232 ha), the percentage of built area likely to increase the runoff 
will be limited. Solutions described in this letter report can easily be implemented to limit this issue. 

CLOSURE 

This report has been prepared in accordance with generally accepted groundwater engineering practices. 
The opinions expressed herein are considered valid at the time of writing. Changes in site conditions can 
occur, however, whether due to natural events (e.g. climate change, earthquakes) or to human activities 
(e.g. recharge area modification, or blasting on this or adjacent properties). In addition, changes in 
regulations and standards may occur, whether they result from legislation or the broadening of knowledge. 
This report is therefore subject to review and revision as changed conditions are identified. 

In formulating our analysis, we have relied on information provided by others; geology maps, etc. The 
information provided by others is believed to be accurate but cannot be guaranteed by Lowen 
Hydrogeology Consulting Ltd. 

If you have any questions or require further information please contact the undersigned. 

Respectfully submitted, 

LOWEN HYDROGEOLOGY CONSUlTING LTD. 

Dennis A. Lowen, P. Eng. P. Geo. 
DUMD/hr 

LL~r Lowen Hydrogeology 
I J"- Consulting Ltd. 6 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

• 
Please refer to submission instructions and assessment report guidelines when completing this report. 

Date I November 26, 2012 

I. Primary QEP Information 

Stephanie Louie 
Louie 

I Middle Name 

n '·') ~\\< •'i & I.,. r-t\ ~ ..... ".~ """' 1,) :-;> 

First Name 
Last Name 

Designation RP.Bio. I Company PottinQer Gahertv Environmental 
Registration# 

Address 
City 

Provlstate 

2235 I Email slouie@pggroup.com 

1200 - 1185 West Georgia Street 
Vancouver I Postal/Zip V6E 4E6 I Phone# 604,682.3707 
BC 1 Country Canada I 

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

Keven I Middle Name 
Goodearle 

First Name 
Last Name 

Designation RP.Bio. I Company Pottinger Gaherty Environmental 
Registration# 

Address 
City 

Provlstate 

1829 I Email kqoodearle@pqqroup.com 
1200 - 1185 West Georgia Street 
Vancouver I Postal/Zip V6E 4E6 I Phone# 604.682.3707 
BC I Country Canada I 

Ill. Developer Information 

Frank I Middle Name 
Limshue 
Couverdon Real Estate 

First Name 
Last Name 

Company 
Phone# 
Address 

City 

250.729.3626 I Email frank.limshue@couverdon.com 
3 Rutherford Road 
Nanaimo 1 Postal/Zip V9T4Z4 

Prov/state BC 1 Country Canada 

IV. Development Information 

Development T ype Construction: Residential/Commercial 

I 
I 

Area of Development (ha) 104 Riparian LS-CRK01 1120; LS-CRK02- 2095; LS-CRK03 

Lot Area 
Proposed Start Date 

(ha) 287 
I Unknown I 

Length (Tyee or Rocky Creek) = 5770; LS-CRK05 = 580; 

(m) LS-Crk04=900m 

Nature of Development I Greenfield site 
Proposed End Date I Unknown I 

V. Location of Proposed Development 

Street Address (orne 
Local Government 

Stream Name 

Legal Description (PID) 

Stream/River Type 
Watershed Code 

Latitude 

ares! town) I West of the Town of Ladysmith 
Cowichan Valley Reqional District I City West of Ladysmith 
Tyee Creek (Rocky Creek) and unnamed tributaries, Bush Creek and 
unnamed tributaries. 
000-878-090, 000-877-824, 009-432-230, Region Vancouver Island 
000-878-006, 000-878-448. 023-294;6;39, 
000-877-883, 009-432-175, 000-879-207, 

Region 

000-878-049. 
Stream, wetlands DFO Area 17 
Tyee Creek (Rocky Creek) 920-325000, Bush I 
Creek 920-327900 
48 I 59 1 51 I Longitude 1_123 I s1 124 I 

" Completion of Database Information mcludes the Form 2 for the Add11ional QEPs, 1f needed. 
Insert that form immediately after this page. 

Form 1 Page 1 of9 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Table of Contents for Assessment Report 
Page Number 

1. Description of Fisheries Resources Values ................................................. 3 

2. Results of Riparian Assessment (SPEA width) ............................................ 4 

3. Site Plan ...................................................................................................... 5 

4. Environmental Monitoring ............................................................................ 6 

5. Photos ......................................................................................................... 7 

6. Assessment Report Professional Opinion ......................................................... 8 

Form 1 Page 2 of9 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 1. Description of Fisheries Resources Values and a Description of the 
Development proposal 
(Provide as a minimum: Species present, type of fish habitat present, description of current riparian 
vegetation condition, connectivity to downstream habitats, nature of development, specific activities 
proposed, timelines) 

Couverdon Real Estate is a business unit of TimberWest Forest Corp., and owns the subject 
property located to the west of the current boundary of the Town of Ladysmith and identified in 
the attached site plan. Historically, TimberWest has used the lands for timber harvesting 
operations, but forestry use has ceased with the intention of examining the potential for a mixed
use, comprehensive development program. 

Couverdon Real Estate is in the process of preparing a Neighbourhood Plan for its Ladysmith 
property which is expected to be a part of the Town of Ladysmith following an annexation 
process. Specific timelines and activities associated with development are currently unknown as 
this project is still in the early stages of development planning. Some land uses under 
consideration include combinations of a variety of housing types, village commercial centres, 
community parks, low-impact recreational areas, and conservation areas. 

In general, the environment of the subject property has been highly altered through past forestry 
activities, and the construction of a transmission line, gas line, and unpaved access roads. 

The Ladysmith property is within the Vancouver Island (East) Rivers major watershed and is 
located east of the Holland Community Watershed. Tyee Creek (Rocky Creek) is a significant 
creek flowing through the Ladysmith property and ultimately into marine waters east of the Town 
of Ladysmith. 

Rocky Creek flows through the south portion of the property and continues east through the Town 
of Ladysmith. Tributaries also flow and connect to Rocky Creek within the property. Bush Creek is 
located just outside the northern edge of the property boundary; however, tributaries from Bush 
Creek flow within the property. 

Rocky Creek is known to support cutthroat trout (Oncorhynchus clarki clarki), coho salmon 
(Oncorhynchus kisutch), and churn salmon (Oncorhynchus keta). Bush Creek supports chum 
salmon, rainbow trout (Oncorhynchus mykiss), steelhead (Oncorhynchus mykiss), threespine 
stickleback (Gasterosteus aculeatus), cutthroat trout, and coho salmon (Fisheries Information 
Summary System [FISS], 2012). None of the FISS observations of anadromous species are 
shown as occurring as far upstream as the Ladysmith property. The FISS data indicates that the 
furthest point of migration for anadromous species is 0.3km up Rocky Creek from the Pacific 
Ocean and approximately 1.2km east of the Ladysmith property boundary. Fish passage is 
obstructed in Bush Creek by 3.6m high falls located west of the transmission line crossing that is 
immediately north of the Ladysmith property. 

Riparian vegetation communities on the Ladysmith Property consist of a mixture of conifer and 
mixed forest communities typical of the Coastal Western Hemlock Biogeoclimatic Zone; and 
shrub communities in areas that have been altered by other land uses. 

Fish Information Summary System (FISS), 2012. Accessed online at 
http:llwww.env.gov.bc.calfish/fisslindex.html, June 2012. 
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Form 4 Simple Assessment Form 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 2. Results of Simple Riparian Assessment 

Stream 
Wetland 
Lake 
Area 

Potential 

Average 

Refer to Chapter 2 and Appendix of the Assessment Methods. 

Duplicate this form as needed for each assessment report. 

Date: I November 26, 2012 

Riparian Width(m) 
30 !,Stephanie Louie, hereby certify that: 

30 a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the 

30 
Fish Protection Act, 

b) I am qualified to carry out this part of assessment of the development proposal made by the developer 
30 Couverdon Real Estate· 

30 c) I have carried out an assessment of the development proposal and my assessment is set out in this 

30 
Assessment Report; and 

d) In carrying out my assessment of the development proposal, I have followed the assessment methods set 
30 out in the Schedule to the Riparian Areas Regulation. 

30 
30 
30 . 

30 
30 

Existing or Potential Vegetation Category '---'-1 ____ _, 

Yes No** 
Fish bearing x I 
"*If non fish-bearing, insert non-fish bearing status report 

I, Steohanie Louie, hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the 

Fish Protection Act, 
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer 

Couverdon Real Estate; 
c) I have carried out an assessment of the development proposal and my assessment is set out in this 

Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the assessment methods set 

out in the Schedule to the Riparian Areas Regulation. 

Stream Flow Permanent Non Permanent* 

CU I I 
*If non permanent flow, indicate how this was determined? 

f, Stephanie Louie, hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the 

Fish Protection Act, 
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer 

Couverdon Real Estate; 
c) I have carried out an assessment of the development proposal and my assessment is set out in this 

Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the assessment methods set 

out in the Schedule to the Riparian Areas Re!=]ulation. 

SPEA Width (m) I 30 I 

Results of Simple Assessment Page 1 of 3 
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Form 4 Simple Assessment Form 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Comments 

This Simple Riparian Assessment Form applies to the RAR applicable streams and wetlands on the Ladysmith 
annexation property including LS-CRK01, LS-CRK02, LS-CRK03 (Rocky Creek!Tyee Creek), LS-CRK04, LS-CRKOS 
(refer to site plan). This assessment also applies to Bush Creek which although is located north of and outside the 
property boundary it is within 30m of the property. The property is currently undeveloped with no above ground 
permanent structures (i.e. buildings with foundations) therefore the average potential riparian width for Bush Creek and 
the RAR applicable streams and wetlands within the Ladysmith property was determined through the simple assessment 
to be greater than 15m and classified as Vegetation Category 1. 

Based on the Simple Riparian Assessment the SPEA for RAR applicable streams and wetlands on the Ladysmith 
Property is 30m. If future development is proposed within this SPEA a Detailed Riparian Assessment will be completed. 

Results of Simple Assessment Page 2 of 3 
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Form 4 Simple Assessment Form 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Orihophoto showing assessment area 
Attach JPG tile of air/orthophoto (scale less than 3,000) outlining the elements in chapter 2 of Assessment Methods. 
Please refer to site plan. 

Due to the lack of permanent structures on the property a Vegetation Category of 1 was assumed 
and based on the simple assessment a 30m SPEA width was applied. 

Results of Simple Assessment Page 3 of 3 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 5. Environmental Monitoring 
Attach text or document files explaining the monitoring regimen Use your "return" button on your keyboard after each line. It is 
suggested that all document be converted to PDF before inserting into the PDF version of the_ assessment report. 
Include actions required, monitoring schedule, communications plan, and requirement for a post development report. 

All site construction works will be monitored by a qualified Environmental Monitor (EM) to ensure 
that the works follow the results of this RAR assessment or future detailed RAR assessments and 
that the Best Management Practices are followed. 

The monitor will be onsite as needed when construction works are being conducted in or around 
environmentally sensitive areas. All environmental concerns will be communicated to the 
construction supervisor and landowner. 

Upon completion of the works, a Post-development Environmental Monitoring report will be sent to 
the applicable regulatory agencies. This report will assess whether the developer followed the 
guidelines of this RAR or future detailed RAR assessments, as well as outlining any environmental 
concerns resulting from the construction activities. 

Form 1 Page 6 of 9 
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Photo Form 
Riparian Areas Regulation - Qualified Environmental Professional -Assessment Report 

Photos Page 1 of 1 
P:\3800-3899\3840\02-02\RAR Repoit\Form_5_photos_Bush Creek.doc 
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Photo Form 
Riparian Areas Regulation - Qualified Environmental Professional -Assessment Report 

Photos Page 1 of 1 
P:\3800-3899\3840\02-02\RAR Report\Fonn_5_photos_LS-CRK01.doc 
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Photos 
Label 

Label 

Photos 

Photo Form 
Riparian Areas Regulation - Qualified Environmental Professional- Assessment Report 

P:\3800-3899\3840\02-02\RAR Report\Form_5_photos_LS-CRK02.doc 
Page 1 of 1 
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Photo Form 
Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report 

P :\3 800-3 899\3840\02-02\RAR Report\Fonn _ 5 _photos _LS-C RK03. doc 
Page 1 of 1 
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Photo Form 
Riparian Areas Regulation - Qualified Environmental Professional -Assessment Report 

P :\3800-3899\3840\02-02\RAR Report\F orm_ 5 _ photos _LS-CRK04 .doc 
Page 1 of 1 
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Photo Form 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Photos 
Label -=~~----~~~~~~~---------------------------------------. 

Label 

Photos Page 1 of 1 
P :\3800-3899\3840\02-02\RAR Report\F arm_ 5 _photos _LS-C RK05. doc 
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FORM1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Section 7. Professional Opinion 

Assessment Report Professional Opinion on the Development Proposal's riparian area. 

Date I November 26, 2012 

1. INVe Stephanie Louie R.P.Bio. 

Please list name{sJ of qualified environmental professionaf(sJ and their professional designation that are involved in 
assessment. J 

hereby certify that: 
a) I am/We are qualified environmental professional(s), as defined in the Riparian 

Areas Regulation made under the Fish Protection Act, 
b) I am/We are qualified to carry out the assessment of the proposal made by the 

developer Couverdon Real Estate, which proposal is described in section 3 of 
this Assessment Report (the "development proposal"), 

c) I have/We have carried out an assessment of the development proposal and 
my/our assessment is set out in this Assessment Report; and 

d) In carrying out my/our assessment of the development proposal, I have/We have 
followed the assessment methods set out in the Schedule to the Riparian Areas 
Regulation; AND 

2. As qualified environmental professional(s), 1/we hereby provide my/our professional opinion that: 
a) c:::::::J if the development is implemented as proposed by the development 

proposal tl1ere will be no harmful alteration, disruption or destruction of natural 
features, functions and conditions that support fish life processes in the riparian 
ass'essment area in which the development is proposed, OR ·· 

(Note: include local government flex letter, DFO Letter of Advice, or description of 
how DFO local variance protocol is being addressed) 

b)· 181 if the streamside protection and enhancement areas identified in this 
Assessment Report are protected from the development proposed by the 
development proposal and the measures identified in this Assessment Report as 
necessary to protect the integrity of those areas from the effects of the 
development are implemented by the developer, there will be no harmful 
alteration, disruption or destruction of natural features, functions and conditions 
that support fish life processes in the riparian assessment area in which the 
development is proposed. 

[NOTE: "qualified environmental P.rofessional" means an applied scientist or technologist, acting alone or 
together with another qualified environmental professional, if 

Form 1 

(a) the individual is registered and in good standing in British Columbia with an appropriate professional 
organization constituted under an Act, acting under that association's code of ethics and subject to disciplinary 
action by that association, 
(b) the individual's area of expertise is recognized in the assessment methods as one that is acceptable for the 
purpose of providing all or part of an assessment report in respect of that development proposal, and 
(c) the individual is acting within that individual's area of expertise.] 

PageS of9 
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FORM 1 
Riparian Areas Regulation- Qualified Environmental Professional- Assessment Report 

Forms you will need to complete are 

> Form 1 which has the database information, the description of the fisheries resources, 
development site plan, measures to protect and maintain the SPEA, and environmental 
monitoring. 

> Form 2 if more QEPs are part of the project team. 
> Either Form 3 the detailed assessment form(s) or Form 4 simple assessment form(s) 

which is for the results of the riparian assessment (SPEA width). Use enough copies of 
the form to complete the assessment of the site. 

>- Form 5 is the photo form(s). Duplicate for additional photos. 

NB: See the Guidelines and the Assessment Methods for detailed instructions on the information 
required for completing the Assessment Report. 

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

The Assessment Report must be complete, by submitting the information specified, and posted to 
provide notification to the local government, Ministry of Water, land and Air Protection and the 
Department of Fisheries and Oceans Canada. 

Tips for working with MS Word Template Forms 
Using the forms 

Before beginning, print a hard copy of the form and the guidance files for referehce 
Open the template 
Enter data into the shaded fields on the form 
Use TAB to move from one field to another; SHIFT-TAB to go in reverse 
Text and digital photos may be inserted from other applications 
The amount of tex1 that can be entered in each box is limited and cannot be changed by 
the user; boxes with date information, for example, require input like: yyyy-mm-dd. 

Saving the completed form 

Form 1 

Assign name to the completed form 
Save a word document (*.doc file) 
Do not overwrite the Template (*.dot file) with your completed form 
If you do overwrite the template, you can download a new copy from this web site 

Page 9 of 9 
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DATE: 

FROM: 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

February 26, 2013 FILE No: 

Alison Garnett, Planner I BYLAW NO: 

Area E Bill 27 8, 
Housekeeping 

3680,3681,3682 

SUBJECT: Electoral Area E Zoning and OCP Bylaw Amendments (Bill 27; Conservation, 
Species at Risk & Social Sustainability; Parkland, Wetland & Trail Acquisition) 

Recommendation!Action: 
a. That Zoning Amendment Bylaw 3862 and Official Community Plan Amendment Bylaws 

3680 and 3681, relevant to Electoral Area E, be forwarded to the Board for 1't and 2nd 
reading; 

b. That a Public Hearing be scheduled with Directors Duncan, lannidinardo and Fraser 
appointed as delegates; 

c. That a public information meeting be scheduled one hour prior to the start of the Public 
Hearing to provide an opportunity for informal explanation and discussion of the bylaws. 

Relation to the Corporate Strategic Plan: NIA 

Financial Impact: (Reviewed by Finance Division: N/A) 
The cost of advertising and holding a public hearing and/or meeting. 

Update: 
At the EASC meeting on February 5th 2013, the Committee passed a motion to refer these 
bylaw amendments to the Electoral Area F Advisory Planning Commission (APC). The Area F 
APC met February 18th, 2013 to review the two Official Community Plan (OCP) amendments 
(draft bylaws 3680 and 3681) in terms of how they impact the portion of Electoral Area F that is 
covered by the Area E OCP (see attached map). 

The meeting minutes are attached to this report and provide a summary of the general 
comments. One patiicular motion was passed: 

The Area F APC requests that the Area E "Social Sustainabifity" Policies not 
apply to that portion of Area F that is in question. 

With regards to this motion, the Social Sustainability section of amendment bylaw 3681 has 
been adjusted to clarify that those policies will only apply to Electoral Area E. 

The minutes also contained a general recommendation: 

The negativity contained in both amendments (3680 and 3681) seems to be vety 
restrictive in nature and could be improved by changing all negative wording to 
positive terminology that would be more inviting to future development proposals, 
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otheiWise prospective future opporlunities could be lost by "first impressions" 
created by the negative restrictions currently depicted in these proposed 
amendments. 

This is a challenging recommendation to accommodate, as it suggests a fundamental 
disagreement with the intent of the current Area E OCP and the policies proposed in the 
amendment bylaws. Therefore staff have not made any changes to the draft bylaws that would 
address this general recommendation. 

Background: 
This package of amendments to the Area E Official Community Plan and Zoning Bylaw was 
initiated by the Planning and Development Department as a response to Bill 27, the Local 
Government Statutes Amendment Act. Bill 27 requires local governments to implement policies, 
actions and targets for reducing greenhouse gas emissions in all Official Community Plans 
(OCP). 

All other CVRD Electoral Area OCPs have been amended and comply with the provincial 
requirements. Various approaches were taken in each area, reflecting the diversity of feedback 
from the individual APC's as well as the specific character of the Electoral Area. 

A slightly different approach was taken in Electoral E, as Bill 27 was seen as an opportunity to 
update the OCP and implementing Zoning Bylaw with stronger environmental protection and 
energy efficiency policies. OCP Amendment Bylaw No. 3680 (Bill 27) will bring the Electoral 
Area E into compliance with Bill27. 

The two other attached bylaws, OCP Bylaw No. 3681 and Zoning Amendment Bylaw No. 3862, 
are essentially housekeeping amendments. Authorization was given by the EASC in October 
2010 to proceed in drafting these housekeeping amendments, following a report by the 
Manager of Community and Regional Planning on general bylaw maintenance for all Electoral 
Areas. 

Finally, we also note that Electoral Area E is scheduled for a complete OCP review beginning in 
2013, and the remaining housekeeping amendments not dealt with in this package will be 
addressed at that time. 

Summary of Proposed Changes: 
For ease of reference, a summary of the proposed changes is provided below for each 
amendment bylaw. 

OC P Amendment Bylaw- Bill 27 
1. This bylaw provides background information on climate change and an inventory of 

locally produced greenhouse gas emissions, in a new section "Climate Change, Land, 
Resources and Energy Efficiency". 

2. Polices, targets and actions for reducing greenhouse gas emissions are integrated 
throughout various sections of the OCP such as Agriculture, Residential, Forestry. 

3. The Wetland Protection Development Permit Area is introduced, which would require a 
development permit when a wetland is located on a parcel of land proposed for 
subdivision. This DPA forms part of the Bill 27 amendment bylaw because wetlands 
function as storage for greenhouse gases, in addition to providing numerous other 
ecological functions. This DPA will require a qualified environmental professional to 
identify wetlands and incorporate the location of wetlands into a proposed subdivision 
layout. An amendment to the Development Application, Procedures and Fees Bylaw No. 
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3275 will be required to delegate approval authority for this DPA to the General Manager 
of Planning and Development. 

OCP Amendment Bylaw- Conservation, Species at Risk & Soda~ Sustainability 
1. This bylaw amends the existing "Environmentally Sensitive Areas and Hazard Lands", 

"Forestry" and "Parks and Institutional" sections of the OCP, to include policies that are 
supportive of a regional conservation strategy, watershed planning, flood protection, 
species at risk and biodiversity protection, etc. 

2. Draws attention to the significance of Wake Lake, and introduces criteria for rezoning 
land within 1000 metres of Wake Lake from Forestry to Rural Residential/Forestry 
Conservation designation, to assist in the conservation of the surrounding wetland 
systems. 

3. Proposes a new land designation and zone near Chemainus River Park, for the purpose 
of allowing a caretaker's residence to oversee the park. 

4. Introduces a new section "Social Sustainability", with the purpose of clarifying the 
expectation and process whereby new development contributes to the existing 
community through amenity contributions. This section is modeled after policies in the 
South Cowichan and draft Cowichan Bay OCPs. 

Zoning Amendment Bylaw- Parkland, Wetlands & Trail Acquisition 
i. Increase the minimum lot size in the R-2 zone for lots served by a community water 

system, from 0.4 hectares to 0.8 hectares. 
2. Include a bylaw provision that would allow subdivision along the boundary created by a 

park or trail dedication to the CVRD, subject to specific criteria. Land eligible for 
subdivision along a dedicated trail or road must be identified in an appendix to the 
Zoning Bylaw. 

3. Remove wetlands and watercourses from the land area eligible for use in calculating 
minimum parcel size requirements (applicable to subdivision applications). 

4. Rezone public parks at Wake Lake and Busy Place Creek to P-2 River Corridor 
Conservation, to reflect the current public park use. 

Consultation: 
o Advisory Planning Commission 

Consultation on these proposed changes began with three separate meetings of the Electoral 
Area E Advisory Planning Commission. All three of these meetings focused on an earlier 
iteration of the bylaws that included a zoning regulation that would have required all single 
family homes (new construction or renovation) to be equipped with a heat pump as the primary 
heat source. 

The APC was not supportive of the heat pump regulation. After significant time and research, it 
was determined that the current tools available to a regional district are not appropriate for 
enabling bylaws that specify heating types, despite the provincial government mandate that 
local governments establish and respond to greenhouse gas reduction targets. Education, 
incentives and the BC Building Code (which is expected to be revised in 2013) are believed to 
be rnore appropriate approaches to improving energy efficiency in residential housing stock. 

Generally, the Area E Advisory Planning Commission was supportive of the policies proposed in 
the attached amendment bylaws. Minutes from their August g'h, 2012 rneeting are attached. 

o CVRD Environment and Regional Agricultural Advisory Commissions 
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Early versions of the bylaws were also presented to the Environment Commission and Regional 
Agricultural Advisory Commission. The AAC was generally supportive of the proposals. 

The Environment Commission created a working group that met with Planning staff to review 
the proposed bylaws in more detail. A summary of their review is attached to this report. A 
considerable amount of their feedback was incorporated into the bylaws presented today. 

Referral Agency Comments: 

Referrals to local governments, internal departments and agencies were sent December 5th, 
2012. The comments we received are noted below. In some cases, Planning Staff have made 
note (in parentheses) of how feedback was incorporated into the amendment bylaws or deferred 
until the full OCP review. 

o Cowichan Tribes -At a meeting with Helen Reid on January 15, 2013 to discuss bylaw 
amendments, Ms. Reid stated that Cowichan Tribes would have no concerns with the 
proposal. 

o District of North Cowichan -Approval recommended subject to advising the Board of the 
CVRD that the North Cowichan Council has no objections to the Board's proposed 
official community plan amendment and zoning amendment bylaws, but would ask that 
the bylaws contain some provisions for aquifer protection. (Aquifer protection is outside 
the scope ofthese amendments, but may be considered in the full OCP review.) 

o City of Duncan -Approval recommended for reasons outlined in the attached letter. 

o Ministry of Agriculture- Approval recommended subject to concerns with the proposed 
changes to Policy 4.1. 7 and 4.1.18, as they both have potential for increasing the 
population in the ALR. This in turn can contribute to conflicts between farrning and 
residential uses. (Policies 4.1.7 and 4.1.18 have since been removed from the draft 
bylaws) 

o Ministry of Transportation and Infrastructure- Interest!'\ unaffected 

o Agricultural Land Commission- Interests not affected. 

o CVRD Engineering and Environment Department, Water Management Division -
Approval recommended subject to suggesting that CVRD owned water and sewer 
systems be defined as community systems regardless of the number of units. (The 
recommendation to redefine community systems will be deferred until the Area E OCP 
review in 2013) 

o CVRD Public Safety Department - Comments included: 1) Amenities should include 
consideration for fire protection services; 2) Sustainability to include consideration of 
natural and man-made hazards; and 3) Areas with water resources should include 
consideration for fire department access to those water resource fighting areas. (Specific 
suggestions from Public Safety Department staff have been incorporated into the 
attached draft bylaws.) 

o Economic Development Division- No effect to the Economic Development Division. 

o Parks and Trails Division - No issues noted that adversely affect local parks programs. 
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No responses were received from the following agencies: Ministry of Environment, Ministry of 
Forests, Lands and Natural Resource Operations and Ministry of Community, Sport and Cultural 
Development. 

Plarming Department Comments: 

Substantial staff time, as well as consultation with APCs and Commissions, has been devoted 
on the preparation of these proposed amendment bylaws. The Planning Department considers 
them to be ready for review by the community at a public hearing. Bylaw 3680 (Bill 27) will bring 
the Area E OCP into compliance with provincial government legislation, along with the other 
CVRD Electoral Area OCPs. 

Due to the length and complexity of the amendments, we recommend that time for an open 
house be allocated prior to the start of a public hearing. The open house will provide an informal 
opportunity for the public to ask questions and receive clarification from staff and the Area 
Director. However, the second option presented below is to proceed directly with a Public 
Hearing without an open house. A third option is to schedule a public information open house 
and report back to the EASC prior to the scheduling of a public hearing. 

Options: 
1. 

2. 

3. 

a. That Zoning Amendment Bylaw 3862 and Official Community Plan Amendment Bylaws 
3680 and 3681, relevant to Electoral Area E, be forwarded to the Board for 1'1 and 2nd 
reading; 

b. That a Public Hearing be scheduled with Directors Duncan, lannidinardo and Fraser 
appointed as delegates; 

c. That a public meeting begin one hour prior to the start of the Public Hearing to provide 
an opportunity for informal explanation and discussion of the bylaws. 

a. That Zoning Amendment Bylaw 3862 and Official Community Plan Amendment Bylaws 
3680 and 3681, relevant to Electoral Area E, be forwarded to the Board for 1st and 2nd 
reading; 

b. That a Public Hearing be scheduled with Directors Duncan, lannidinardo and Fraser 
appointed as delegates. 

a. That Zoning Amendment Bylaw 3862 and Official Community Plan Amendment Bylaws 
3680 and 3681, relevant to Electoral Area E, be sent to a Public Meeting. 

~- Reviewed by: 
D~nager: 

0 ~ /! 7 Alison Garnett 
Planner I 
Development Services Division 
Planning & Development Department 

ApprO'{f!d by: \' ( 
Gen~/ Mymager: ;. 
I~ . £>___...._-. _____ ./ -------~--

AG/ca 
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COWICHAN VAlllEY RIEGIONAliDISTR!Cl 

IBYlAW No. 3681()) 

A Bylaw for The Purpose Of Amending Official Community Plan Bylaw 
No. 1490, Applicable To Electoral Area IE and Part oli F- Cowicham

Koksilah 

WHEREAS the Local Government Act, hereafter referred to as the "Acf', as amended, empowers 
the Regional Board to adopt and amend official community plan bylaws; 

AND WHEREAS the Regional District has adopted an official community plan bylaw for Electoral 
Area E- Cowichan Station/Sahtlam/Gienora, that being Official Community Plan Bylaw No. 1490; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Community Plan Bylaw No. 1490; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3680 - Area E - Cowichan 
Koksilah Official Community Plan Amendment Bylaw (Bill 27), 2013.". 

2. AMENDMENTS 

Cowichan Valley Regional District Official Community Plan Bylaw No. 1490, as amended from 
time to time, is hereby amended as outlined on the attached Schedule A 

3. CAPITAL EXPENDITURE PROGRAM 

This bylaw has been examined in light of the most recent Capital Expenditure Program and 
Solid Waste Management Plan of the Cowichan Valley Regional District and is consistent 
therewith. 
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<CVRD Bylaw No. 36!!0 

READ A FIRST TIME this 

READ A SECOND TIME this 

READ A THIRD TIME this 

ADOPTED this 

Chairperson 

day of 

day of 

___ dayof 

___ dayof 

Secretary 

'2013. 

'2013. 

'2013. 

'2013. 

Page2 
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SC~-IEDULE "A" 

To CVRD Byiaw No. 3680 

Schedule A to Official Community Plan Bylaw No. 1490, is hereby amended as follows: 

1. The following is inserted into Section 2.2.1 Natural Environmental Objectives: 

(e) Encourage the reduction and mitigation of carbon emissions in the Plan Area to protect the 
community from adverse effects and consequences of climate change. 
(f) Encourage and support climate adaptation responses at a community level to be more 
resilient to changes to hydrology and ecosystems, and impacts to infrastructure. 

2. The following is inserted into Section 2.2.1 0 Transportation Objectives: 

(c) Work with other levels of government to ensure that transportation networks and design take 
into consideration the reduction of greenhouse gas emissions and quality of life objectives noted 
in this Plan. 

3. The following is inserted as Section 3.2 Climate Change, Land, Resources ami 
Energy Efficiency, and is added to the Table of Contents. 

3.2 Climate Change, Land, Resources and Energy Efficiency 
The Province of BC has developed a target of reducing greenhouse gas (GHG) emissions by 
33% from 2007 levels by 2020 and a reduction by 80% from 2007 levels by 2050. The Province 
of BC, through Bill 27, the Local Government Statutes Amendment Act (2008), requires that all 
local governments develop targets and energy policies for reducing greenhouse gas emissions, 
as well as actions and frameworks designed to achieve the targets. The Regional District and 
the Plan area propose to assist in achieving those targets by developing strategic responses to 
the underlying cause of GHG emissions in the areas in which they have jurisdiction or influence, 
namely land use, the built form, economic development, infrastructure and relationships with 
other levels of government. While acknowledging the important role local governments play in 
land use decisions, which are integrally connected to greenhouse gas production, this Plan 
highlights the importance of collaborating with senior levels of government, businesses, and 
neighboring jurisdictions to meaningfully respond to climate change. A strong foundation of 
communication and partnership between all players is necessary to increase our resiliency, and 
to prepare adaptation and mitigation strategies for our communities which are appropriate for 
their unique situations. Clearly these strategies will change over the Plan life, therefore an 
adaptive response will be developed that takes into consideration new opportunities and 
lessons learned. 
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CVRD Bylaw No. 3680 Page2 

An inventory of greenhouse gas emissions conducted for the Regional District' estimated 77.9% 
of GHG emissions produced in 2007 were produced from transportation, as a result of driving to 
work, schools and other daily activities. Building related emissions account for 20.9% of our 
emissions in 2007, while solid waste sources contribute 1.2%. Given the proportion of 
transportation related emissions, the CVRD will increasingly take this into consideration in land 
use decisions and working relationships with other provincial entities that have direct control 
over transportation planning by way of road networks and public transit provision. Land use 
planning, which determines the location of homes, workplaces, schools, and rural lands, directly 
relies on this important infrastructure, and in turn affects the community's production of 
associated GHGs. 

This Plan emphasizes the numerous community benefits and potential reductions to GHG 
emissions that are possible by increasing the efficiency of both land and energy use. 
Communities that concentrate and combine land uses in well-defined areas, and preserve rural 
lands, will reduce GHG emissions, but also improve health, decrease the costs of infrastructure 
and servicing, and promote the Plan area's high quality of life. 

To reflect the complex nature of climate change, an integrated response is required. This 
response deals both with the reduction of activities that produce GHG emissions, and the need 
to address the complexities of climate adaptation. Therefore policies designed to increase land 
and energy efficiency are incorporated throughout multiple sections in this OCP, including the 
Residential, Agricultural, Environmentally Sensitive Areas and Transportation sections. The 
Regional District is currently in the process of developing a Regional Energy framework as well 
as a climate change action plan; both of these policy documents will inform the next 
comprehensive Plan revision. This integrated effort is intended to meet the Province's 
greenhouse gas reduction targets, which the CVRD has committed to. 

Policy 3.2.1 
The CVRD Board recognizes the importance of reporting and measuring greenhouse gas 
emissions, and will set new refined targets as our knowledge on emissions and inventories 
improves. 

4. The following is inserted as Section 4.2 Agriculture and Sustainabiiity, and is added to 
the Table of Contents: 

4.2 Agriculture and Sustainabilitv 

Much of the Plan area is characterized by a rural residential landscape and productive 
agricultural lands. Communities such as Cowichan Station, Sahtlam and Glenora contribute to 
the rural ambiance, and provide a high quality of life in the Plan area. According to the CVRD's 
Community Energy and Emissions Inventory, the region as a whole has 18,998 hectares of land 
in the ALR as of 2007, which comprises 5.4% of the land base. Retaining agricultural land, 
increasing farming, local food production and processing capabilities will be necessary to 
increase regional food security and enhance community sustainability. 

The CVRD's State of the Environment Report found that the Cowichan Region currently 
produces approximately 18% of its total food needs. In addition to promoting health and the 

1 Province of BC, Cowichan Valley Regional District Community Updated Community Energy and 
Emissions Inventory: 2007 (201 0) 
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local economy, increased production and consumption of locally grown farm products can be a 
significant source of GHG reductions. Therefore the Board establishes the following targets: 

A. To increase food production within Electoral Area E to 40% of our total food needs by 2020. 

B. To allow no net loss of land in the Agricultural Land Reserve from 2007 levels, and no .net 
reduction in the quality of soil classes for land in the Agricultural Land Reserve. 

Policy 4.2.1 
The ongoing and increased support to agriculture is of prime importance to climate mitigation 
and community adaptation responses. Therefore the CVRD will preserve the agricultural land 
base of the Plan area by protecting agriculture from inappropriate adjacent residential 
development, by viewing all lands as having agricultural potential at a range of scales, and by 
supporting agricultural uses throughout the Plan area as long as nuisance issues are abated. 

Policy 4.2.2 
To increase food self-sufficiency, the CVRD will consider permitting limited agriculture in all 
residential zones, and community gardens will be encouraged in appropriate locations in the 
Plan area. 

Policy 4.2.3 
To support the objectives of agricultural resilience and sustainable economic development, 
small scale production and redistribution systems shall be supported where properties can lease 
or sell produce to a third party, regardless of individual home based business regulations. 

5. Within Section 5.1 ForestiJI, the following is added: 

Policy 5.1.14 
Forestry lands will be increasingly important for the continued sequestration of carbon 
emissions in the Plan area, and the CVRD will strive to protect and enhance forestry lands in 
partnership with the provincial government and private landowners. 

Policy 5.1.15 
Regardless of the land tenure and the important role of forestry to our community and economy, 
the Regional District will develop appropriate watershed drinking water plans where necessary 
and as resources permit, and will work with the appropriate agencies to implement. This will be 
increasingly important as a climate adaptation mechanism to protect long term water needs for 
developed communities. 

Policy 5.1.16 
Given the uncertainties related to climate change impacts, consideration of urban wildfire 
interfaces should be considered, which take into account forestry objectives, biodiversity and 
public safety in a holistic and strategic way. 
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6. Section 6.0 is renamed Mineral, Aggregate, Hydrocarbon Resources, and 
Altemative Energy Generation, and the following is added after Policy 6.1. 7: 

Policy6.1.8 
Where alternative energy resource zones are identified, the Regional District may specify 
development criteria in order to achieve the climate and GHG mitigation targets. 

7. The following is inserted as Section 7.10 Residential Development, Climate Change, 
lan1d ami En1ergy Efficiency 

7.10 Policies: Residential Development, Climate Change, land and Energy Effidencv 

The rural character of the Plan area is undeniably one of its defining features, worthy of 
protection for its visual beauty, contribution to the economy, and enjoyment of the residents. 
Protection of the rural land base supports other meaningful objectives as well, including helping 
to reduce locally produced greenhouse gas emissions, and conserving natural areas that 
provide ecological functions and assist in climate change adaptation. The ecological functions of 
natural systems will provide buffering capabilities for the area residents, from anticipated effects 
of climate change such as heating and cooling impacts, to changing drought and flooding 
patterns. Natural systems also allow for natural migration shifts in both ecological and wildlife 
needs. 

To realize the goal of protecting the rural land base, future residential growth areas must be 
identified. Suitable locations for residential and mixed use development are where water and 
sewer infrastructure exists, community services and facilities are accessible, and people can 
travel recreationally and for commuting purposes by bicycle, walking, transit or carpooling. By 
purposefully accommodating new residents in such areas, the rural, agricultural, ecological and 
forestry land base of the Plan area can be protected from sprawling development impacts, and 
the land base will be used more efficiently. 

Improving the energy efficiency in existing and new construction is another meaningful way to 
reduce greenhouse gas emissions, and help residents pay less to heat and operate their 
homes. Based on 2006 census data, 90% of the Area's residents live in single family homes. 
These homes are increasing in size relative to the number of occupants, and increasing 
technological tools are changing our associated energy dependency. If we are to achieve the 
greenhouse gas reduction targets, we must reduce our relative energy footprint and emissions 
by either making reductions or increasing efficiency. 

Policy 7.10.1 
In a future OCP review, the community and Board will consider the following initiatives: 

i. Establish village containment boundaries in the Plan area, where a combination of 
residential, commercial and institutional uses will be focused. 

ii. Permit semi-detached residences in the Urban Residential designation, if connection to 
community water and sewer is available. Improvements to pedestrian routes will be 
considered in association with increases in density. 
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iii. Revise the home occupation regulations, to permit an increase in cottage industry/home 
based business operations, without negatively impacting the existing character of the 
Plan area. 

Policy 7.10.2 
The Board will consider greenhouse gas reduction targets when making decisions on land use 
change applications, as they in turn affect the production of transportation related greenhouse 
gas emissions. All development proposals should take into consideration opportunities for 
enhanced use of public transportation or non-vehicle alternatives. 

Policy 7.10.3 
In order to achieve the Plan's greenhouse gas reduction targets, residential development should 
be built to take into consideration increasing performance standards related to energy 
consumption, efficiency and energy resilience. The implementing zoning bylaw may require the 
highest standard of non-fossil fuel based energy conservation systems, such as heat pumps 
and other emerging technology, water efficient plumbing fixtures and systems such as on
demand hot water, and passive solar design principles as mandatory components of single 
family dwellings. 

Policy 7.10.4 
In order to transform the built form to achieve the greenhouse gas reduction targets, while 
recognizing the pace at which new development or replacement development is occurring, the 
Board will take two approaches: 

i. All new development will achieve increased energy performance requirements or 
integration of alternative energy resiliency as set out by the Board to achieve 
greenhouse gas reduction and energy policy targets. The BC Building Code will 
continue to set out minimum safety requirements. 

ii. Existing development will be expected to increase energy performance as a condition of 
permitting based on assessment in order to reduce greenhouse gas emissions. 

Policy 7.10.5 
Applications for rezoning for residential use will be evaluated based on the objective of 
achieving the highest energy efficiency and green building standards in new developments. 
Minimum standards may be legally secured by bylaw, development agreements and/or 
restrictive covenants. Nothing in this policy precludes expectations for amenities as part of a 
rezoning application package, as outlined in Section 7.1 1. 

8. Within Section 11.1 Parks and Institutional Uses, Policy 11.1.15 is deleted and 
replaced with the following: 

Policy 11.1.15 
A walkway/bikeway/bridle path network should be considered to connect parkland to residential 
neighbourhoods and commercial areas. To support the regions greenhouse gas reductions 
targets, linear park connections should also take into consideration the increasing need for 
alternative transportation modes for commuting purposes. Appropriate park and ride facilities 
should be considered as components of this infrastructure. 

9. The following is added after Policy 11.1. 17 
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Policy 11.1.18 
Within CVRD operated buildings, infrastructure, local parks and ongoing programming, the 
Board will undertake educational initiatives, to generate broader community knowledge of 
climate change issues, clean and sustainable water resources, clean air initiatives, watershed 
functions, local ecosystems and local biodiversity, as well as the threats posed by habitat 
degradation and invasive plant and animal species. 

10. The following is inserted as Section 13.2 Twanspor~ation, Climate Change, land and 
Energy Efficierncy, and is added to the Table of Contents: 

13.2 Trarnsportation, Climate Change, Land and Energy Efficiency 

Vehicle related transportation is by far the largest contributor io overall emissions in this region. 
It represented an estimated 77.9% of GHG emissions produced in 20072

, as a result of driving 
to work, schools and other daily activities. In addition to the distribution of homes, workplaces 
and schools throughout our communities, the method of transportation and efficiency of vehicles 
has a large effect on GHG production. 

Based on 2006 census data, 83% of commuters travel to work by car, truck or van as a driver, 
while 10% carpool and 5% commute by transit, walking or cycling. To meet the Province's 
greenhouse gas reduction targets, and build a more sustainable community, the CVRD 
establishes the following target: To increase the percentage of commuters using transit, cycling 
or walking from 15% of Area E residents in the workforce in 2006, to 30% by the 2021 census. 
The following policies will support achievement of this target 

Policy 13.2.1 
The CVRD Board will pursue funding opportunities and amenity contributions through rezoning 
applications, to expand and improve transit infrastructure, cycling and walking paths. 

Policy 13.2.2 
The Board will consider transportation and GHG targets in land use change decisions, 
understanding that land use plays a central role in determining the transportation options 
available to individuals. 

Policy 13.2.3 
The CVRD Board will consider existing and future transit infrastructure in all land use planning 
decisions, because public transit is a critical component in reducing the area's GHG 
contribution. Furthermore, the CVRD will continue to pursue opportunities to make the 
Cowichan Valley Regional Transit System a viable transportation option in the region. 

2 Province of BC, Cowichan Valley Regional District Community Updated Community Energy and 
Emissions Inventory: 2007 (201 0) 
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Policy 13.2.4 
Connectivity is highly encouraged within the Plan area, to encourage non-motorized 
transportation between neighbourhoods, community services and facilities, urban centers and 
other community nodes. Opportunities to build and improve bicycle and pedestrian infrastructure 
will be pursued, in collaboration with the Ministry of Transportation and Infrastructure and 
adjacent jurisdictions. 

11. The following is inserted as Section 14.12, and added to the Table of Contents: 

14. n Wetland Protection Development Permit Area 

14.12.1 CATEGORY 
The Wetland Protection Development Permit Area is designated pursuant to Section 919.1 (1)(a) 
of the Local Government Act for the protection of the natural environment, its ecosystems and 
biological diversity; and for the establishment of objectives to promote the reduction of 
greenhouse gas emissions. 

14.12.2 DEFINITIONS 
For the purposes of this Development Permit Area, the terms "wetland", "qualified environmental 
professional" and "riparian area" have the same meaning that they do under the Riparian Areas 
Regulation (BC Reg.376/2004), as of the date of adoption of this bylaw. 

'14.12.3 JUSTIFICATION 
Wetlands and riparian areas function as natural water storage and purifying systems, and 
provide safe corridors for wildlife movement. Wetlands need to remain in a largely undisturbed 
state in order to protect habitat, mitigate flooding, control erosion, reduce sedimentation, store 
greenhouse gases and recharge groundwater. The simplest method of protecting wetlands is 
identification and complete avoidance from the impacts of development. 

Wetlands are areas of land that characteristically have wet or saturated soils and are dominated 
by water-loving plants. They provide a specialized habitat for diverse and unique sets of species 
assemblages and are a vital link between upland and open-water aquatic environments. 
Wetlands perform a number of essential and varied natural functions that are significant in 
maintaining local biodiversity. Classes of wetlands that exist in the Plan Area include marshes, 
bogs, fens, swamps, and wet meadows. Wetlands are sensitive and important because they 
exhibit high biodiversity, specialized habitat and functions, and connectivity. The ecological 
functions and rarity of wetlands justifies the preservation of all remaining wetlands in Electoral 
Area E, and restoration of previously damaged wetlands. 

This development permit area is utilized at the subdivision stage, to ensure that impacts on 
wetlands will be avoided in all future stages of development. Subdivision layouts will 
demonstrate that proposed lots have a viable and useable area of land, exclusive of a wetland 
area. The importance of wetland mapping by qualified environmental professionals is essential 
to the preservation of these sensitive natural areas and the ability to make sound development 
decisions. Finally, this development permit area is intended to provide protection to wetlands, as 
they are not typically protected under the Riparian Areas Regulation. 
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14.12.4 APPUCABIUTV 
The Wetland Protection Development Permit Area applies to all land in Electoral Area E. 
A development permit must be applied for, and issued by the Cowichan Valley Regional District, 
prior to the subdivision of land as defined in section 872 of the Local Government Act, 
regardless of the Zone or Plan designation, if a wetland is located on the subject property, or is 
located within 30 metres of the subject property. All determinations as to whether an area is a 
wetland or former wetland and as to the boundaries of riparian protection areas shall be made 
by a qualified environmental professional at the time of application for a development permit 
authorizing the subdivision. 

14:12.5 GUIDELiNES 
No person shall subdivide land in the Wetland Protection Development Permit Area, prior to the 
owners receiving a development permit from the CVRD, which adapts the proposed 
development to ecosystem conditions and establishes protective buffers around wetlands. An 
application for development permit will sufficiently address the following guidelines: 

a) A qualified environmental professional (QEP) shall be retained at the expense of the 
applicant, for the purpose of preparing an assessment of land that is the subject of a 
subdivision application, in order to identify wetland(s) on the subject property. 

b) The QEP assessment will include wetlands that have been previously disturbed or filled 
in, and in such cases, will provide recommendations for restoration. The assessment 
should also note historic high flood levels and any existing artificial restraints (dams, 
etc.), as appropriate. 

c) If a wetland, whether previously disturbed or not, is located on the property, the QEP's 
assessment will include a map that accurately identifies the wetland. The assessment 
will describe and identify appropriate riparian protection areas (also known as setbacks 
or buffer strips) in relation to a wetland or in relation to a wetland on an adjacent parcel. 

d) The proposed plan of subdivision will incorporate wetland(s) and riparian protection 
areas. Minimum lot sizes will be met exclusive of the wetland area, as required under the 
implementing Zoning Bylaw. Applicants are encouraged to consider various proposed 
subdivision layouts that demonstrate how development of property could proceed with 
complete avoidance of wetlands and riparian protection areas. 

e) Road, trail and utility crossings of a wetland or riparian protection area must be 
constructed so as not to affect surface and subsurface hydrology. Clear-span bridges, 
oversized culverts, or other methods should be considered where necessary. 

f) Proposed Jots that are part of or adjacent to a wetland should be large enough to 
accommodate a reasonable usable yard between the proposed building envelope and 
the edge of a wetland riparian protection area, a minimum width of 7.5 metres. 

g) No development activities (such as grading, clearing, trenching, installation of pipes, 
sewer or water infrastructure, etc.) relating to the creation of lots or provision of services 
for those lots shall occur in the wetland or riparian protection area. 

h) Prior to preliminary subdivision approval, the boundaries of the riparian protection area 
will be clearly marked with high visibility temporary fencing, which will remain in place 
throughout site preparation, construction or any other form of disturbance. A follow up 
report by a qualified environmental professional may be required. 

i) In all situations where a wetland or other significant environmental feature is located on 
a property, the owners will be encouraged to provide long term protection of the wetland 
and riparian protection area, either through gifting to a nature protection organization or 
the CVRD, or by registering a Section 219 conservation covenant confirming the long 
term preservation of the wetland. 
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j) The QEP's assessment will identify, describe and make recommendations for protecting 
any species at risk occurrences, based on species identified by federal and provincial 
legislation, as it emerges. Species at risk occurrence information will be provided to the 
BC Conservation Data Centre. 

k) Where invasive plant and animal species are located on land that is subject to 
subdivision, the qualified environmental professional should provide recommendations 
for appropriate removal and disposal of invasive species. 

14.12.6 Application Requirements 
Before issuing a development permit for subdivision, the Cowichan Valley Regional District 
requires that the following information be submitted along with the application form and fee: 

1. A site plan drawn to scale, indicating existing and proposed parcel lines, the location of 
sensitive environmental features, wetlands and riparian protection areas. A written 
description may accompany the plan. 

2. The location of existing and proposed buildings and structures, septic tanks or sewage 
systems, existing and proposed driveways, pedestrian and bike trails, parking areas and 
yards. 

3. Proposed lot sizes and lot dimensions, and setbacks to wetlands and riparian protection 
areas. 

4. A report by a qualified environmental professional, which identifies wetlands and other 
sensitive environmental features, assesses potential impacts of the project and provides 
recommendations for protection and mitigation. 

5. A landscaping plan, identifying existing and proposed plant species, areas of sensitive 
native plant communities and areas to be cleared or planted. 

14.12.7 Exemptions 
A Wetland Protection Development Permit is not required where a qualified environmental 
professional provides written confirmation that a wetland is not located on or within 30 metres of 
the subject lands, or other proof of the absence of wetlands on a subject property is provided, to 
the satisfaction of the General Manager ofPianning and Development. 

14.12.8 Concurrent Development Permit Areas 
Where more than one development permit area applies to land in the Wetland Protection 
Development Permit Area, a single development permit may be issued. 
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COW!CHAN VAllEY REGIONAl DISTRICT 

BYLAW No. 3681 

A Bylaw For The Purpose Of Amending Offidai Community Pian Bylaw 
No. 1490, Applicable To Electoral Area E and part oif F- Cowichan

Koksilah 

WHEREAS the Local Government Act, hereafter referred to as the "Act', as amended, empowers 
the Regional Board to adopt and amend official community plan bylaws; 

AND WHEREAS the Regional District has adopted an official community plan bylaw for Electoral 
Area E- Cowichan Station/Sahtlam/Gienora, that being Official Community Plan Bylaw No. 1490; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Community Plan Bylaw No. 1490; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3681 - Area E - Cowichan 
Koksilah Official Community Pian Amemlmenlt Bylaw (Conservation, Species at Risk & 
Social Sustainabililty), 2013". 

2. AMENDMENTS 

Cowichan Valley Regional District Official Community Plan Bylaw No. 1490, as amended from 
time to time, is hereby amended as outlined on the attached Schedule A. 

3. CAPITAL EXPENDITURE PROGRAM 

This bylaw has been examined in light of the most recent Capital Expenditure Program and 
Solid Waste Management Plan of the Cowichan Valley Regional District and is consistent 
therewith. 
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SCHEDULE"A" 

To CVRD Bylaw No. 3681 

Schedule A to Official Community Plan Bylaw No. 1490, is hereby amended as follows: 

1. Section 3.0 IEnvironmeniaily Sensitive Areas and Hazard lands, introductory 
paragraphs are deleted and replaced with the following: 

Watercourses and wetlands in the Cowichan/Koksilah Plan Area are a vital natural resource 
worthy of careful land use planning. The Plan area includes the following three major rivers; 
Cowichan River, Koksilah River and Chemainus River. Numerous streams, lakes and 
marshlands are also included, as are Keating Lake, Wake Lake, and other marsh and bog areas 
that act as staging areas for waterfowl and provide valuable habitat for various species. 

The coastal lowlands of the Plan area are ecologically unique within Canada. A diversity of 
plants, plant communities and animals - many of them rare -thrive in the area's climate and long 
growing season. Sensitive ecosystems are in need of additional protective measures, not only 
for their own intrinsic values, but for the significant role they play in creating healthy and 
attractive communities for people and their important natural capital values. 

Wetlands purify drinking water and help provide protection from flooding. Forests clean the air 
and provide visual relief from urban settings. Riparian forests are cool, moist havens during hot, 
dry summers. Open hilltop meadows - especially when carpeted with spring flowers - present 
spectacular views and resting places. 

Environmentally sensitive areas in the Plan Area include riparian areas (watercourses, springs 
and surrounding areas), rocky bluffs and inland cliffs, natural terrestrial herbaceous areas 
(natural grasslands and grass/moss covered outcrops), wetlands (bogs, fens, marshes, 
swamps, wet meadows, or shallow water wetlands), woodlands (including Garry oak stands, 
mixed Douglas-fir/Garry oak, Arbutus/Garry oak, and Arbutus/Douglas-fir), older forests 
(average tree age of 100 years), older second growth forests (60-100 years in ageD and acting 
as important biological buffers, and seasonally flooded agricultural fields (providing critical flood 
attenuation and important winter bird habitat). These areas may be vulnerable to degradation 
due to various uses of land. As well, environmentally sensitive areas often include hazardous 
lands which may be subject to flooding, erosion, wildfire or landslides. 

Identification of special natural features is an ongoing process and it is recognized that there 
may be many areas of significance which are not yet well known. Additional resources and 
information are currently being updated by way of mapping and conservation planning. 
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2. Policy 3.1.1 is deleted and replaced with the following: 

All environmentally sensitive areas identified on current sensitive ecosystem mapping have 
been identified for inclusion in the Plan Area as Environmentally Sensitive Areas as contained in 
Figure 2. Other sensitive ecological areas exist that will require identification and protection in 
the future. 

3. The following is added as Policy 3.1.2: 

The CVRD Board may develop a regional conservation strategy to identify ecological principles 
and conservation goals, and actions that will maintain and enhance the biological diversity of the 
Region and protect and/or restore ecologically significant areas. A regional conservation 
strategy will provide a science based approach to land use planning, as well as identify land 
management and acquisition priorities. A regional conservation strategy would be beneficial in 
conjunction with a Regional Growth Strategy. 

4. Policy 3.1.4 is amended by adding the following after "high fish bearing capabilities": 

... and ecologically significant areas, habitats and features. 

5. Policy 3.1 .6 is deleted and replaced with the following: 

Development shall be prohibited in areas prone to flooding or river-based erosion. Floodplain 
mapping by Ministry of Environment, as well as the CVRD Cowichan Koksilah integrated flood 
management updates, will be utilized where possible. If mapping is unavailable, a qualified 
professional's assessment will be required to determine the probability of flooding, excessive 
erosion or adverse impacts elsewhere in the Plan Area as a consequence of development. 

6. Policy 3.1 .7 is deleted and replaced with the following: 
In evaluating subdivision proposals within the Plan Area where there may be some potential 
deleterious impact on neighbouring watercourses, and other sensitive habitats, that it be 
recommended to the approving officer that the prospective developer shall be required to: 

i. Provide details of the anticipated increase in runoff as a result of land clearing and site 
development, by way of a water balance model or other appropriate mechanism as 
determined by the CVRD; 

ii. Outline a program of rainwater retention by which this potential increase in site runoff 
may be prevented or minimized and water quantity and quality improved; and 

iii. Undertake any other environmental impact assessments as may be required by the 
CVRD. This may include providing a report by an appropriately qualified professional 
which outlines the environmentally sensitive features of the site and provides appropriate 
protective management strategies for its ecological values and functions. 

7. Policy 3.1 .9 is deleted and replaced with the following: 

Sites offering good potential for fish habitat or providing other valuable ecological function, as 
determined by the CVRD Board, should be identified and protected. Where degradation has 
occurred habitat areas should be rehabilitated. 
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8. Policy 3.1.1 0 is deleted and replaced with the following: 

Stream channelization, dredging and stream bank diking are unacceptable means of flood 
protection in the Plan Area. Instead, setback diking should be used when required. In addition, 
flood attenuation shall not be impacted by infilling of flood ways and watercourses. 

9. Policy 3.1.11 is deleted and replaced with the following: 

The Regional District will not support any major water consuming use should the users rate of 
water consumption jeopardize the fish bearing capability of watercourses in the Plan Area. 
Water users are encouraged to develop appropriate water storage and catchment features as 
part of their developments to reduce the impact on natural systems during low flow periods. 
Large proposals that have groundwater extraction should take into consideration the avoidance 
of groundwater/surface water interactions. 

10. Policy 3.1.12 is deleted and replaced with the following: 

The Regional District supports the Ministry of Environment's effort to develop and adopt a 
Watershed Development Plan for the major watercourses which pass through the Plan Area. 
The Plan Area will as much as possible take into consideration watershed based approaches 
where possible to support such plans. 

1'1. Policy 3.1.17 is deleted and replaced with the following: 

In order to encourage the protection of wetlands, creeks, lakes, old growth trees and other 
special natural features, parks or amenities, as noted in Section 3.1. i, the Regional Board may 
provide for density bonusing in a zoning bylaw. Such bonuses must be predicated on the 
permanent and irrevocable dedication or protection of such amenities by the owner of the land 
for which the bonus is provided. 

12. The following is added after Section 3.1.19: 

Policy 3.1.20 
. The CVRD Board will rely on the internationally recognized "Precautionary Principle" when 
making decisions affecting the Plan Area. The Precautionary Principle is an integral principle of 
sustainable development, and essentially states that where there are serious threats to the 
natural environment, a lack of full scientific certainty shall not be used as a reason for delaying 
action to prevent environmental degradation. 

Policy 3.1.21 
The CVRD Board recognizes that wetlands and adjacent riparian areas within the Plan Area are 
places of high biological diversity, supporting a wide variety of animal and plant species that are 
valued by the local, national and international community. Wetlands are also highly vulnerable 
to disturbance and therefore the CVRD Board will support land use decisions that prioritize the 
conservation of these important areas. 

234 



CVRIDJ Bylaw No. 36iH Page4 

Policy 3. i .22 
The CVRD Board will endeavor to protect species at risk as identified by the federal and 
provincial species at risk legislation as it emerges, and the ecosystems upon which they 
depend. The CVRD Board will undertake to expand the Sensitive Ecosystems Inventory as well 
as red- and blue-listed species at risk occurrences within the Plan Area and region, and provide 
updated information to the BC Conservation Data Centre. 

Policy 3. i .23 
The CVRD Board may establish a development permit area for the protection of wetlands and 
other sensitive wildlife habitats. Identification and protection of known species at risk 
occurrences, sensitive ecosystems and all wetlands will be an essential component of 
development permit guidelines. 

Policy 3.1.24 
In order to avoid negative effects upon environmentally sensitive areas, the implementing 
zoning bylaw may provide regulations to ensure environmentally sensitive areas are identified 
on a proposed development, and minimum parcel size requirements will be met without the 
benefit of calculating environmentally sensitive areas as part of the parcel area. 

13. Section 5.1 Forestry, Policy 5.1.5 is deleted and replaced with the following: 

Ministry of Forests crown land and private forest land holders governed under the Forest and 
Range Practices Act are encouraged to manage their lands so that they do not: 

i. Pose a threat to the quality of fresh water within the drainage system of the Cowichan, 
Koksilah or Chemainus Rivers; 

ii. Alter the aesthetic appeal and visual quality of the landscape; 
iii. Disturb areas of unique vegetation or wildlife habitat; 
iv. Make soil subject to erosion; 
v. Alter natural hydrologic regimes; 
vi. Increase the risk of slope destabilization. 

i 4. The following is added following Policy 5.1.1 0 

Policy 5.1.11 
Where lands identified as environmentally sensitive in Section 3.1.1 fall within Forestry zoned 
lands, the Regional District will work with the Province and private landowners to protect 
ecological values to the highest extent possible. 

Policy 5.1.12 
Wake Lake is classified as a lake with characteristics of a Labrador Tea/bog laurel/peatmoss 
bog, which is extremely rare in the coastal lowlands of southeast Vancouver Island. Numerous 
other marsh, shrub and treed swamp and upland forest occur around the lake. Wake Lake is the 
largest breeding ground within the CVRD for the Western Toad, a species in need of 
conservation, and the Red Legged Frog, a blue-listed species. The migratory routes of both 
amphibian species extend beyond Wake Lake, to adjacent forests, wetlands and the Cowichan 
River corridor. Therefore, notwithstanding policies 5.1.2 and 5.1.8, the Board may consider 
Primary Forestry lands within a 1000 metre radius of Wake Lake to be eligible for the Rural 
Residential/Forestry Conservation designation, noted in Policy 7.5 of this plan. 
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Policy 5.1.13 
An application for rezoning to Rural Residential/Forestry Conservation (RRFC) will be 
accompanied by an assessment of the land by a qualified professional, which identifies areas of 
high ecological value, and demonstrates the costs and benefits of developing resource based 
forestry lands for mixed private residential/public conservation uses. The CVRD Board will 
evaluate whether the conversion of the land to the RRFC designation supports the conservation 
goals noted in this Plan, as well as a regional conservation strategy, as developed. Nothing in 
this policy precludes expectations for amenities as part of a rezoning application package, as 
outlined in Section 7.11. 

15. Section 7.3 Suburban Residential, Policy 7.3.2 is amended by replacing the Suburban 
Residential Development Standards table with the following: 

Suburban Residential Development Standards 
Services Provided Maximum Density 

No Services 2.0 ha per parcel 
Community Water 0.8 ha per parcel 
Community Water, Sewer 0.4 ha per parcel 

16. Within Section 11.1 Parks and institutional Uses, the following is added after Policy 
11.1.17 and 11.1.18: 

Policy 11.1. 19 
The CVRD Board will pursue partnerships with the Ministry of Transportation and Infrastructure, 
Ministry of Environment, non-governmental organizations, and community groups, to fund and 
implement habitat conservation and communication projects. Projects include, but are not 
limited to, fisheries restoration, amphibian and ungulate protection corridors and connected 
riparian waterways and wetlands (green infrastructure). A particular focus will be on: 

i. Busy Place Creek fisheries enhancement, integrated riparian waterways, educational 
development and green flood buffering infrastructure. 

ii. The construction of safe passage routes for amphibians in the vicinity of Wake Lake. 
Projects may include use of signage and temporary road closures during spring breeding 
season (March to April), when amphibian road mortality is highest. 

iii. Enhanced communication and outreach in parks adjacent to Cowichan and Koksilah 
Rivers. 

iv. Enhanced protection of the Chemainus River Park and river corridor. 
v. Development of ecological management plans for key parks in the Plan Area to guide 

future management as well as protect ecosystems and species at risk. 
vi. Invasive plant and animal species education. 

Policy 11.1.20 
Wake is the largest breeding ground within the CVRD for the Western Toad, a species in need 
of conservation, and the Red Legged Frog, a blue-listed species. The migratory routes of both 
amphibian species extend beyond Wake Lake, to adjacent forests, wetlands and the Cowichan 
River corridor. The CVRD will continue to actively pursue public land acquisition around Wake 
Lake, for the purpose of habitat conservation. 
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In support of the above habitat conservation and acquisition objectives and policy 3.1.17, the 
CVRD Board may consider land within a 1000 metre radius of Wake Lake to be eligible for the 
Rural Residential/Forestry Conservation designation, subject to the criteria noted in polices 
5.1.13 and 7.5. 

Policy 11.1.22 
CVRD owned parcels near Wake Lake and public land located on Busy Place Creek shall be 
zoned P-2 River Corridor Conservation. 

Policy 11.1.23 
In the interest of protecting Chemainus River Park and managing access and wildfire risks, the 
Regional Board may consider designating land at strategic locations along Hillcrest Road to a 
combination of Parks and Institutional and Rural Residential/Forestry Conservation. The 
purpose is to allow two lots of equal size, one of which is for a park caretakers' residence and 
the other lot for regular residential use. 

17. The following is inserted after Section 2.2.11: 

2.2.12 Social Sustainability Objectives 
It is the objective of the Regional Board to: 
Ensure that new development enhances the lives of community members and contributes 
toward necessary community infrastructure and assets. 

18. The following is inserted after Section 7.10, and is added to the Table of Contents 

7.11 Policies: Social Sustainabilitv 

The policies in the following section 7 are applicable to all lands in Electoral Area E. 

Policy 7.11.1 
Recognizing that all developments, large and small, have cumulative impacts on the community, 
rezoning applications involving an increase in development potential will be encouraged to 
contribute community amenities, irrespective of their size, scope or location. 

Policy 7.11.2 
Community amenities may include, but are not be limited to the following: 

i. Dedication of parkland to the Regional District exclusive of S. 941 Local Government 
Act requirements for parkland dedication. Parkland may include trails, 
environmentally sensitive areas, and significant natural areas; 

ii. Dedication of land or a building or part thereof for public institutional uses such as 
daycare, community centre or gathering place, seniors centre, youth centre, arts or 
cultural centre; health centre, fire hall and equipment for firefighting, library, 
community garden, community policing office, police station, or emergency shelter; 

iii. The provision of rental, market or non-market affordable housing (subject to a 
Housing Agreement under S.905 of the Local Government Act); 

iv. Contribution of lands or funds to support transportation infrastructure improvements, 
including but not limited to roadside paths or trails, intercept parking lots, transit 
shelters, or cycling lanes; 

v. A cash contribution towards the capital reserve fund of a defined CVRD service or 
function. 
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Policy 7.11.3 
Site specific conditions, as well as the scope and scale of the project, will indicate the desired 
community amenity contributions associated with each rezoning application. Criteria for 
determining priority among possible amenities will include: 

i. Site characteristics, including environmentally sensitive natural features, heritage or 
recreational value, or wildfire risks; 

ii. Needs of the surrounding community for schools, transit facilities, community 
gathering spaces or other amenities; 

iii. Affordable housing potential and need and relative compatibility with the character of 
the proposed development; and 

iv. The size, location and character of the proposed development, projected population 
increases, and the potential impacts of the development on existing community 
infrastructure. 

Policy 7.11.4 
The CVRD Board may apply amenity zoning, in accordance with S. 904 of the Local 
Government Act, whereby the land density, in the form of additional lots or dwelling units, may 
be increased relative to the community amenity provided. 

Policy 7.11.5 
Through amenity zoning, the CVRD may accept: 

i. The provision of community amenity on the subject property or within the Plan Area; 
or 

ii. Cash-in-lieu, to be held in a reserve fund for the eventual provision of community 
amenities within the Plan Area. 

Policy 7.11.6 
Where a community amenity is to be provided to a third party for operation and maintenance, 
the application should be accompanied by a written agreement from that party to accept and 
maintain the amenity for the intended use. Covenants, housing agreements, or other tools 
should be used to ensure the amenity is used as intended. Parties chosen to hold an amenity 
should be public bodies or well-established non-profit organizations with a mandate consistent 
with the amenity provided. 

Policy 7.11.7 
When an amenity is provided in exchange for additional density, the amenity must be provided 
or legally guaranteed prior to adoption of the zoning bylaw amendment. 

Policy 7.11.8 
Where appropriate, plaques should be used to acknowledge voluntary amenity contributions. 

Policy 7.11.9 
The CVRD Board may adopt a Community Amenity Contribution Policy for the purpose of 
establishing a clear, consistent and fair methodology to determine the value of the community 
amenity or amenities to be provided in association with a rezoning application, where additional 
development potential is granted in the form of additional parcels or dwelling units, irrespective 
of the size or location of the proposal. 
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COWICHAN VALLEY REGIONAL DISTRICT 
BYLAW 1\10. 3682 (PARKLAND, WETLAND, TRAIL ACQUISITION) 

A Bylaw For The Purpose Of Amending Zoning Bylaw 1\io. 1840 
Applicable To Electoral Area E- Cowichan StatloniSah!lam/Gienora 

WHEREAS the Local Government Act, hereafter referred to as the "Act', as amended, empowers 
the Regional Board to adopt and amend zoning bylaws; 

AND WHEREAS the Regional District has adopted a zoning bylaw for Electoral Area E -
Cowichan Station/Sahtlam/Gienora, that being Zoning Bylaw No. 1840; 

AND WHEREAS the Regional Board voted on and received the required majority vote of those 
present and eligible to vote at the meeting at which the vote is taken, as required by the Act; 

AND WHEREAS after the close of the public hearing and with due regard to the reports received, 
the Regional Board considers it advisable to amend Zoning Bylaw No. 1840; 

NOW THEREFORE the Board of Directors of the Cowichan Valley Regional District, in open 
meeting assembled, enacts as follows: 

1. CITATION 

This bylaw shall be cited for all purposes as "CVRD Bylaw No. 3682 - Area E - Cowichan 
Station/SahtlamiGienora Zoning Amendment Bylaw (PARKLAND, WETLAND, TRAIL 
ACQUISITION), 20"13". 

2. AMENDMENTS 

Cowichan Valley Regional District Zoning Bylaw No. 1840, as amended from time to time, is 
hereby amended in the following manner: 

a) The following replaces SeCtion 8.2(c) Minimum Parcel Size, relevant to the R-2 Zone: 

Subject to Part 12, the minimum parcel size shall be as follows: 
1) 0.4 Ha. for parcels served by a community water and sewer system; 
2) 0.8 Ha. for parcels served by a community water system only; 
3) 2.0 Ha. for parcels served neither by a community water or sewer system. 

b) The following is inserted as Section 12. 7, and the remaining sections are renumbered 
accordingly: 

12.7 Subdivision following Dedication of a Road, Park or Trail 
The minimum parcel size provisions of this Section do not apply in the case of a 
subdivision of a parent parcel into two parcels, when that parcel becomes separated by 
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a road, park or trail corridor that has been dedicated to the Regional District, provided 
that: 

i. The parent parcel is identified in Section 13.2 Appendices; 
ii. The minimum width of a dedicated road is 20 metres, or the minimum width of a 

dedicated trail corridor is 10 metres; 
iii. The parcels created by the plan comply with Section 944 of the Local Government Act; 
iv. The requirements of this bylaw respecting siting of buildings and structures is complied 

with; 
v. The parcels created by the plan are an absolute minimum of one hectare where the 

parcel is not serviced with community water, and 2000 m2 where the parcel is serviced 
by community water. 

c) The following is inserted as Section 12.12: 

12.12 Subdivision of Parcels Containing a Water Body, Watercourse or Wetland 
Where a parcel contains all or part of a water body, watercourse or wetland, the area of 
the water body, watercourse or wetland shall not be included in the area of the parcel for 
the purposes of calculating the permitted number of·parcels. The area of the natural 
water body, watercourse or wetland shall be determined by a BC Land Surveyor, where 
the water feature is not subject to the Riparian Areas Regulation, and a Qualified 
Environmental Professional where the water feature is subject to the Riparian Areas 
Regulation. 

d) Part Thirteen Appendices is amended by adding the following: 

"i 3.2 Identification of Road, Trail or Parkland AcquisWons Priorities 
1) The CVRD considers it within the public interest to acquire road dedication through 

Section 7, Range 8, Sahtlam District, except parts in Plan VIP80873, for the purpose of 
connecting the public road network west of the subject property (Hanks Road) with 
Riverbottom Road and Barnjum Road to the east. 
(Refer to Figure 1 for illustration- area shown in grey) 

e) Schedule B (Zoning Map) to Zoning Bylaw No. 1840 is amended by rezoning Lot A, 
Section 7, Range 9, Sahtlam District, Plan VIP 88170, and Lot 1, Section 7, Range 9, 
Sahtlam District, Plan 83485, as shown outlined with a thick black line on Plan Z-XXXX 
attached hereto and forming Schedule A of this Bylaw, from R-2 (Suburban Residential) 
to P-2 (River Corridor Conservation). 
(Refer to Figure 1- subject property outlined in black near Wake Lake) 

f) Schedule B (Zoning Map) to Zoning Bylaw No. 1840 is amended by rezoning Legal Lot 
Poly 15927 VIP 64839 as shown outlined with a thick black line on Plan Z-XXXX 
attached hereto and forming Schedule A of this Bylaw, from 1-1 (Light Industrial) to P-2 
(River Corridor Conservation). 
(Refer to Figure 2- Subject property outlined in black near Busy Place Creek) 

3. FORCE AND EFFECT 
This bylaw shall take effect upon its adoption by the Regional Board. 

READ A FIRST TIME this 
READ A SECOND TIME this 
READ A THIRD TIME this 

day of 
day of 
day of 

___ ,2013 
___ ,2013 
___ ,2013 
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Date: 18 Feb 2013 
Time: 7PM 

MINUTES of the Electoral Area F Advismy Planning Commission held on the above noted date and 
time at Honeymoon Bay Community Centre Meeting Room (aka Dining Room) 

PRESENT: 
Chairperson: Sharon Devana 
Vice-Chairperson: Joe Allan 
Secretmy: TBD 
Members: Phil Archbold, Bill Bakkan, Peter Devana, Maty Lowther & Susan Restal! 

ALSO present: 
Director: Not available 
Alternate Director - Dave Darling 
Guests: Alison Gamet! CVRD Staff- Planning Dept. 

Absenlt- Bob Restall 

The Chair, Sharon Devana called tl1e meeting to order at 7:04PM 

ACCEPTANCE OF MINUJrES: 

It was Moved and Seconded that the minutes of the Area F APC meeting of 25 June 2012 
be accepted, 

Motion carried 

ORDER OF BIIJSJINESS: 

Item 1 -Election of new Area F APC Officers 

In the absence of Area F Director Ian MmTison, Altemate Director Dave Darling called for nominations for 
Area F APC Chairperson, 
Joe Allen nominated Sharon Devana, Phil Archbold seconded. There were no further nominations and 

Sharon Devana was acclaimed Chairperson until the next election. 

Dave Darling then called for nominations for Vice Chairperson. 
Peter Devana nominated Joe Allan seconded by Phil Archbold. There were no further nominations and 
Joe Allan was acclaimed Vice Chairperson until the next election. 

Dave Darling called for nominations for Secretmy. 
Mmy Lowther llO):ninated Peter Devana seconded by Joe Allan. There were no fmiher nominations and 
Peter Devana was acclaimed Secretary until the next election. 
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Item 2 -Area E Proposed Revisions for their OCP 1490 amending bylaws 3680 & 3681- Area F APC 
Conm1ents & Recommendations 

Note: P1ior to this discussion Alison Gamett was asked to clarify certain things: 

l.Why are we being asked to comment on these amendments to the Area E OCP 1490? 
Answer- Because the nmth eastern comer of Area F is included in the Area E OCP and therefore may be 
affected by these new Bylaws. 
2.What is the status of this part of Area E/F? 
Answer- It is in Area F but is also included in the Area E OCP. 
3. Do you want us to comment on the entire Bylaw 3680 & 3681 or just specific clauses? 
Answer- The specific clauses and policies that apply to this part of Area F. 

4. Do you want general or specific comments. 
Answer- Both 

With those clarifications resolved, Alison explained to all, with the use of small scale maps, the area of 
concem (thereafter referred to as the ''Sliver") and the potential concerns to Area F. 

She wanted to detennine if we were supportive of these amendments as to how they might effect Area F. 

lDiiscussion 

Joe Allan initiated the discussion by questioning whether Wet Land Development Permits (Bylaw 3680 
Policy 14.12) would apply to Ar:eaF, even this "Sliver," which is defined as the common area in question. 
Answer was NO. 

Joe then queried about the proposed Caretaker building that is being planned for the Chemainus River Park, 
which has been a victim of vandalism. If it is in Area F, are we in agreement to allowing the cabin to be 
built? The consensus was YES as long as it's built in the correct area closest to the problem. If the logical 
location for the caretaker's cabin is in Area F we would agree to the required rezoning for this purpose. 

Joe next raised the question of Social Sustainability and Amenities 
(Bylaw 3681 Policy 7.11). 

After a lengthy discussion by all members the following Motion was made and seconded: 

Motion : Area F APC requests that the Area E "Social Sustainability" Policies NOT apply to that 
portion of Area F that is in question ie ''The Sliver" 

Carded 

Amendment 3680 lDiiscussion 

The entire Amendment was discussed with conm1ents made on: 
* Poli<Oy 4.2.1 -it doesn't apply to the "Sliver"" area in question; 
*Policy 7.10- it doesn't apply now but will if the Paldi proposal goes through; 
*Policy 13.2 Does apply to Area F "Sliver";and 
*Policy 14.12 does NOT apply to Area F. 

244 



Amerul!men[ 3681 Disc11ssion 

The entire amendment was discussed in detail. 

No specific concerns or conm1ents were made with this "house keeping" amendment, however; Area F 
members came to a general consensus and recmmnendation that: 

'The negativity contained in both amendments (3680 & 3681) seems to be very restrictive in nature and 
could be improved by changing all negative wording to positive terminology that would be more inviting 
to future development proposals~ other-wise prospective future opportunities could be lost by "first 
impressions" created by the negative restrictions currently depicted in these proposed amendments. 

Respectfully submitted for your consideration and further action. 

New Business 

Item 1 - Need for more Area F AJPC members 

Sharon informed attendees that since several people have recently tendered their resignations we need to 
consider recruiting new members in regions of Area F where we don't cuuently have representation. 
It was agreed by the members that if we found any possible recmits we should forward their names to our 

Director for his :fiuiher action, possible approval, and appointment. 

Adjmunmeut 
There being no fUliher business a motion was made for adjourmnent and seconded. 

Carried 
Meeting adjourned at 9:041PM 

Signed (Cetiified Authentic), 
Peter N Devana 
Secretmy 

Copies to: 
Area F APC members 
Electoral Al·ea Services conm1ittee ds@cvrd.bc.ca 

cc to CVRD Planner Alison Garnett 
cc to Area F Director Ian Morrison 
cc to Alternate Director Dave Darling 
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Minutes Area "E" APC, Glenora Hall, August 9, 2012 
Bill27 OCP & APC amendment bylaws 

Present: Frank McCorkell( chair), Michele Young, Dave Ferguson, Dave Tattam 
Darin George, Keith Williams 

Also present: Chairman Rob Hutchins, Altemate Director Mike Lees, 
Director Loren Duncan 

APC discussion ensued for the third time on the proposed bylaws. 
Legal advice from Bill Buholzer(July 25) was considered. 
Concems were expressed on the restrictive nature of the heat pun1p 
requirements, while support was shown for the concept, the lack of 
flexibility for other non-fossil fuel altematives heat sources was revisited. 
Legal advice was considered in regmds. 

· All other bylaw components were viewed favorably. 

Comments below from members in regmds to the heat pump component: 

Dave Tattam: Implementation?? 
Dmin George: Public connnent needed. 
Michele Young: Okay, approves. 
Dan Ferguson: Does not permit alternatives. 
Keith Williams: Heat pumps chosen because they are low hm1gi.ng fruit. 
Frank McCorkell: Wording ... nearly there ... regulatory. 

Mike Lees: Hypercritical to reduce fossil fuel usage in Area "E" while 
B.C. exporting carbon based fossil fuels. 

Adjournment 
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Cowichan Valley Regional District 
175 Ingram Street 
Duncan, BC V9L 1 NB 

Attention: Alison Garnett, Development Services Division 

January 15, 2013 

The City of Duncan is pleased to be provided an opportunity to review and comment on 
the amendments to the Elecioral Area E Official Community Plan and Zoning Bylaws. 

Our review and comments focus primarily on areas of common interest: reducing 

greenhouse gas emissions, watercourse and watershed protection. 

<0\CIF" Amem:llmen~ Bylaw- Bm 27, Coilse~valtion & Social S!!sltail'lability 

The City applauds the CVRD and Electoral Area E's support of the Bi1127 targets to 
reduce greenhouse gas (GHG) emissions. New policies to report on GHG emissions, 
increase local food production, protect for\')stly lands and develop watershed drinking 
water plans, support the development of alternative energy, and consider greenhouse 
gas reduction targets when making land use decisions should lead to GH G reductions 
in tile Regional District. · 

o While Policy 11.1.15 supports the creation of a network ofwalkway/bikeway/bridl<3 
paths, Policy 13.2.4 should be expanded to read "Opportunities to build and improve 
bicycle and pedestrian infrastructure will be pursued ... ", instead ·of just "dedicated 
cycling fanes". 

<DCI" Amem:llment Bylaw - Ccmseruation & Species at Risk ami Zonin~ Amend!menlt 
Byiaw- l"arl{iam:IJ, 11\Miandls & "frai!s Acq!!isition 

As land use affects plant and animal species, water bodies and drinking water quality, the 
City appreciates new policies to protect these natural resources and will work with the 
Regional District wherever necessary in their implementation. 

Coilclusion 

Overall the City is very pleased with the progressive nature of the proposed 
amendments and believes that the implementation of the new policies will also benefit 
the City of Duncan and the entire region. The City hopes that the proposed new policies 
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for the OCP will be updated and refined with the upcoming comprehensive review of the 
Electoral Area E OCP, and that corresponding programs and regulations are developed 
by the CVRD to implement these proposed policies. 

Should you have and further questions regarding the above comments, please do not 
hesitate to contact me. 

Sincerely, 

Miche!!e Geneau 
Planner 

Page 2 of 2 
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IO'duib>eE 2UJ12 
No I'-lfm!l!:, ff. ILefelbme, §. RCJOiberge, ru1ru J. §'Cr<>l'<eE 

l?'reamMe 

We wish to offer om sincere appreciation to Director Duncan for the opportunity to provide 
comment on the various proposed amendmenta, and to CVRD staff, particularly plat-mer Alison 
Ga_onett, for her time i.t< helping us familiarize ourselves with the content of these amendments. 
We hope that our responses are useful to Lhese individuals and to the CVRD in its consideration 
of these arnenillnmls. 

«JICJP' AmeEildmeEilfr "lllil!Jl27 & §OJdaill §usl<amaM1i!i-f' 

Overall, we applaud the though~ !hat has gone h>to h'Us document and the detailed way ln 
which Bill-27 &>d social-sustainability considerations have been addressed. The Environment 
Commission particularly supports language armmd iden\ilication of "future residential growth 
areas" (Section 7.10), and establishment of "village containment boundaries" in a future OCP 
review (Policy 7.10.4). We shongly encourage the community and Board to consider 
establishing these lbon..'!daries at the earliest available opportunity. 

l[]ifCJP' AmenclmeEil~ "IConsenralblon & §pedes ill~ llislk" 

The Environ.-nent Commission supports the objectives of this OCP amendment, &<d the 
inclusion of a number of provisions to try to increase protection of importat>t individual 
conservation areas a.nd species at risk. In addition to this support, we note that an overarching 
land-use plan for both the electoral area and regional district is necessruy to demonstrate how 
key ecological values and processes will be protected. ][,, tih.e absence of such a plan, individual 
conservation measures could succeed at the parcel scale, and yet fail in aggregate to meet 
ecological goals at a regional scale. We strongly encourage the Director and CVRD Board fu>d 
staff to include laTioouage on suc.h a plan in the amendment at>d in other appropriate work and 
documents pertaining to Area E a.n.d the CVRD (and would be more than willing to help craft 
such laTioGUage if so requested). If the appropriate vehicle fot such pla,_-ulli>g wii:hi.> Electoral 
Area E is the Official Commu;1ity Plan, then we strongly encourage that developing a regional 
land-use plan, including area-wide planning of conservation areas, play a central role in the 
next OCJP review. 

Additional comments on specific Sections/Policies: 

o Policy 3.1.20- we strongly support the active recogoition of the "precautionary 
principle" h> this OCP amendment, and m:ge the Board to give this principle serious and 
due consideration in their deliberations. 

a Polic-y 11.1.21- further to our opening comment orr this &"Ilendment, in our opinion the 
application of RRFC designation to the Wake Lake area is an example of an L'ldividual 
shategy that, taken in isolation or without the context of an overarchh-tg land-use plan, 
may not contribute to adequate protection of mvironmental goals at a regional level. 
Although such designation might be effective at acqmrmg additional conservation lat>ds 
for public ownership, we note the following cautions: 

o Neither Policy 11.1.21 nor the cited Policy 7.5 in the OCP is specific about the 
balance of conservation versus development areas in the RRFC designation. 
Without understanding that balance, it is very difficult to evaluate the benefits 
and costs of proposed Policy 1 1.1.21. 

o T1oe sizes of the individual conservation areas achieved through RRFC 
designatio~ although potentially effective at protecting habitat for very small 
species with limited ranges, may be inadequate for protecting a larger suite of 
ecosystem goods and services, which require connectivity of non-developed 
areas across a broader landscape. 

o Without a regional and cumulative assessment of ecological requirements and 
the positive &>d negative effects of lat""!d-use decisions, it is not possible to know 
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whether additional latcd-use footprint can be supported!, either generically or in 
this specific example. So we do not know really l!!<derstand the consequences of 
both: 

o Continually adding a mix of minimttm-size new parcels in combination 
wiih associated conservation areas across the electoral area; or 

o Creating additional parcels in combLnation wiih an undisclosed 
proportion of conservation land in the specific Wake Lake case. 

o Ecosystem-based forest management may be as or more protective of ecosystem 
goods and services than a mixture of residentiallli"lits and conservation areas, 
particularly when the proportion of conservation areas is undetermined, and the 
size of the conservation areas is small. Again, a :regional, cumulative analysis of 
theeffed:s of current and plausible future land uses within the electoral area and 
regional district is required to evaluate whether the RRFC designation is effective 
at achieving conservation goals in the electoral area, and whether it would be an 
effective mechanism to achieve goals in the Wake Lake example. 

o Sectionl4.12.5 

o (a) this section introduces the concept of collection of information by a "qualified 
environmental professional", or "QEP". We suggest that this language be used 
consistently, rather tha,--, interchangeably wit.h the term "biologist", as they may 
not be equivalent. ' 

o (e) this clause states that lots that are pact of or adjacent to a wetland should be 
located to mininize infrastructure crossi.cgs of the wetland; however, due to 
pattero.s of surface and shallow-subsurface water flow, even a single mad can 
substantially disrupt wetl&--..d hydrology and cause signLficant changes to 
ecosystems on both sides of the road. We suggest that the language of this clause 
be modified to emphasize intended outcomes, e.g,, "mad, trail, and utility 
crossings of a wetland or riparian protection area must be constructed so as not 
to affect surface and subsurface hydrology, e.g., through use of clear-span 
bridges, oversized culverts, or other methods as appropriate." 

ZmiliEllg Amendment "He ali: IP'llii!lljl> imd p,ukb.nd" 

o Heat pumps- it is our understanding that this ammdment is inh,nded to mandate 
installation of heat pumps in all new residential construction in the electoral area, in 
order to increase energy efficienc-y of residential heafutg. While the Environment 
Commission supports all efforts, including specific prescriptions, to decrease energy use 
in ihe regional district, we offer the follo>ving cautions with respect to this approach: 

o It appears that the effect of the ammdment would be to make all existing 
residences (former" dwelling units") without heat pumps non-compliant with 
the new definition of" dwelling unit". As there is no language in the amendment 
which discusses the retroactive application of this definition, we are unsure as to 
the implications to existing residences within electoral area E. These implications 
need to be carefully considered prior to adoption of this amendment. · 

o The amendment approad:t could be defined .as "process-based" or 1'prescriptive'-" r 

rather than "results-based". There are at least three potential drawbacks to this 
approach: 

1. As it does not focus on desired end results (i.e., decreased energy use), 
but instead on a single method to achieve these results, it may not in fact 
achieve the results intmded. Over-sized heat pu..mps, prevalent uses of 
"secondary,.. heatit1.g systems, or incorporation of other energy-inefficient 
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design elel)lents lJlay i_n fact result in increased overall energy use in new 
residential development. 

2. It provides no incentive for developers or builders to apply a suite of 
techniques to achieve hecreasing energy efficiency through the most 
appropriate me&""lS. Instead, it simply prescribes a single approach to 
energy reduction, whlch may detract from other, equally valid! 
approaches (e.g., passive solar heating,. solar water heating). This effect of 
"process-based" or prescriptive approaches is often referred to as" stifling 
.hulovation11

• 

3. Because the amendment is prescriptive, it places responsibility for success 
on the prescribing entity, i.e., on the CVRD. As developers/builders have 
no input into the implementation of this amendment, they have no 
responsibility for its ad1leving intended results. This responsibilit"f rests 
solely with the CVRD. 

4. Home owners should be responsible for choosingenergyefficientheati.;-..g 
sources and incentives should be provided to avoid drivi."g home mvners 
to do renovations without permits. 

5. With respect, the Environment Commission suggests that the Director 
a.ed Board consider other {less prescriptive and/ or appropriate hecentive) 
mech&-dsrns to achieve increased energy efficiency in residential 
buildings. For instance, the language of the "Bill-27" OCP amendment 
includes clauses (Policies 7.10.2 and 7.10.5) intended to h-,crease 
residential energy efficiency, bot.h new and existing, through a variet<j 
system improvements. We suggest that the Director and Board consider 
an incentive/ penalt"f approach to implementing these clauses (a "results
based" approach), rather than the prescriptive approach rnrrently 
proposed by the zoning amendment. 

o Parklrued, Section 12.7- itis our understandheg that this Section, combheed with 
proposed amendments to Section 13.2, Appendices, has the effect of: 

a Generally removing minimum-size restrictions on parcels subdivided by a road, 
park, or trail corridor dedicated to the regional dishici; and 

o Specifically targeting dedication of a road in the vicinity of 
Riverbottom/Bamjum roads on the east a.nd a public :road network orr the west. 

In the general case, we note the caution expressed in our opening comment under OCP 
Amendment "Conservation a.nd Species at Risk", above: that is, without an overarclting 
pla.n and <m analysis of the cumulative effects of !rued-use decisions on socio-economic 
iiD_d environmental benefits and liabilities, it is impossible to evaluate whethe:r hading 
dedications for higher-de.""lSil.y development on otherwise-zoned !ar-..ds is a sound policy 
decision. In addition, we note that he the area identified in Section 13.2, t.here appear to 
be a number of conflicting objectives: 

1. Trading dedication of a public road corridor for increased parcel density on 
subdivided land; 

2. Use of the RRFC designation to trade acquisition of an undetermined location or 
proportion of conservation area for increased parcel density; and 

3. Protection of critical wetland and wildlife habitat in the vicinity of Wake Lake. 

Without a clearer articulation of objectives for this area, and a bala.nced evaluation of 
whether these objectives can be achieved through the various proposed mechanisms, it 
is cxhemely diffi.cult to knuw whet.her these mecl1anisms are likely to be effective, 
extremely ineffective and potentiaily damaging, or both at once. However, on the 

3 
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surface, it seems that increasi.t<g land-use denBity, traffic, and road access in the vicinit-y 
of a.Tt identified conser-vation area is, at the least, potentially mnnter-pwductive. 

o Parkland, Section 12.12-we support the clause altering calculation of minimum lot sizes 
to exclude waterbodies and wetlands, as a mecha.nism to promoting conservation of 
these ecologically important areas. 

4 
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STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

February 27, 2013 

Rachelle Rondeau, MCIP 
Planner I 

FILE No: 

BYLAW NO: 

Green Building 
Rezoning/Private 
Sector Rebate 
Policies 

SUBJECT: Green Building Rezoning and Private Sector Green Building Policies 

Recommendation/Action: 
For information. 

Relation to the Corporate Strategic Plan: Under Sustainable Land Use and Healthy 
Environment, the CVRD Corporate Strategic Plan has identified the following strategic actions: 

• Develop a green building strategy/policy that supports environmentally friendly building 
practices; 

• Review existing CVRD Bylaws and make recommendations for incorporating sustainable 
elements, and where needed, create new standards. 

Financial impact: (Reviewed by Finance Division: NIA) 
The financial impact will depend upon the uptake of the program and the level of rebate being 
achieved. Building permit fees are collected through the Building and Bylaw Enforcement 
Division of the Planning and Development Department, and any rebates on building permit fees 
would be lost revenue from the Building Inspection Division. 

An average building permit fee for a new home is approximately $2,500-3,000, based on a 
permit fee of 1% of construction costs. It is not known currently how many residential buildings 
within the CVRD Electoral Areas are built to a higher environmental standard, as there is 
currently no method in place for tracking these. To date, it is not thought that there are many. 

Background: 
The Electoral Area Services Committee directed development of a green building strategy with 
the following resolution: 

That, in consultation with the Environment and Economic Development Commissions, and a 
stakeholder committee, a private sector green building strategy be developed that would: 

a) Provide financial incentives and recognition to builders/developers who build green, or 
establish a disincentive for non-green buildings, according to an established rating 
scheme or EnerGuide rating (e.g. 80 or above); 

b) Establish higher standards for proposed development through a rezoning policy and 
Official Community Plan policies; 

c) Continue integrating green building policies within planning documents. 

253 



2 

The following sections and attached policies indicate what is being proposed for each element 
of the overall green building strategy. 

(a) Financial Incentives/Disincentives: 

The attached draft policy outlines a proposed rebate on building permit fees for new and 
renovated residential buildings that achieve a higher level of environmental performance and/or 
energy efficiency than that specified in the BC Building Code. 

In setting the fees for building permits, these typically reflect the actual costs of processing the 
application and cannot be used to penalize or provide a disincentive for buildings that are 
meeting the building code standard. 

Under the policy, applicants would submit the regular building permit fees and following receipt 
of certification that the building meets the eligibility standards, will receive the corresponding 
rebate. 

Following adoption of the policy, CVRD should begin tracking applications that are proposed 
BuiltGreen, LEED or higher energy efficiency (e.g EnerGuide 80 and above) for recording 
purposes in order to identify how many are proposed, what rating system is proposed, and how 
many result in achieving the rebate. 

(b) Higher standards for proposed development through rezoning and Official Community 
Plan Policies: 

The attached draft rezoning policy is proposed to communicate environmental objectives and 
expectations in a consistent manner to applicants who apply to rezone or amend the OCP 
designation on their property. 

Currently, green building policies or sustainability considerations at the time of rezoning are not 
treated consistently in all Electoral Area Official Community Plans. Some areas include specific 
policies addressing green buildings and specifying requirements to consider in reviewing 
applications. As a result, the CVRD reviews and negotiates amenities or higher environmental 
standards on a case by case basis. The proposed green building rezoning policy would 
formalize the objectives, standards and additional information to be requested of applicants for 
rezoning or Official Community Plan amendments. As a standalone rezoning policy, it would 
apply to all electoral areas and could be amended more easily than green building and rezoning 
policies within the OCPs. 

The OCPs would continue to provide the primary consideration and policy guidance for 
reviewing applications on land use change, as well as growth and development. 

Additionally, the rezoning policy is not intended to encourage higher environmental performance 
as a replacement for community amenities that are sometimes offered in rezoning applications 
through such policies as 8.1 if the South Cowichan Official Community Plan, which may include 
park dedication or other amenities. 

(c) Continue integrating green building policies within planning documents: 

The CVRD Planning and Development Department has incorporated green building within 
several planning documents: 

• Sustainability checklist in use since 201 0; 
This checklist is submitted with all applications for rezoning and development permits. It 
is designed to direct builders and developers to address a range of sustainable building 
issues such as designing green buildings, preserving and encouraging the protection of 
ecosystems, water conservation and protection and rainwater management. 
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0 Official Community Plan amendments for Bill 27- Greenhouse Gas Emissions; 
All Electoral Area Official Community Plans are being or have already been amended to 
comply with the Bill 27 - Green Communities legislation. 

0 Development Permit Area guidelines that include green building, protection of sensitive 
ecosystems, and rainwater management guidelines. However, green building design 
guidelines within the DPA do not apply to single family dwellings. 

0 South Cowichan and proposed Cowichan Bay Official Community Plans- as new OCPs 
are drafted, they include policies about green building, solar orientation of new 
development, energy efficiency and rainwater management. 

Interdepartmental/Agency Implications: 
The draft green building rebate and rezoning policies are currently being reviewed by the 
Environment and Economic Development Commissions. A workshop has been scheduled at 
the end of March with CityGreen Solutions 1 for local builders, developers, designers and others 
in order to provide an overview of various new home construction energy labeling programs and 
the financial incentives and rebates that are available for new homes built to a higher energy 
efficiency. At the workshop, CVRD will introduce the proposed green building policies, and 
provide time for discussion with stakeholders. 

Planning Division Comments: 
The proposed Green Building Rebate and Rezoning policies are part of the overall strategy to 
encourage green building within the private sector and increase sustainable development in the 
CVRD Electoral Areas. The CVRD Planning and Development Department is also continuously 
researching and updating latest standards to improve environmental performance and prepare 
better guidelines. 

In the future, as part of an overall green building program, CVRD can also work on promoting 
other programs (e.g. from other agencies) as well as pursue funding to conduct pilot projects or 
programs. 

The proposed policies will encourage green building through building permit rebates, as well as 
by requiring higher environmental standards in new development, and accessing better 
information about energy efficiency and environmental standards through rezoning or OCP 
amendment applications. 

Following stakeholder feedback, final draft policies will be forwarded to the Electoral Area 
Services Committee for review and consideration of adoption. 

Submitted by, 

~bla 11 " t?~/1----r ( ' / (/ v '-...!?' r ---....__) 

Rachelle Rondeau, MCIP 

Planner I 
Development Services Division 
Planning & Development Department 

RR/ca 

2 

'CityGreen Solutions is a non-profit organization that offers programs for improving energy efficiency in 
homes and buildings. They also work with local governments on programs. 
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Private Sector Green Building Policy -- -- ·-··------··-·-·· " . . . •· -- -- ·- ....... - ". ------ . - --- - -- .. -. 

Applicability: Planning & Development 

Effective Date: April 10, 2013 

PURPOSE: 

The purpose of the Cowichan Valley Regional District (CVRD) Green Building Policy is to 
improve the environmental performance of private sector development bl/ encouraging new 
development to build certified green and with a higher level of energy effiCiency, reducing the 
environmental impact of new construction. 

BACKGROUND: 
. . . 

This policy defines green buildings as those that are energl(, efficient, have redl.lced greenhouse 
gas emissions, conserve water, use materials sensibly and reduce construction waste, and are 
certified through a green building rating system. The qenefits of certifie~ green buildings include 
better performance, reduced environmental impacts, iower operating. cOsts, increased occupant 
health, and a smaller ecological footprint. · · 

Scope: _ ... __ . 
This policy applies to all new private·· se_ctor single family and multi-family residential 
development and renovations to residential builaiiigs. 

While this policy applies to develor)Q]~nt within the.CVRD Electoral Areas only, the CVRD will 
work cooperatively with other prgilnlzations and the broader community to encourage similar 
green building policies withiJ1 (he participating municipalities to make a region-wide impact and 
standardize green building, guidelines. 

Commercial, industrial.and institutional development is encouraged to adhere to a green 
building rating system. Existing Offic;ial Community Plan and development guidelines encourage 
development to incorporate- green building features that would minimize environmental impacts 
and promotesu$t~inabili!Y- · 

POLICY: 

Obj~tiives! .. 
Thi J3C Buil~ing 'Code regulates the standard of construction for buildings, and local 
governmentsJ;annot impose different or more stringent restrictions than those specified in the 
code. However, the CVRD is joining other local governments by finding ways to reduce the 
environmental impact of new development by improving energy efficiency, water conservation, 
waste diversion and onsite rainwater management. 

The objectives of the policy are to: 

CVRD Private Sector Green Building Policy- Page 1 
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Increase the number of certified green buildings within the CVRD1
; 

Facilitate builders in the CVRD to access utility financial incentives for building energy 
efficient homes; 

Decrease energy requirements and associated greenhouse gas emissions of dwellings; 

Through careful location, design, construction and site rehabilitation, preserve natural 
function of the site and benefit from the natural attributes such as shading and solar 
orientation; 

Manage rainwater on site by incorporating low-impact development techniques such as 
absorbent landscaping, bioswales, and raingardens to protect natural 'draiAag-e patterns; 

Increase the amount of energy supplied by local renewable resources;> -. 

Reduce the total volume of water used for buildings and landsc'lping; 

Conserve materials through efficient design and recycle mat~rials t9 reduce construction 
waste; 

o Increase the application of renewable, recycled and L(Jcally-sourted materials (within 800 
km); 

o Improve indoor air quality by minimizing chemic~i emi~sion~frq~ materials used in 
buildings and provide excellent ventilation and air filtering. 

Procedure: • . . _ .· , . 
1. To encourage and expedite the transitio"n fo greer\ buildings, the CVRD is offering a rebate 

on building permit fees for new residential d@\(elopment that is certified green through an 
approved green building rating sy~tem and that achieves a high level of energy efficiency. 

2. Buildings that are renovated• such that they achieve the levels noted in Figure 1 and 2 are 
also eligible for the buildi[lg permit reba\~. 

3. Rebates on building permit fees will be provided to applicants whose building project is 
certified by one ciftlle follqwing programs BuiltGreen, LEED, R-2000, Energy Star for New 
Homes, Polll(~r Sma,rt for New, Homes and who attain an EnerGuide rating of 80 or above. 

4. To enqiurage,h)gher energy efficiency in new development, rebates on building permit fees 
will be provi<::led to applicants whose building project achieves EnerGuide 80 or above. 

5. 'The rebateJeveJs are noted in Figures 1 and 2 below: 

1 Currently, there is no tracking or notation of buildings that include green features. In order to evaluate 
the success of this rebate program, CVRD will begin recording certified green buildings (and/or 
EnerGuide level). 

CVRD Private Sector Green Building Policy- Page 2 

257 



~~~ ,;g 
CVRD 

Policies & Procedures 

Figure 1 

Value of Building Green Building Certification Corresponding 
Permit Rebate achieved Minimum EnerGuide 

Rating 
30% Built Green Gold/Platinum 80 

LEED 
R-2000 (minimum EG 86) 

20% Power Smart New Homes 80 
Energy Star for New Homes -

Built Green Silver .... ···. 

10% Built Green Bronze 80 ··•· ... 
... 

' 
. 

F" 2 1gurre . ····· ... 
· .... 

Value of Building Permit Rebate EnerGuide Rating - .. 
-.... ·· .. > 

30% : .····· 85 · ..•.. 

20% 
. ·.·•· 'c. .·· . 

~" 
80 

. . ·· ... 

6. On the application form for building perrr\it;appljciomts will declare their intention to build 
BuiltGreen or to the higher EnerGuide rating, cjrii:l are required to submit the regular permit 
fee. Following successful compl<;tiofl of certification, applicants will submit the 
documentation noted below to 6~tain the rebate. 

7. To achieve the rebate, 3rd party certific~tion for Built Green and a completed EnerGuide 
certificate by a qualifie6 Certifrea EnermiAdvisor(CEA) is required depending on the rebate 
being applied. 

8. Built Green (3old, Silveror Sronze are only eligible if they also receive an EnerGuide rating 
of EnerGuide 80 or n)Ofe. 

Consider~ti()n of otl1er rating systems: 
Ther~ ;fr8c severil green -building rating systems that are also available to residential 
deyeTopment. HmN<;ver the rating system currently most widely understood and acknowledged 
bytl'le building industry, and supported by the Canadian Home Builder's Association is the 
BuiltGQ'l<?n, r9ling system. The benefit of choosing an established rating system is that it is 
consiste'nt; a'nd third-party verified. The EnerGuide Rating System is the Natural Resources 
Canada approved and administered program and is the basis for all energy rating systems. 

Documentation: 
In order to obtain the building permit rebate, evidence of compliance with the green building 
rating system and/or EnerGuide certificate is required from a certified professional within 12 
months of occupancy. 

CVRD Private Sector Green Building Policy- Page 3 
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To encourage continuous improvement in green building, the rebate level provided will be 
evaluated and adapted as green building and energy efficiency standards are improved over 
time. With wider adoption of green building and higher EnerGuide standards, levels of rebates 
will be modified to stay relevant and achieve the objectives to encourage and reward green 
innovation. 

Approved by: Choose an item. 
Approval date: Click here to enter a date. 
Amended date: Click here to enter a date. 

CVRD Private Sector Green Building Policy- Page 4 

259 



::-~~ 
·~ 

CVRD 

Policies 8, Procedures 

FOR OFFICE USE ONLY: POLICY APPROVAL TRACKING SHEET 

Initiated by: Click here to enter name So position 

Applicability: Planning & Development 

Effective Date: Choose a date 

Approval History: 

To Be Approved by: 

All policies periaining to money must be pre-approved by the Finance Division. 

Approval 
Required? 

Choose 

Choose 

Choose 

Choose 

Choose 

Finance Division 

Enter name 
Committee 

CVRD Board 

Corporate 
Leadership Team 

Administrator 

Date Approved: 
. Signature or 

Res.olutii:m(Pagi) Number: 
(attach staff ieporis and minutes) 
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Green Building Rezoning Policy 

Applicability: Planning & Development 

Effective Dale: April 10, 2013 

PURPOSE: 

The purpose of the Cowichan Valley Regional District (CVRD) Green Building_ Rezoning Policy 
is to evaluate the impact of proposed development on community greenhous"B gas emissions, to 
set higher standards for new development reflecting community expec\ations, and improve the 
environmental performance of private sector development by encouraging new develo[lll1ent to 
build green and expand the use of green infrastructure. · -

Green buildings are those that operate with increased energy effici$ncy, te_duce greenhouse 
gas emissions, conserve water, use materials sensibly and,creduce coristrpction waste. For the 
purposes of this policy, green building refers to a building !nat is certified' through a 3'd party 
rating system such as LEED or Buii!Green. Gr<Jetf. infrastry_cture· includes elements of 
development that preserve the natural function of the site including tr~es, native vegetation, rain 
gardens and bioswales. - · 

BACKGROUND: ,. ___ , ·-

CVRD Official Community Plan policies and ~b]ectlves provide direction on land use and growth 
patterns, and aim to reduce the enyi(bhmental itT\pact associated with new development. This 
rezoning policy will further outline [)leasures and criteria that the CVRD Board will use when 
evaluating rezoning applicatiol""!s:·. - _ 

The range of environmel"\t~F;f~pC\c;ts th~f~will be considered when rezoning applications are 
reviewed include the followH1g: - ·" 

o Building energy_use; _ ., . 
o Transportation ~~nergy use; . 
• Wat<Jr,collsu.mpfiorl; 
o Volume arJ}:l.qualitycofwastewater; 
0 Solid wa{fe tlUtp(ll>-and management; 
o GHGemipsions; and 
•· Developrrtept footprint (e.g impervious sutfaces, land clearing) 

The beinefits.6fbuilding to a higher environmental standard include reduced environmental 
impact, lo\jrE!r operating costs, increased occupant health, and a smaller ecological footprint 

Scope: 
This policy applies to applications for rezoning or Official Community Plan amendments in all 
CVRD Electoral Areas. 

CVRD Green Building Rezoning Policy- Page 1 

261 



~vt~-
1& 

CVRD 

Policies & Procedures 

POLICY: 

Goal: 
The goal of this policy is to communicate a consistent expectation for rezoning or Official 
Community Plan amendment applications that will encourage improved environmental 
performance and reduce the energy footprint of new development. 

Procedure: 

1) Applications for residential rezoning are strongly encouraged to exceed th!'l standards of 
energy efficiency specified by the BC Building Code and to incorporate greeri b~ilding 
and green infrastructure in new development. · · · 

2) Energy consumption, impact on greenhouse gas emission (~duci(oo targets'and 
environmental performance of proposed development shall be aJL!ndam~htal 
consideration in future land use decisions made by ttJ.E? CVRD Board. · 

3) The Board will consider greenhouse gas reduction_targets when ri:Jaking decisions on 
land use change applications, as they in turn fiffect tnevroduptloil of transportation 
related greenhouse gas emissions. All develdj:}ment propOsals should take into 
consideration neighbourhood connectivity; proximity to vilf'age areas, and opportunities 
for enhanced use of public transportCjtipll or lion~vehipufa'r alternatives. 

4) To assist the Board in its review, repo~(s)/(nf~rmation from a qualified professional may 
be required indicating how th)' 9evelopmellt.yvill achieve the following objectives: 

0 

0 

0 

0 

0 

Improve energy efficienc;y·a;;d inc;lude certifi~~ green buildings, indicating to what 
standard; 
Reduce greenhouse gas erfiissions; 

Through carefullocatioh,tlesign, construction and site rehabilitation, minimize 
disturbance t6.p'atyre~l habitat and vegetation to preserve natural function of the site, and 
benefit from the natural attril:iutes such as shading and solar orientation; 
Manag~ ral[lwate'roh site by incorporating low-impact development techniques such as 
bio~(i\iilles, absorl:l~nt landscaping, and raingardens to protect natural drainage patterns; 
toc~ease(he amount of energy supplied by locally generated renewable resources 

"iriCiuding. but not limited to solar hot water, heat pumps and others; 

.c;,;,. Consi~watiOn of a district energy system for new subdivisions; 

• · J1educb."the total volume of water used for buildings and landscaping; 

• Cqn~'efve materials through efficient design and recycle materials to lower total volume 
of c-onstruction waste; 

o Increase the application of renewable, recycled and regionally-sourced materials (within 
800 km). 

CVRD Green Building Rezoning Policy- Page 2 
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5) The Regional Board has discretion in the approval of rezoning or OCP amendment 
applications, and the policies within Official Community Plans are the primary 
consideration for development applications and applications for land use change. 
Applications are expected to comply with the green building rezoning policy, but 
compliance will not necessarily guarantee approval. 

6) Compliance with this policy and corresponding green building and green infrastructure 
measures may be secured by bylaw, development agreement, restrictive co\l.enant or by 
other means deemed appropriate by the CVRD Board. · 

Approved by: Choose an item. 
Approval date: Click l1ere to enter a date. 
Ame11ded date: Click here to enter a date. 
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FOR OFFICE USE ONLY: POLICY APPROVAL TRACKING SHEET 

Initiated by: Click here to enter name 8, position 

Applicability: Planning & Development 

Effective Date: Choose a d&te 

Approval History: 

To Be Approved by: 

All policies pertaining to money must be pre-approved by the Finance Di[dsfon. 

Approval 
Required? 

Choose 

Choose 

Choose 

Choose 

Choose 

Finance Division 

Enter name 
Committee 

CVRD Board 

Corporate 
Leadership Team 

Administrator 

Date Approved: 
. . Signature ·pr 

ResoluficmiPage ·Number: 
(attach Sfaffiepdrts' and minutes) 
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STAFF REPORT 

ELECTORAl ARE?\ SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

DATE: 

FROM: 

February 27, 2013 

Ann Kjerulf, MCIP, RPP, Senior Planner 
Community and Regional Planning Division 

SUBJECT: Cowichan Bay Float Homes Study 

Recommendation/Action: 

FILE No: 

BYLAW NO: 

3360-01-
D/CB/FLO 

N/A 

That the Hemmera rep01i concerning Cowichan Bay Float Homes and Live-a boards be received 
as information; and 
That CVRD staff proceed with regulatory bylaws respecting the recommendations provided 
within the report. 

Relation to the Corporate Strategic Plan: 
The Corporate Strategic Plan, under the broad topic of Healthy Environment, includes an 
objective to "protect the environment from harm" and a strategic action to "develop policies and 
guidelines to protect sensitive areas". 

Financial Impact: (Reviewed by Finance Division: N/A) 
$8,000 was previously allocated to complete an environmental study in support of developing 
regulations for Cowichan Bay float homes. 

Background/Discussion: 
Staff previously reported to the EASC on October 16, 2012 that Hemmera, an environmental 
consulting firm, had been selected to undertake an environmental study to determine how to 
minimize the impacts of float homes on the estuarine environment. The consultant has 
completed its study and provided a report to the CVRD (attached). Based on the consultant's 
recommendations, staff would like to proceed with the development of regulatory bylaws 
forthwith. CVRD Engineering staff are currently undertaking a feasibility study concerning liquid 
waste management options for the Cowichan Bay Village marinas. 

Submitted by, !'.,/ d I ) ' { 

~f/J/U!b\j 
Ann Kjerulf, MCIP, RPP 
Senior Planner, Community and Regional Planning Division 
Planning and Development Department 

AK!ca 
attachment 

Reviewed by: 

Div"~ger. ,/7 
~ 77 ::::// ' 
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February 15, 2013 
File: 1123-002.01 

Cowichan Valley Reg ional District 
'175 Ingram Street 
Duncan, BC V6C 3S4 

Attn: Ann Kjerulf, Senior Planner 

Dear Ms. Kjerulf, 

Re: Cowichan Bay Float Home Guidelines 

['J H MMERA 
Suite 250 - 1380 Burrard Street 

Vancouver, BC V6Z 2H3 

T: 604.669.0424 

F: 604.669.0430 

hemmera.com 

Hemmera is pleased to provide you with this electronic copy of the Cowichan Bay Float Homes report. 

We have appreciated the opportunity to worl< with you on this project and trust that this repor'c meets your 

requirements. Please feel free to contact the undersigned by phone or email regarding any questions or 

further information that you may require. 

Regards, 
1-lemmera 

Joe Truscott, R.P.Bio. 
Project Director 
604.669.0424 (607) 
jtruscott@hemmera.com 

.. /f/~ 
/'~ / ~ 

.//~/ ·~~ · · 
/ 1 / ~ /? . 
,,. ,t / .. p 

I L/ I / / 

Scott Northrup, B.Sc. 
Pmject Manager 
250.619.2807 
snorthrup@hemmera.com 
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Many float homes in Cowichan Bay, British Columbia currently discharge untreated domestic sewage as 

both black and grey water to Cowichan Bay (verbal communication CVRD 2012). This is a concern to the 

Cowichan Valley Regional District (CVRD) which is updating the Cowichan Bay Official Community Plan 

(OCP). Cowichan Bay is located at the southeastern corner of Vancouver Island, near Duncan, British 

Columbia (Figure 1). 

The draft OCP (2013), which includes the Cowichan Bay Area, identifies the health of the Cowichan 

Estuary as a primary concern due to threats to environmental quality and human health. CVRD 

contracted Hemmera to prepare this report to help inform development of OCP policies and 

corresponding land use regulations that address environmental issues related to float homes in Cowichan 

Bay. 

The 1986 Cowichan Estuary Environmental Management Plan (CEEMP) recognizes that establishing 

high water quality is critical for maintaining and enhancing Cowichan estuary productivity. Cowichan Bay 

Village is designated as an industrial/commercial area under the CEEMP (Lambertson 1987). 

Float horne living is a lifestyle choice which is regaining popularity along the coast of British Columbia 

(Allin 1998). Although float homes are becoming more common, float home regulations vary with local 

government jurisdiction. In many communities, including Cowichan Bay, clear policy and regulations are 

needed to guide management and enforcement of float home location and domestic sewage disposal. 

The discharge of untreated human waste into estuaries and coastal bays is known to influence organic 

and pollutant loading, as well as benthic community and trophic structure (Weston 1990, Diaz 1995). The 

disposal of raw sewage into surface waters is adverse to human health; worldwide, research has linked 

recreational use of water contaminated by faecal material to health problems such as eye infections, 

gastrointestinal symptoms, skin irritations, respiratory illness, as well as ear, nose and throat infections 

(PrOss 1998, Zmirou et al. 2003, Soller et al. 201 0). 

Cowichan Bay float home owners' methods of domestic sewage disposal range from directly discharging 

untreated sewage into surrounding waters, to connection to the regional sewage treatment system via 

existing hook-up facilities (verbal communication CVRD 2012). To date, only two floating homes are 

documented as being connected to CVRD sewer facilities (verbal communication CVRD 2012). 

The CVRD wishes to manage marine float home use in Cowichan Bay Village by means of an amended 

OCP and land use regulation in order to address potential effects to the environment, human health, 

public perception and infrastructure planning requirements. CVRD has initiated this project to evaluate the 

current status and issues associated with float home siting and usage in Cowichan Bay, the 

recommendations from which will be considered in the development and implementation of a 
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management strategy that is consistent with long term environmental protection and sustainability goals. 

In addition, the CVRD, Cowichan Tribes, Department of Fisheries and Oceans, Transport Canada, 

RCMP, Living Rivers, and BC Wildlife Federation are seeking to establish Vessel Operation Restriction 

Regulations (VORR) in order to designate specific areas as off-limits to motorized vessels in order to 

protect eelgrass habitat in Cowichan Bay (CVRD 2012). 

1.1 WHAT IS A FLOAT HOME? 

The province of BC defines a float home as a structure built on a flotation system and used as a 

residence (British Columbia Float-home Standards 1998). It is not intended for navigation or use as a 

navigable craft. Float homes are held to standards set by the provincial and federal governments and are 

regulated by local government (Greater Victoria Harbour Authority website). 

Live-aboards are typically boats or small yachts (either power or sail boats) that are used as a primary 

residence. The sewage management issues common io float homes are also associated with live

aboards. In sections 6.0 and 7.0 of this report, water quality and sewage management issues associated 

with float homes and live-aboards are dealt with as one issue cornrnon to both types of infrastructure. 
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Wetland ecosystems, including estuaries, deliver a host of ecological services that are invaluable to 

society (Costanza et al. 1997). Estuarine ecosystems are considered among the most biologically 

productive areas on the planet and play an important role in shoreline erosion control; floodwater 

retention and control; heavy metal storage; food-web support; human recreation; water quality; and 

nutrient cycling. Additionally these areas provide critical habitat functions for birds, fish and other wildlife 

(Short et al. 2000, Meyer 2002). 

The Cowichan Estuary was recently ranked as the 8th most important estuary in BC (Ducks Unlimited 

Canada 2008). The Cowichan River, which discharges to the estuary, is listed as a Canadian Heritage 

river due to its extensive lowland floodplain which is vitally important for various salmon species and up to 

220 species of migrant shorebirds and waterfowl (BC Parks 2005). This designation is partially a result of 

the highly valued habitats of the Cowichan estuary, including: tidal marshes, mudflats, eelgrass beds, and 

marine riparian habitats. 

A key habitat in the Cowichan Estuary is eelgrass (Zostera marina). Eelgrass beds are critical habitat for 

commercially and ecologically important organisms such as juvenile Pacific salmon and Dungeness crab 

(Metacarcinus magister) (Gunderson et al. 1990). Eelgrass beds provide refuge from predators, cover 

from desiccation during low tide, offer three dimensional habitat, and are an indirect and direct food 

source for a variety of species (Wyllie-Escheverria 2003). A map of eelgrass beds present in Cowichan 

Bay is shown in Figure 2 (Community Mapping Network data). 
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Figure 2 Eelgrass Distribution in Cowichan Bay (green polygons) 

Nota: 
Bay. Prepared for LGL Ltd, Sidney BC. 
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The purpose of this project was to undertake a desk top study to assess the adverse effects of float 

homes and live-aboards to the environmental characteristics of Cowichan Bay and to provide 

recommendations for their management. This includes: 

o Describing the current biophysical condition of marine foreshore habitat in the Cowichan Bay 
Village area; 

a Evaluating the suitability of the marine foreshore area to support indigenous marine species 
typical of the local area; 

o Recommending guidelines for float home location, operation, and sewage disposal in the village 
area. 
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A desktop study was undertaken to gather and review both biophysical and water quality information 

related to the fish and wildlife habitats of the project area. An evaluation of the suitability of the marine 

foreshore habitats to support indigenous marine species typical of the local area was also conducted. The 

suitability analysis included key habitat types and the important species that rely on them and areas 

where native habitat has been lost due to development. Data on float home status were acquired directly 

from the CVRD staff. Biophysical, water quality, and float home status information was evaluated in 

context with existing ecosystem information available for Cowichan Bay. These data were used to assess 

whether adverse effects are l'lkely to be occurring from float home usage in the area as a basis for 

recommendations in this report regarding float home management within Cowichan Bay. 

2.1 INFORMATION SOURCES 

Background information was obtained from a variety of sources, including: 

o Published and unpublished government reports for the area, including previous environmental 
assessments; 

o Published scientific reports for the area; 

o Community Mapping Network; 

o BC Conservation Data Centre (CDC) Species and Ecosystem Explorer; 

o BC Coastal Sensitive Area mapping; 

o Provincial Coastal Resource Information Management System (CRIMS database); 

o Cowichan Watershed Board website (www.cowichanwatershedboard.ca); 

o Provincial FishWizard; 

o Freshwater Fisheries Society of BC; 

o Cowichan Estuary Environmental Management Plan (CEEMP); 

o iMapBC; 

o British Columbia Marine Ecological Classification (BCMEC) system. 

In addition, Hemmera's team members have extensive local knowledge of the local area. To supplement 

this local knowledge, the project team interviewed key government agency personnel that have 

experience in Cowichan Bay including CVRD staff and CEEMC members. Other relevant sources of 

information included the Seachange Conservation Society, the Cowichan Bay Nature Centre, and the 

Khoyatan Marine Laboratory (previously moored in Cowichan Bay). 

Available habitat mapping (from the Community Mapping Network), orthophotos and bathymetric maps 

from the Canadian Hydrographic Service were reviewed and included in the analysis of existing marine 

environmental conditions in the village. Sensitive, productive, or highly valued habitat and ecosystem 

types were identified based on available data. Areas of low habitat value were also identified. 
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3.0 CURRENT FLOAT HOME STATUS AND UNDERSTANDING 

3:1 FLOAT HOME INVENTORY 

The CVRD recently conducted a float home inventory of the village (September 21, 2012 Engineering & 

Environmental Services Department of CVRD). Table 1 presents the inventory results and describes the 

moorage location, sewer units present and number of homes that have been connected to the regional 

sewage treatment system (more detailed information on existing f loat home sewage discharge is 

presented in Appendix A). No live-aboards have purchased or made connections. Figure 3 illustrates the 

location of existing float homes and live-aboards in the village area. 

Table 1 Float Homes in Cowichan Bay 

~r lldtiJf~g Float ...... ..,.. ... Homes 
~·d Moih. Connected 

Ocean Suites at 
0 0 0 

Cowichan Bay 

Fishermen's Wha1f 0 0 0 

Masthead Marina 2 3 2 

Cowicllan Shipyard 1 0 0 
Marina 

Cowichan Bay 2 0 0 
Marina Pier A and B 

Pier 67 Marina 
(former Pie r C of CB 3(3)* 5 0 
Marina) 

Pier 66 Marina 0 6 0 

Dungeness Marina 2 0 0 

Cowichan Bay 
0 0 0 

Maritime Centre 

Bluenose Marina 0 6 3** 

Note: Three purchased and three more requested. 
Information needs confirmation/further investigation. 

Pump 
l'r Duta Commert1a 

0 • Marina used by hotel guests 

0 One pump out is deactivated. The 
2 other collects sewage from the 

marina and the office 

0 
0 1 float home not connected but 

unoccupied 

0 

0 

Docks extended into the bay to 0 
0 

connect to Pier 66 

0 
0 Owner willing to connect but no 

sewer available 

0 Washroom on dock for customers 

1 0 30 pump outs per year 

0 Upland residences present 

0 

0 Washroom for customers 

0 3 float homes connected to a pipe 
that runs to the upland - sewer 
hook up is unconfim1ed. 
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The British Columbia Float Home Standards (1998), as outlined by the BC Ministry of Energy and Mines, 

state that: 

"Float homes shall have, or be connected to, an approved sewage disposal system. Sewage 

disposal systems shall comply with the Sewerage System Regulation or the Municipal Sewage 

Regulation". 

The Sewerage System Regulations (BC regulation 326/2004) under the Public Health Act, BC Ministry of 

Health) states: 

"The owner of every parcel on which a structure is constructed or located must ensure that all 

domestic sewage originating from the structure is discharged into a public sewer, a holding tank, 

or a sewerage system, and does not cause a health hazard." 

However, the Sewerage System Regulations also state that "a person may discharge domestic sewage 

or effluent into waters if authorized under another enactment". 

While they do not apply to Cowichan Bay, Bylaws and standards pertaining to Float homes have been 

established in a number of nearby municipalities. For example, according to the Standards for Float 

Homes and Uve~Aboard Vessels in Victoria Harbour (Transport Canada 2001), Sewage Disposal 

(sections 3.2.4 and 4.3.2) requirements include: 

a. Float Homes/Live~Aboard Vessels shall have an approved on~board sewage disposal system. 

b. No discharge of sewage into the waters of Victoria and Esquimalt Harbours is permissible. 

c. Sewage holding tanks shall comply with the Pleasure Craft Sewage Pollution Prevention 
Regulations. 

d. Marine sanitation devices certified as Type Ill devices by the United States Coast Guard are 
acceptable. 

These standards are applicable to all marinas and public port facilities in Victoria Harbour under federal 

jurisdiction and may be augmented by additional requirements established by the marina or port operator. 

According to Bylaw numbers 3116 and 3216, contained within The Corporation of the District of North 

Cowichan Bylaw No. 3015 (Float Home Standards Bylaw 1999), 

"The float home must be connected to a sewage disposal system approved under applicable 

provincial or federal laws concerning sewage disposal (when such a system becomes available 

for existing float homes), or have installed a com posting or Lectra/San toilet." 
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Furthermore, it is noted in Part 3 (Marina Standards) of Bylaw No. 3015 that the moorage site plan must 

include an on-site sewer system. This bylaw is consolidated under section 139 of the Community Charter 

and applies to all areas of land and water within the territorial area of the North Cowichan and, for 

certainty, extends 1000 feet beyond the foreshore high water mark. 

The Crown Land Use Operational Policy, Commercial- General (Land Act, Ch. 245, R.S.B.C., 1996) 

indicates that for marina sites where there is a known or high risk of contamination or environmental 

impact due to current, past or future activities, an environmental schedule (a specific set of environmental 

terms and conditions) or additional insurance requirements may be warranted when processing new or 

replacement tenures. For circumstances where additional requirements are warranted, regional staff are 

to contact Crown Land Authorizations (Ministry of Forests, Lands and Natural Resource Operations), who 

will work with Ministry of Attorney General to prepare a customized environmental schedule. 
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Under the BC Marine Ecological Classification System, Cowichan Bay occurs within the Strait of Georgia 

ecosection of the Georgia Basin ecoregion, which is in the Georgia-Puget Basin ecoprovince of the 

broader Pacific Ecozone (BCMEC 2012). The Strait of Georgia marine ecosection is characterized by a 

broad, shallow basin surrounded by coastal lowlands (Georgia Depression). The coastal waters of this 

ecosection are largely protected, warm in summer months, and seasonally stratified, with significant 

freshwater input and high turbidity. Biologically this ecosection is a known nursery area for salmon and 

herring and possesses abundant shellfish resources. 

4.1 WATERSHED CONDITIONS 

The Cowichan estuary receives discharges from the Cowichan and Koksilah rivers whose watersheds 

encompass 939 km 2 and 302 km2
' respectively (Westland Resource Group Inc. 2007). Both rivers are 

characterized by elevated winter flows, resulting from high winter precipitation, and low summer flows. 

Water quality within both watersheds is influenced by non-point source impacts of logging, agriculture, 

and urbanization (Dessouki 2010, Obee 2011). Additionally, the Cowichan watershed receives point 

source discharges from multiple sewerage works and the pulp and paper industry (Dessouki 201 0). 

4.2 MARINE CONDITIONS 

A site visit was conducted of Cowichan Bay Village to confirm the current biophysical conditions of the 

marine foreshore and to inform the development of Best Practices for regulating float homes and 

live-aboards. The shoreline was traversed from the western end of the village (commencing at the boat 

launch) to the eastern end of the village (near the Ocean Suites hotel) and the foreshore was accessed 

where available. An underwater viewer was used to supplement observations from available walkways 

and floats. 

Existing infrastructure development along the shoreline is restricting development of the marine riparian 

zone in the village area. The high intertidal zone has been subject to urban and commercial development 

near Cowichan Bay Road. This zone includes small patches of erosion protection (rip rap); pile supported 

residences and businesses; timber and concrete bulkheads, foreshore fill, boatways and other overwater 

structures. Encrusting invertebrates (barnacles; mussels) and attached algae (seaweeds) occur 

occasionally on these man-made structures. 

Sediments throughout the intertidal zone are typified by the presence of fine sands and silts. 

Anthropogenic debris is common with some observed patches of wood waste. 

Pilings and floats in the mid- to lower intertidal zone sustain mussels, barnacles and rockweed. 
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A small sand and gravel pocket beach is present fronting the Oceanfront Suites hotel. This may be 

suitable habitat for forage fish rearing and spawning. Whether spawning forage fish use this pocket beach 

needs to be confirmed in the field. 

Small, remnant patches of eelgrass (Zostera marina) are present in the lower intertidal to shallow subtidal 

zone particularly towards the eastern end of the village adjacent to the Small Craft Harbour. 

4.3 fiSH AND WILDLIFE HABITAT SUITABILITY 

Estuaries typically sustain highly productive habitat for fish and wildlife, particularly birds (Short et al. 

2000, Meyer 2002). Industrial, commercial and residential developments have resulted in marked habitat 

losses in the estuaries of southern BC including the Cowichan estuary (Campbell Prentice & Boyd 1988). 

The management focus on these estuaries has typically been to preserve and enhance remaining 

habitats and to restore habitats that have been removed or degraded. 

Highly valuable habitats typical of the Cowichan estuary include tidal marshes, mudflats, eelgrass beds, 

bivalve shellfish beds and marine riparian habitats. These habitats support a myriad of fish and wildlife 

species including, but not limited to; Pacific salmon, cutthroat trout, great blue heron, diving ducks, 

shorebirds and raptors (Cowichan Land Trust 2012). 

Estuarine habitats are defined by a number of key physical features including, but not limited to: 

o Elevation; 

o Exposure; 

o Substrate; 

o Slope. 

Under the BC MEC the Cowichan Bay benthic ecounit ID 5591 is classified by: 

o Low wave exposure; 

o Mud and sandy mud substrate; 

o 'Low' seabed relief consisting of a gently undulating topography with a small elevation range; 

o A 5-20% sloping nearshore seabed; 

o A warm temperature range (9-15oc during summer months); 

o A mean photic depth of 20 to 50 metres; 

o And relatively low (<3 knot) currents (AXYS Environmental Consulting Ltd. 2001; BCMEC 2012). 
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The presence of vegetation and other biota is determined in part by these features. As a result of 

infrastructure development, species composition and distribution is often altered. For example, in the 

case of eelgrass (Zostera marina), shoot density, biomass and cover are influenced by light intensity, 

disturbance, and nutrient concentrations (Keddy 1987, Burdick and Short 1999). While the elevation and 

substrates common to Cowichan Bay are ideal for eelgrass in the absence of overwater structures and 

physical disturbance, eelgrass distribution is currently inhibited by existing land and water uses in the 

village, including areas used by float homes (Burdick and Short 1999). Based on this the same may be 

true for Live-aboards as well. Eelgrass has a limited elevation range in the low intertidal and shallow 

subtidal zone on the south coast of British Columbia. The focus of recent restoration initiatives has been 

to conserve this critical ecosystem within Cowichan Bay (Cowichan Land Trust, 2012). 

Based on the benthic unit characteristics in Cowichan Bay village a number of habitat and species were 

likely abundant prior to development. Remnants of these features in areas not currently affected by 

development can be observed now and include: 

o Marine riparian habitats; 

o Clam beds; 

o Eelgrass beds; 

o Forage fish spawning habitats; 

o Tidal marshes. 

In this area the marine riparian zone, tidal marsh zone and forage fish spawning habitat zone are now 

occupied by Cowichan Bay Road, waterfront piling and fill-supported buildings. Given the relative 

permanency of these structures, the likelihood of re-establishing these habitat types significantly in the 

village is low. 

Bivalve shellfish beds can sustain commercial and recreational fisheries and are of great importance to 

First Nations. Substrates present in the village may support bivalve shellfish but they are not ideal for key 

intertidal species such as Manila clams. 

Eelgrass beds occur at lower intertidal and upper subtidal elevations. Substrates in the village are 

suitable for eelgrass establishment. Remnant patches of eelgrass occur in the village area where light 

penetration is not impaired by overwater structures such as walkways, floats and float homes. 
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The Cowichan Estuary Management Plan (1987) highlights the importance of maintaining and improving 

the productivity of the Cowichan estuary. Water quality in Cowichan Bay is strongly influenced by 

watersl1ed and marine conditions. Following is a description of the water quality in the Cowichan and 

l<oksilah watersheds, as well as a discussion of marine bacteriological conditions. 

5.1 COWICI-JAN t'-ND K OKSILAI-1 WATERSHEDS 

The Cowichan and Koksilah rivers are influenced by non-point source (logging, agriculture, urban 

development) and point source (Duncan-North Cowichan Joint Utilities Sewage Treatment Lagoons, the 

Town of Lake Cowichan sewage treatment plant, and Catalys·t Paper) inputs (Dessouki 2010, Obee 

20'11 ). Water quality monitoring stations are located one kilometre upstream of the Cowichan estuary in 

both rivers (Figure 3; Obee 201 1 ). 

Figure 4 Water Quamy Stations on the Cowichan and Koksilail Rivers 
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During the past ten years, established water quality objectives (Appendix A) are often not met in regards 

to dissolved oxygen and bacteriological parameters (fecal coliforms, i.e. E. co/1) and occasionally not met 

for turbidity and suspended solids (Obee 2011 ; Table 2). 

The Cowichan Watershed Board (CWB) intends to address a number of negative water quality indicators 

in the Cowichan Watershed Partnership Project (Cowichan Watershed Board 2012). In particular, the 

fo llowing indicators of poor water quality are a top priority: 

o . General water quality issues related to adverse cumulative effects of turbidity, nutrients and 
bacteriological contamination - patiicularly in the lower Cowichan and l<oksilah rivers. 

o Shellfish harvesting in the Cowichan estuary has been closed since 1973 as a result of fecal 
contamination and given that float homes are discharging raw sewage to Cowichan Bay this 
activity is likely exacerbating the bacterial contamination problem in this area; 

o There have been significant fish I< ills Uuvenile salmon) in portions of the lower wate rshed. 

As a result of population growth, sewage effluent volumes have increased at facilities discharging into the 

Cowichan River and disinfection processes have recently been adapted (Obee 2011 ). As even small 

concentrations of fecal coliforms can indicate an increase in pathogens that are adverse to human health, 

fecal indicator bacteria are commonly used to assess water quality (Soller et al. 201 0). BC guidelines for 

fecal coliforms have been set for various human related uses {drinking water, shellfish harvesting and 

recreation) and are reported as the number of colony forming units (CFU) in a 100ml sample volume. 

Historically, the Cowichan and l<oksilah rivers have exceeded a number of these guidelines (Table 2; 

Appendix A). 

Table 2 Fecal Coliform Measurements (CFU) from Water Quality Stations on the Cowichan and 
Koksi!ah Rivers 

...... ~.L,t:,,~,: 
·?9~•''•'·;.. S:,.ll\41l't"Mn Rwer Kd~tlf:t.h RIVer 

2000 11 19 

2001 65 83 

2002 174 218 

2003 18 17 

2004 62 138 

2005 70 49 

2006 35 189 

2007 70 125 

2008 95 n/a 
Source: Dessouk1 2010 
Note: Shaded boxes represent values that exceed British Columbia Aquatic Life Criteria (less than or equal to 

43/100 ml 90th percentile). 
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Fecal contamination occurs in the Cowichan estuary in part as watershed inputs, marine life and marina 

activities. Variability in fecal coliform levels occur throughout Cowichan Bay as a result of water flow and 

water circulation (l1igher values are noted after large storm events due to increased runoff), proximately to 

seal colonies, and human sewage discharges (Mclaren, unpublished report 2006). 

Bacteriological water quality testing has recently been completed within the Cowichan Estuary. During the 

de-commissioning of the Cowichan Bay sewage treatment plant in 2005, fecal coliform levels were 

closely monitored throughout the year, and in November 2012 the Ministry of Environment completed 

fecal coliform testing at numerous sites, including some within the Cowichan Bay marina area (Appendix 

E, Sample Location Map). 

Marine bacteriological data for Cowichan Bay rarely meet established Provincial criteria in regards to fecal 

coliform levels (Appendix E). The British Columbia Ministry of Environment, Environmental Protection 

division has stated that recreational fecal coliform counts should not exceed 200 CFU, in fresh or marine 

waters, while aquatic life criteria are less than 43 CFU. Monitoring of CFU at Cowichan Bay was recently 

undertaken at four sites within the marina area (Appendix E). Recreational guidelines were not met at 3 

out of 4 locations in 2012, and aquatic guidelines were not mel at 4 out of 4 locations. Consequently, 

given the existence of multiple raw sewage discharges to the bay from float homes and live-aboards 

these water quality data, indicate that sewage discharges from float homes and live-aboards are likely a 

significant factor adversely affecting water quality at Cowichan Bay. 

5.2.1 Shellfish 

Fecal coliform guidelines (Appendix E) are not being met within Cowichan Bay; the Cowichan and 

Koksilah rivers have rarely met fecal coliform guidelines within the past 10 years and almost all marine 

sites exceeded guidelines in both 2005 and 2012 (Tables 2&3). A permanent sanitary closure for bivalve 

shellfish is in place for Cowichan Bay (DFO area 18-8). Commercial shellfish harvesting has been closed 

in Cowichan estuary since 1973. However, in May 2012 the Cowichan Watershed Board received 

$370,000 of government funding to undertake projects to help make shellfish edible (Cowichan 

Watershed Board 2012), with plans to re-open a fishery 2020. Reducing fecal coliform levels is 

paramount to re-establishing this fishery. 
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The Cowichan estuary and its associated watersheds boast an array of freshwater and anadromous fish 

species that support a variety of commercial, recreational, and First Nations fisheries (Appendix D). Low 

summer water flows within the rivers, exacerbated by poor water quality, has resulted in low dissolved 

oxygen conditions that threaten important salmon species (particularly Chinook salmon). 

Fish that utilize the village marina area could include rearing juvenile salmon; pile and surf perch that are 

often associated with docks and pilings; flatfish; forage fish (Pacific sand lance and surf smelt) and other 

non-commercial species. Efforts to find specific published studies detailing fish use of the village area 

were unsuccessful. 

Marinas and harbours typically suffer from poor water quality as a result of sewage, grey water, and oily 

bilge water. Bacteriological testing in the village area (Table X) demonstrated that E. coli, an indicator of 

sewage contamination, is occurring. Antifouling paints, used to treat boats, as well as wood preserved 

with chemicals (e.g. creosote) can also be a source of water contamination. Oil and gas pollution is 

usually high at marinas with fuel docks. 
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6.!l DISCUSS!OI\I AND COI\lCLUS!OI\IS 

6.'1 WATER QUALITY 

Water quality from the Cowichan and Koksilah rivers exceeds BC guidelines for fecal coliform 

concentrations and therefore freshwater inputs are very likely influencing fecal coliform levels in 

Cowichan Bay. Regardless, bacteriological testing of waters within Cowichan Bay, particularly in the 

marina area demonstrates significantly higher concentrations offecal coliforms than found in watersheds 

discharging to the marine area. Consequently raw sewage discharges from float homes and live-aboard 

are significantly contributing to poor water quality in Cowichan Bay from a bacteriological perspective. 

Fecal coliforms have the potential to be pathogenic to humans but are also indicators that other 

pathogenic organisms may be present. Consequently, due to the tendency for shellfish to concentrate 

pathogenic organisms, harvesting has remained closed in Cowichan Bay resulting from high fecal 

coliform levels in the water. Water quality improvements can be realized, and human and environmental 

health improved, through programs aimed at zero waste discharge in the village. For this to happen it is 

desirable to manage water quality in all sources of bacterial contamination entering Cowichan Bay. An 

important place to start is with an equal requirement for all float homes and live-aboards to connect to the 

regional sewage system, for both black and grey water, given that these infrastructure units are a major 

contributing factor to poor water quality in Cowichan Bay. 

Cowichan Tribes has keen interest in harvesting shellfish in Cowichan Bay. Consequently, improving 

water quality in the village, through sewage discharge regulation, would contribute to this goal. However, 

water quality-related closures and regulated closures due to the presence of marinas may continue to 

prevent harvesting of adult shellfish near the village, under the Contaminated Fisheries Regulations (DFO 

1990) which state that: 

"Shellfish shall not be harvested from prohibited areas for any purpose, with the exception of 

harvesting for seed, spat, bait and for scientific purposes, all of which may be collected under 

special license. 

1. The following areas shall be defined as prohibited areas: 

a. the area within a minimum 300 metre radius around industrial, and sanitary sewage 
outfalls; 

b. the area within a minimum 125 metre radius around marinas; 

c. areas where, due to the degree of contamination in the growing waters (i.e., waters 
having excessive concentrations of fecal material or other poisonous or deleterious 
substances), it may not be possible to adequately depurate or naturally purify the 
shellfish." 
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Based on the potential of the area to support eelgrass and therefore fish habitat, it is evident that 

overwater structures located in areas with eelgrass capability are restricting the environment's ability to 

sustain that habitat. Creating the physical conditions necessary for eelgrass growth would be possible 

through implementation of community plans for Cowichan Bay village that are carefully focussed on 

managing overwater structure location to restore and sustain eelgrass habitat. 

Fish and fish habitat are managed by Fisheries and Oceans Canada (DFO). A number of readily available 

Best Practices and Operational Statements can be used to guide works that may affect fish habitat. 

Periods of least risk for nearshore marine activities should be adhered to for significant construction 

projects. The Work Window or period of least risk, is a mitigation measure which ensure that activities 

take place when they have the least likelihood of affect fish during sensitive life history stages. Typical 

sensitive life history stages include emerging juvenile salmonids, which occupy estuaries and shallow 

shorelines in the spring and spawning Pacific herring, that use shallow shoreline habitats in late winter 

and early spring. Approved work windows for Cowichan Bay are: 

o Summer Window: 

o Winter Window: 

July 1 -October 1 

December 1 -February 15 

The summer work window does generally not apply to estuaries. DFO should be contacted for works 

planned for the summer time period. 

6.3 OTHER GUIDEliNES 

Within the United States and Canada, zoning regulations may prohibit float homes at the provincial, state 

or local government level. Additionally, standards are often put in place to govern siting, spacing, 

setbacks, densities, sewage discharge and pump-out requirements. In BC, jurisdictions such as Victoria, 

North Cowichan, and Vancouver have created Float home bylaws and standards to supplement the BC 

Float Home Standards (1998) and exercise more control over these parameters. Numerous state 

governments (California, Georgia, Idaho, Maryland, Washington, New York, Oregon, Florida and 

Washington DC) maintain policies governing the zoning of float homes and these states allow local 

government to exercise zoning authority most often pertaining to anchoring, mooring, sewage discharges 

and pump-out requirements. Commonly, many districts maintain 'no-discharge' zones within marina 

areas, requiring float home users to connect to sewage treatment facilities in order to legally reside at a 

marina. In environmentally sensitive areas, such as Chesapeake Bay, these 'no-discharge' zones may 

even be mandated by the state. 
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Many of these existing guidelines were examined to determine a "best fit" for Cowichan Bay. Not all 

existing guidelines are suitable for float home use or the stated goals for Cowichan Bay. Those examined 

and selected were adopted, modified or used as guidance for proposed Cowichan Bay recommendations. 

An example of the variety of existing guidance is presented below for sewage treatment: 

o Victoria: No sewage discharge permitted. 

o Alberni-Ciayquot Regional District: Permitted float homes must have sewage dump available. 

o Tennessee Valley Authority: All approved non-navigable houseboats with toilets must be 
equipped with a properly installed and operating Marine Sanitation Device (MSD) or Sewage 
Holding Tank and pump-out capability 

o City of Seattle: Municipal code on float homes doesn't specify sewage discharge information. 

o Municipality of North Cowichan: Float homes must be connected to approved sewage 
treatment system. 

o Village of Amityville, NY: In the FH Floating Home District, all floating homes shall be provided 
with electricity, municipal water service and municipal sewage disposal facilities in accordance 
with the Suffolk County Sanitary Code. 

o Port Metro Vancouver: Where municipal sewer is available, the municipal connection and the 
individual connections to each residential unit have been completed in accordance with accepted 
best practices. 

Where municipal sewer is not available, a Port Metro Vancouver approved sewage treatment 
system has been installed, capacity for connections to all residential units exist, and the system is 
operational. 
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In general, local government is responsible for serving the public interest. In Cowichan Bay, the CVRD is 

committed to its role in maintaining the health and safety of the public and the health of the environment. 

The proposed guidelines and recommendations presented in this section are intended to address water 

quality, human health as well as fish and wildlife habitat issues that exist as a result float home and live

aboards located in Cowichan Bay. The recommendations presented below are intended to be used as a 

tool guide development of a float home management strategy for Cowichan Bay Village. 

The goal of these recommendations is to assist in the development of strategies to enhance ecological 

functions that are currently impaired, while accommodating permitted uses in a well-managed local area. 

7. i OCP POLICY RELATED RECOMMENDATIONS 

o The OCP should create a zone for authorized float home use within Cowichan Bay; 

o Float homes should only be authorized to occupy space in areas zoned for float homes; 

o Float homes should be allowed only if they are connected to a sewage collection and disposal 
system or employ an alternate sewage treatment and disposal system that has been approved by 
the local health authority (a zero waste discharge management strategy). 

7.2 RECOMMENDED STRATEGIES FOR MANAGEMENT OF FLOAT HOMES AND liVE-ABOAROS 

o The number of float homes located in Cowichan Bay at any given time should be restricted to the 
number of sewage hook-ups available; 

o Live-aboard moorage spaces should be limited to those areas with a marina specifically identified 
on approved project plans for this use and the allotted area should not exceed 10 percent of 
overall moorage space for float homes and live-aboard vessels; 

o Where possible, float homes should be sited in areas that minimize shading effects on eelgrass 
and other sensitive ecosystems; 

o Allocate appropriately trained staff and resources to enforce provisions of the OCP and 
subsequent land use regulations as they pertain to float home usage in Cowichan Bay; 

o Put into effect a public education program including signage and brochures informing the public 
as well as float home and live-aboard owners of the need to maintain environmental quality and 
health standards in the Bay through acceptable management of sewage discharges, including 
observation of a zero discharge of domestic sewage to Bay waters; 

o Live-aboard units should be connected to an approved sanitary sewer or other approved upland 
waste disposal system with demonstrated capacity to serve the number of units proposed. All 
greywater must also be discharged into such a system; 

o Live-aboard units should be connected to an approved potable water supply with demonstrated 
capacity to serve the number of un'its proposed; 
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o All construction, operation or maintenance activities in water or on intertidal areas must be timed 
to occur within reduced risk work windows, in order to avoid or limit adverse effects on protected 
species and forage fish during sensitive life history phases (e.g., reproduction, migration). 
Construction, operation, or maintenance activities above water or in near-shore areas should also 
be considered for reduced risk work windows to prevent or reduce adverse effects on terrestrial 
species that use the aquatic environment or where activities occur in proximity to nesting or 
foraging habitat. 

7.3 RECOIVIIVIENDED SPACING AND SETBACKS 

Spacing recommendations from existing guidelines and bylaws primarily address fire and human safety. 

Such recommendations include spacing between buildings (e.g. 3 m minimum), access to open water of 

a specific width and minimum access widths. For the purposes of this exercise, these spacing and 

setback considerations would be employed to address the direct and indirect effects of overwater 

structures on the fish and wildlife attributes of the village area. 

7.4 CONCLUSIONS REGARDING EFFECTS OF OVERWATER STRUCTURES ON HABITAT 

Overwater structures, such as float homes, can adversely affect estuarine habitat components including 

light, wave energy, substrates and water quality. Some of the effects include, but are not limited to: 

o Salmon fry avoid travel under overwater structures during daylight. As they move away from the 
shore (further offshore), they are exposed to larger predators that typically stay in deeper waters; 

o The amount of light affects salmon feeding; with less light, they eat less; 

o With less light, there are fewer prey species available for salmon; 

o Reductions in light affect the growth of eelgrass, benthic macro-algae and benthic microalgae 
which provide a myriad of habitat structures and functions; 

o The presence of piles can result in changes to substrates. Pilings take up space, reducing 
habitat; cast shade, affecting light; catch floating debris, affecting light and habitat. Pilings also 
develop into a pile community, resulting in shell hash (debris from attached shellfish and 
barnacles that dislodge and drop to the seabed) that can alter benthic habitats; 

o Invasive species have been found to settle out on, and attach to, floats and supporting structures; 

o The movement of sediment along marine shorelines (littoral drift) is affected by placement of 
overwater structures. Changes in sediment movement limit the availability of substrate for 
spawning forage fish and the sand available to down-drift beaches (Hass et al. 2002). 

7.4.1 Recommended Guidelines to Mitigate the Effects of Overwater Structures 

Guidelines to mitigate the indirect effects of overwater structures on habitats may include: 

o Plan installation and construction for periods of least risk (Summer: July 1 - October 1; Winter: 
December 1 -February 15); 

o Use a north-south pier-dock orientation if possible; 

o Place overwater structures in deep water to avoid adverse effects to eelgrass and other light 
sensitive habitats; 
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o Overwater structures should be 8 meters from native aquatic vegetation or the distance that the 
structure will cast shade, whichever is greater; 

o The portions of piers, elevated docks, and gangways that are over the nearshore/littoral area 
should incorporate the use of grating, glass inserts or reflective panels to increase the penetration 
of light to the seafloor. All grating material should have at least 60% functional open space 1; 

o Consider using artificial lighting under structures in daylight hours; 

o Artificial night lighting should be minimized by focusing the light on the dock surface, and using 
shades that minimize illumination of the surrounding environment; 

o Minimize the number of pilings; 

o Use light reflective piling materials; 

o Prohibit the use of skirting on overwater structures. 

The direct effects of overwaters structures are related primarily to the physical grounding of the structure. 

Proposed recommendations include: 

o Floating structures should not rest on the substrate. Overwater structures should be located in 
water sufficiently deep to prevent the structure from grounding at the lowest low water, and the 
bottom of the structure should be a minimum 2.0 metres above the level of the substrate during 
the lowest tides; 

o New structures should be designed and located so no new bulkheads or shoreline armour is 
necessary. 

7.5 WATER QUALITY RELATED RECOMMENDATIONS 

Fecal contamination within Cowichan Bay is a concern for human health. Results of fecal coliform 

monitoring on the Cowichan and Koksilah rivers, which discharge into Cowichan Bay, indicate that fecal 

coliform measurements are high enough to warrant a closure on the shellfish fishery. Protecting 

Cowichan Bay from further contamination requires that all preventable sewage discharges are avoided. 

Besides controlling sewage discharges, additional measures can be implemented to protect the water 

quality of Cowichan Bay. 

o No discharge of grey or blackwater should be permitted into Cowichan Bay and all float homes 
should be connected to the sewage collection system; 

o Wood treated with toxic compounds should not be used for decking, pilings or other in-water 
components; 

o Tires should not be used as fenders; 

o Foam material should be encapsulated so it cannot break up and be released into water; 

o Treated wood should be prohibited in the water; 

o Materials used in the maintenance of houseboats moored at the marina should not result in 
contaminants or debris entering the water. 

''Functional open space" in this context refers to the "space" portion of the metal grating. If 60'% is "open space", 40% of the 
grate would be comprised of metal. 
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The Seattle Floating Homes Association has developed a Best Management Practices brochure targeting 

float home tenants, managers and contractors. It is recommended that a similar brochure, focused on 

Cowichan Bay Village, be published with the intent of educating float home and live-aboard owners, 

marina owners, managers and municipal staff. An example of this brochure is presented in Appendix C. 

7.7 RECOMMENDED FURTHER STUDY 

7.7.1 Bathymetric Survey 

Nearshore fish habitat features in the Pacific Northwest, including Cowichan Bay, are restricted to specific 

elevations. A detailed bathymetric survey of the village area would inform habitat suitability plans and 

proposed recommendations for siting of overwater structures. A detailed study of the village has likely 

now been conducted for some time. 

7.7.2 Habitat Inventory 

To fully understand the effects of float homes and other overwater structures on the Cowichan estuary 

ecosystem, a detailed habitat inventory should be undertaken. In particular, a detailed account of 

eelgrass distribution should be performed. While the BCMCA and the Community Mapping Network do 

provide eelgrass mapping data, these data do not clearly illustrate eelgrass distribution within the village. 

The rationale for focussing on eelgrass is twofold: a) eelgrass is an important habitat type for fish and 

wildlife on the BC coast; and, b) with long term vision and guidance, eelgrass meadows could return to 

the village area. 

The value of eelgrass has been outlined previously. Potential eelgrass restoration in the village area 

would require mitigation of shading and grounding effects through strategic walkway, float, float horne and 

gangway placement. This would be a long term vision for restoration of this iconic habitat type. 

The village has developed over time in an unregulated manner. Rernoval of overwater structures and 

grounding structures in the elevation range that would support eelgrass could be accomplished with 

strategic long term planning. Eelgrass beds occur at lower intertidal and upper subtidal elevations and 

their shoot density, biomass and cover are influenced by light intensity, disturbance and nutrient 

concentrations. The shoreline area with its multitude of bulkheads, erosion protection and pile supported 

buildings would be more difficult to change. Shellfish resources could be promoted, but regardless of the 

water quality of the village, Fisheries Act regulations prevent harvest near the myriad of docks and floats. 
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It is important to improve local water quality in Cowicllan Bay Village and recommendations for float home 

use and siting should help improve the conditions. It is unknown however, the degree to which 

discharges orig inating in the village exacerbate contaminant levels originating from tl1e river. 

Detailed water quality information is available for both river systems that flow into Cowichan Bay. More 

recently (November 2012), fecal coliform has been monitored within Cowichan Bay. It would be 

informative to develop and implement a water quality monitoring program in the village for comparative 

purposes, in order to establish a baseline of fecal coliform counts for the village. 

We sincerely appreciate the opportunity to have assisted you with this project and if there are any 

questions, please do not hesitate to contact the undersigned by phone at 604.669.0424. 

Report prepared by: 
Hemmet·a 

Joe Truscott, R.P.Bio. 
Project Director 

Report peer reviewed by: 
Hemmera 

Scott Northrup, B.Sc. 
Project Manager 
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This report was prepared by Hemmera, for the sole benefit and exclusive use of the Cowichan Valley 

Regional District. The material in it reflects Hemmera's best judgment in light of the information available 

to it at the time of preparing this Report. Any use that a third party makes of this Report, or any reliance 

on or decision made based on it, is the responsibility of such third parties. Hemmera accepts no 

responsibility for damages, if any, suffered by any third party as a result of decisions made or actions 

taken based on this Report. 

Hemmera has performed the work as described above and made the findings and conclusions set out in 

this Report in a manner consistent with the level of care and skill normally exercised by members of the 

environmental science profession practicing under similar conditions at the time the work was performed. 

This Report represents a reasonable review of the information available to Hemmera within the 

established Scope, work schedule and budgetary constraints. It is possible that the levels of 

contamination or hazardous materials may vary across the Site, and hence currently unrecognised 

contamination or potentially hazardous materials may exist at the Site. No warranty, expressed or implied, 

is given concerning the presence or level of contamination on the Site, except as specifically noted in this 

Report. The conclusions and recommendations contained in this Report are based upon applicable 

legislation existing at the tirne the Report was drafted. Any changes in the legislation may alter the 

conclusions and/or recommendations contained in the Report. Regulatory implications discussed in this 

Report were based on the applicable legislation existing at the time this Report was written. 

In preparing this Report, Hemmera has relied in good faith on information provided by others as noted in 

this Report, and has assumed that the information provided by those individuals is both factual and 

accurate. Hemmera accepts no responsibility for any deficiency, misstatement or inaccuracy in this 

Report resulting from the information provided by those individuals. 

The liability of Hemmera to the CVRD shall be limited to injury or loss caused by the negligent acts of 

Hemmera. The total aggregate liability of Hemmera related to this agreement shall not exceed the lesser 

of the actual damages incurred, or the total fee of Hemmera for services rendered on this project. 
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Photo 2: View east from Boat Launch 

PHOTOGRAPHS 
- 1 -

Hemmera 
February 2013 

303 



CVRD 
Cowichan Bay Float Homes 

PHOTOGRAPHS 
-2 -

Photo 3: Pile supported structure: Wooden Boat Society 

Photo 4: Overwater structure 

Hemmera 
February 2013 

304 



CVRD 
Cowichan Bay Float Homes 

Photo 5: Rip rap shorline 

Photo 6: Boat sheds 
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Photo 7: Boat sheds 
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Photo 8: Pile supported walkway and boatsheds 
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Photo 9: View east and Oceanfront Suites 
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Photo 10: Floating residence near government wharf 
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,- .. 'I . 
j' -~tAi~ -'~ 

~/~ r: ... ~h ::n:ar."::ltl;fl ~~~~ t1~)s, ... 
ettt::'-~1 

Fecal All but C5 

coli'forms C5 

Escherichia All but C5 

coli C5 

All but C5 
enterococci 

C5 

All 

Dissolved (Oct to May) 

Oxygen All 
(June to Sept) 

Non-filterable 
Residue (Total 

All 
Suspended 
Solids) 

Turbidity All 

Ammonia All 

Total 
Phospho rus 

Chlorophyll a 
d/s of PE-247 
and PE-1497 

Tot al 
All Copper*** 

Tota l Lead*** All 

Total Zinc*** A ll 

Temperature 

total chlorine 
All 

residual 

copper-8-
All 

Quinolinolate 

' Note: 90 percentile 
Geometric mean 

''l!'"t;'-~"':-·-- Gb}idllve ... ·~· 

:5 10 cells/1 00 ml* 

none 

::; 10 cells/1 00 ml • 

:5 385 cells/100 ml* 

::; 3 cells/100 ml * 

:5 100 cells/1 00 m L • 

;:-: 11 .2 mg/L 

;:-: 8 mg/L 

:5 1 0 mg/L increase (when 

background :5 100 mg/L) 

:5 10% increase (when 

background> 100 mg/L) 

:55 NTU increase (when 

background :5 50 NTU) 

:5 10% increase (when 

background > 50 NTU) 

see ammonia tables 

none 

I :5 5.0 f.lg/m2 

:5 2 f.JQ/L (mean) 

:5 4 f.JQ/L (max) 

:5 3 pg/L (mean) 

:5 8 f.JQ/L (max) 

:5 30 f.JQ/L (mean) 

:5 180 J.Jg/L (max) 

none 

:5 0.002 mg/L (max) 

:5 0.5 J.Jg/L (max) 

*** Original objective was set for dissolved metal. 
All calculations are based on five samples in 30 days. 

Hemmera 
February 2013 

.. ~ ·=-
.Jr;,._ t::<: RevleeiJ Objectlvee (2011) , , 

f-i : --;Stte .'! 10bJectlve _rr 

none 

All but C5 :510 CFU/100 ml* 

C5 ::; 77 CFU/100 ml'' * 

none 

A ll 
;:-: 11.2 mg/L 

(Oct to May) 

All 
~ 8 mg/L 

(June to Sept) 

All 
:5 27 mg/L (max) 

:5 7 mg/L (mean) 

All (Oct to Apr) :5 5 NTU (max) 

All 
(May to Sept) 

:5 2 NTU (max) 

All (Oct to Apr) 
::; 1.31 mg/L (mean) 

:5 6.83 rng/L (max) 

Al l :5 0.49 mg/L (mean) 
(May to Sept) :5 3.61 mg/L (max) 

All :5 5 f.JQ/L (mean) 
(May to Sept) :57 f.JQ/L (max) 

d/s of PE-247 
:5 5.0 (Jglm2 

and PE-1497 

Al l 
:5 2 f.JQ/L (mean) 

:5 4 f.JQ/L (max) 

All 
::; 4 pg/L (mean) 

:5 ·11 pg/L (max) 

All 
:5 7.5 f.lg/L (mean) 

:5 33 (Jg/L (max) 

I All :5 17 oc (weekly mean) 

none 

I none 
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COWICHAN BAY FLOAT HOME AND MARINA SEWER SERVICE VERIFICATION 

The following is a summary of a preliminary assessment conducted by CVRD Engineering staff for the 

Foreshore Sewage Management Systems and Float Home Sewer Service Connections of the various 

Marina's located within Electoral Area D, Cowichan Bay. 

o It should be noted that the information below was conducted as a visual inventory and may 
require confirmation by notice for further inspection at owners consent. 

FISHERMAN'S WHARF 
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o The Fisherman's Whari' Sewage Management System (SMS) consists of a recently upgraded 
infrastructure. Starting at the end of ihe North f inger of the dock wiih a Boat Sanitation Dump. 
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o The sewage is transferred from the Boat Sanitation Dump through butt fused HOPE 50mm(High 
Density Polyethylene) pipe located just beneath the decking by the suction side of a pump 
located at the bottom of the ramp in a secure aluminum box. 

.. This pump discharges the sewage through a short length of white 50mm PVC (polyvinyl Chloride) 
Spa Flex pipe located directly after the pump (Note Spa Flex pipe only has a working pressure 
rating of 65psi, and isn't commonly used on pump discharge piping) where it transitions into a 
50mm HOPE pipe secured to the bottom of the ramp to the wharf at which po int the 50mm HOPE 
wyes into a 75mm HOPE force main after passing through a 50mm PVC check valve to prevent 
back siphoning. 

313 



CVRD 
Cowichan Bay Float Homes 

APPENDIX B 
-4 -

Hemmera 
February 2013 

o The 75rnm HOPE force main is the discharge piping from the Holding/Pump Chamber located 
under the Fisherman's Wharf building. 
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o The Holding tank seems to be constructed of Polyethylene, the 75mm sewage· discharge pipe, 
transitioned from a short section of Spa Flex through a checl< valve to the HOPE Force main. 

o The tank has two 50mm inlets, one on the lower left side of the tank taking the grey water and 
sewage from Fisherman's Wharf building, and one on the upper right side of the tank with PVC 
ball valve in the closed position. This inlet pipe to the tank is the discharge pipe from an 
abandoned Boat Sanitation Dump which is no longer physically connected to the unit. 
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o The 75mm HOPE Force Main from the Holding tank below the Fisherman Wharfs building is 
secured to the side of the wharf where it continues to the shore line, then drops below the wharf 

where it transitions from 75mm HOPE to 50mm then to 50mm schedule 40 PVC pipe at which 
point it enters into the ground. 

o This service then continues to a sewer clean out located in the driveway for the wharf, at which 
point the flow gravities into the CVRO Sewer Infrastructure. 
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o Note clean out box needs to be cleared of debris to access clean out and confirm connection. 

o Service connection to CVRD Sewer Main located 12.2m downstream of manhole 18. 

MASTHEAD MARINA 

o The Mast head Marina's SMS is compiled of a variety of materials servicing two out of three float 
homes. 

o Float home #3 is connected to tl1e SMS via a Holding/Pump chamber located on the deck of the 
float home. The chamber is approximately 1.5m in length and 1m in width, unable to account for 
the depth we would have to approximate the volume at between 800 and 1000 litres. The 
chamber is attached to the force main through 50mm multipurpose PVC flex hose, then 
transitions to schedule 40 PVC pipe us ing a cam loci< fitting, and using a PVC check valve before 
attach ing to the SMS force main. 
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o It should be noted that multipurpose PVC flex hose has a working pressure rating of 45-25 psi 
depending on temperature, and has the tendency to break down under UV. 

o The Holding/Pump chamber also has an overflow pipe constructed of 1 OOmm schedule 40 PVC. 

o This pipe could directly discharge influent into Cowichan Bay in the event of high level in the 
chamber. 

o Float home #2 has no visible connection to the SMS, although there seems to be a provision for a 
possible future connection. We would have to assume that this home is discharging into the bay. 
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o Above picture is access hole to force main in the dock adjacent to float home #2 

Hemmera 
February 2013 

o Float home #1 is connected to the system through a section of PVC Spa Flex using earn lock 
fitting's transitioning into schedule 40 PVC without any sign of a checl< valve, leading us to 
assuming that there must be a Holding/Pump chamber and Check Valve assembly aboard the 
unii:. 
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o It is an assumption because it is not visible and judging by the connections that the force main 
below the decking of the dock is 50mm schedule 40 PVC pipe, and that it transitions just before 
exiting the dock to 75rnm clear Flex PVC with Green PVC helix, which has been wrapped in UV 
resistant tape. 
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o The force main is somewhat secured to the ramp as it transcends form the dock to the wharf. 
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o The force main continues along the wharf then transitions into a gravity line located under the 
wharf just before the Masthead Restaurant at which point it gravities into the shared sewer 

service line for tl1e restaurant. 
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o Has no visible connection to its wharf system. 
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.. Has no visible sewage connection to either of its wharf systems, although service for power and 
potable water are present. 
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o Pier 67 currently maintains moorage for four float homes. Recent upgrades have been made to 
the wharf system, although without provision for a sewage management system for the homes. 
Again service for water and power are visible. 
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o Has no sewage management system, or connection to the wha1i system, but has a Holding/Pump 

chamber servicing one of the buildings on tl1e foreshore. 

o Pier 66 provides moorage to six float homes. The only services recognized were water, power, 
and fuel servicing the gas bar. 

329 



CVRD 
Cowichan Bay Float Homes 

APPENDIX B 
- 20 -

Hemmera 
February 2013 

330 



CVRD 
Cowichan Bay Float Homes 

DUNGENESS MARINA 

APPENDIX 8 
-21 -

Hemmera 
February 2013 

o The Dungeness Marina is equipped with a boat sanitation dump located at the far end of the main 
wharf. The cover is secured, but it would be assumed that there would be a pump and small 

holding tank beneath the cover. 

o The Force Main from the boat sanitation dump, although not entirely visible seems to be 
constructed from 50mm Spa Flex pipe along the wharf and ramp at which point it transitions to 
Schedule 40 PVC through a compression fitting. 
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o The Force Main Continues under the docl< where it is believed to tie into the gravity sewer 
servicing a number of buildings including a restaurant before entering the CVRD sanitary sewer. 

332 



CVRD 
Cowichan Bay Float Homes 

MARITIME CENTER 

APPENDIX 8 
- 23-

Hemmera 
February 2013 

o The Maritime center has no visible sewage management system or connection to its wha1f. 

B LUENOSE MARINA 

o The Bluenose marina has provided moorage for 5 float homes. There is a sewer management 
system in place servicing three or the float homes along with a washroom facility located on the 

wha1f. The system seems to be generally constructed from 50mm blacl< EPDM hose which has a 
worl<ing pressure of approx 60psi. 
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o The hose is routed through the wharf system occasionally submerged into the water 
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o The force main continues from the wharf up the ramp to tile dock system. 
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o The force main was traced back to building occupied by a business, the merchant mentioned that 
the force main outfall went into a l1olding tank inside the building. Access to the tan I< could not be 
provided; it can only be assumed that the tank discharges to CVRD sewage collection system. 

C ONCLUSION 

There are defin itely some gaps creating concerns with the construction and maintenance of the sewer 

management systems servicing the float homes. Float home and marina approved sewage systems 

require good engineering practice; whi le many Municipalities default to the BC Float Homes Standard as 

their bylaw there is a multitude of Acts and Regulation that umbrella this Standard with regard to 

construction and maintenance. 

With requirements for engineering for the construction, and a "qualified person" to oversee operation and 

maintenance of these systems coming from regulation of authorities having jurisdiction, little information is 

available on what the standard practice is for construction materials used for these systems. 

Most of the systems inventoried have little consistency in the choice of materials used for construction, 

leaving a gap for subpar construction, installation and a potential for failure of the system. 

Engineering Standards for these systems enforceable by inspection through the bylaw would dramatically 

reduce concern for failure of a system. 
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lake care of our lake! 
II rloaling community can porc:;mially 

ccntribute to water pollution with bsth 

liquid and solid waste>. To help bring the 

w~1E/ quDiity Dnd ~edirnt-nt5 of Lal;e Union 

to a clean•2r level, these rloating llome Best 

11/ranagemerrt Practic.:s (BMPs) are remm-

mended. llt'mernber, under Washington 

Sme Low, Chapter 90.48_030 RCV¥', it is: ill ega! 

r_o di;;charqe or allow to be dischorgt>d any 

po!lurant into The water. V\l'i;h a little fore-

thought and common sensi"', we can >top 

pollutsnts from falling into Lake Union, thus 

..:rearing a safE-r and deaner "water ~·ard" for 

outdoor recreation~ I pleasure. 
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Best Practices 
6ai:':!il~ead Beqiliag 

1) Dispcse'oflJofbageonshot;;inyocr garb~ge 
dump;t.:;rs.Re<:ydepaper, gl~>;, cons in t~"''""'l'Cho 
bln>.K~ep ~rea around duiripners ~nd bins n~ot 
~~~d-debrls-frea 

2) 0::~ ~C_t dkp~rhe foHowing in the dump<tHs: 
paints, solvents, fu~l, cil, bMUries, ;,ml-frc-2ze, wet 
·iag>. Takethesetorhe l{jng Coom;• Hou;;;hold 
Ha:o:srdous Wa5!ec Smbn. 

3) De not di>poseofcny itan from your fln~ring 
home or dock intothewater. 

H~3e, EJ~U. and Doc;'i Ma!ntenallt;! 
l) Wli~--IJ prepping th.:hou>e or deck (or paint. ;t.-<n 

orv<tmi>h, t~rpyourwcrk ~rea lotr~p ~ll)' p~int 
<:hip~cirdu<t, rhw: pr.oventing anything irnm f=llinOl 
lnto,tlmloke. 

2)-V~(uum or sw""p upfr"''u<>ntly. 
3) Keep the paint in ~moll containers, bringing out 

onlywhot you neW. 
4) Vma drip pan ortMpromixortrJn>ferpint or 

soi¥E!!I<. Keep ths cont~in;,rs in~ drip pon while 
workJng. 

5) P<fint~nd $olve~t ~pill! n~!o b~cor;t~ined and 
de~ ne-d upimmedi~t~ly. 

SIT23-Contt<a1•m 
1) Inform ynur contracto"'- subcontr~c{ors, ~:d 31"1'/ 

APPENDIX C 
-2-

employee:o.abcut thes>1 vtaler qu3!ity S..."'51: Maruga
ment Pr.:dic:e> {SMPs). 

2) You \\"III b"re>ponsible icuthe2crion> of)'=r contrf:c· 
tors. subccmtroctors.M,d ~ny €rtl_?IO')'"""f rr_.g~rding 
odherEnc" to oil v.r.;ter quality ruT a ;nd re~ul~tions. 

G~lleldJ!a:cwl!e~plng 
1) ~CUR ~11 hou$!;hcld item> dnd outOwr fumi;hings 

loco toed r.eartheedg;,ofth;; >trucmr~ in a m~nn'OI 
which will ke~p them from blo-.vin\J or (ulling oc•.,r· 
board into the loki:.'. 

2) Considar \'Jcuuming d""ks in,t<~ad of >W<=2plng to 
minimi;::;; dirt from emering thE l3k•.<. 

G~rr!enlng 
I) Tarpyourworkm,3 111~<-<'1 pia Mint;~ orr~pottfr.g plant; 

to Ol•oid ~nythitlg from f~lling into rhe \•,•a <Or. 

2) If tning ferrHh:eni on your plont>, do r.Dl oven:,at~r >o 
thettl-.eto~lns >pill over i,;to thcobk,_ 

GoatMa!ntEllill!(O 
l]Engino,Work 

• lise ob>orOOnt pods vr,der '>ngine orin bilg<'- whon 
changing Oil. 

•l!h·")'d2wa>1eoil ~nd oillilters at an c~tomotiv€ 
stor~ or at <he hc:ru,.,hold haz;~rdous wa<ta stotion. 
Reqdeb~tt~ri~swhen you buy new one;. 

' o;spmeof~ntifr~zeand tr;msmi>5"lon fluid a:th~ 
homehold h~ZJrdous wostestatlon. 

2) P~in(l~g ond Vilmishing 
• Tupth"'"reo b~tween the boat and th~ flo~tlng 

home to 'tr.lp any sanding dust or debris. 
• Vccuurnanclswe.;p upfreque,ntly. U~a ;onder 

vJith a'collecticPrr b<Jg. 
• Ko,ep polmand Nrni;h in srnoll ccnt~inErsand 

ln;;icle a soocond~ry drip p~n. 
• Us!?~ torpor drip p:m umOErycm rn~urials 
wh~:,1 mi;dng or transio,rrlng pairt varnish or 
$O[vEnts. 

• P31nt, \'Umlsh und sol\'"'"'!5pHls slmuld b~ 
tra~tt-diisoilspilk 

• O:l r.orleave anycor.t;oinars<>ffu=~ oil, ~ol· 
vents, fluids, po\m, b"tteries: or d~bri> af ~r.y 
n~tur;; on the dock cr out in ;h;; op=n on)'our 
d>=Ckor ace€>> remp. 

J!.ccider.ti!ISpi!ls 
l)_ln <:~;,;,of a fu~l, oi~ palnt,~oll•antordar.goorous 

!J1~terialop111, STOI' the sour~eoft~espi;J ~nd 
bi.gin to clean •Jp immt-di~t.;,ly. 

2) Dd NOT pour liquid de;tergem onto the spill 
3) Kwp ~bmrbrot pods ~vaibble to throw on~o the 

surfoce of rhew~t!;r :o 5<>p up the >?ii!. 
4] Double bog ;;h« dirty ~brorbe;nt pJd; ~nd dis

po,;e oi them in )'OUf g~rbage dumpst.::-<. 
5) For~ large and ~ncontrolled spill, call_th.o:US. 

Co•<t Gu,rd ~~ 1·300-DiLS-911. 

rets 
ljS<:oop ~1td di>clrd p~: poop vi~ rhe home J:frw~r 

sy>tem orbg it2ndphce intheg"b~ge. 

It's common sense. 

Don't throw or drop 

anything in the water_ 

________________ L ____________ --- -- ---

Hemmer-a 
February 2013 
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Table ·t Freshwater Fish Species Present in the Cowichan Watershed 

~ ~ 

;M~ 
~ -

o;L 

~~~ ~ ~ l~ k ·~1·! ~ .,.i ~ 
:IS ·'~,~JF ·~ f~ ~ r4 I i·' I lji .. , 

~ l , U) 

Atlantic Salmon ( Sa/mo sa/ar) I I I I I I 

Brook Trout (Salvelinus fontina/is) I I I I I I 

Brown Catfish (Ameiurus nebulosus) I I I 
Brown Trout (Sa/mo trutta) I I I 

Brown Trout - Anadromous I 

Bull Trout (Sa/velinus conf/uentus) I II 
Bull Trout - Anadromous I 
Chinook Salmon (Oncorhynchus tsl?awytscha) 0 ~ 0 <> 0~ 

Chum Salmon (Oncorhynchus keta) ') " 0 

Coho Salmon (Oncorhynchus kisutch) 0 0 0 0 0 0 

Cutthroat Trout (Oncorhynclws clarki!) Iii I I I I I 
Cutthroat Trout - Anadromous I 
Westslope (Yellowstone) Cutthroat Trout • • (Oncorhynclws c/arkii fewis1) 

Dolly Varden (Salve/inus malma) I I I I li I 
Kokanee Trout (Oncorhynchus nerka) 0 0 

Lake Lamprey (Lampetra macrostoma) ii il 
Pacific Lamprey (Lampetra tridentate) 0 

Western Brook Lamprey (Lampetra richardsom) 0 

Lal<e Trout (Salvelinus namaycush) 0 0 0 

Prickly Sculpin (Cottus asper) 0 '> 

Pumpkinseed Sunfish (Lepomis gibbosus) 

Rainbow Trout I Steel head (Oncorhynchus mykiss) 0 0 0 0 () 0 

Smallmouth Bass (Micropterus dolomieu) I 

Threespine Stickleback (Gasterosteus aculeatus) 0 0 

Unidentifiable Trout (fry<70mm) ? ? ? ? 

LEGEND o= Indigenous I = Introduced/Exotic 

~·.~ 

I 
~ 

I 

I 

0 

u 

I 

I 

0 

0 

? = 

Hemmera 
February 2013 

~ !.,~l ., !li~~ ,.\l ! ' 

•1 ~ 1 :i !I 

, 

I 

I 

I 

0 

0 

0 0 

I I 
I 

0 

0 0 

0 

? 

No details 

BC Conservation Status II = Red listed I = Blue listed o = Yellow listed 

COSEWIC Status ii ~ Threatened • = Special Concern 

~source: Cow1chan Watershed Board (FishWizard, Freshwater F1shenes Soc1ety of BC, gof1shbc.com 
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Table A British Columbia Water Quality Criteria for Microbiological Indicators 

''" WtiM"tV.• ~rs ~/~: :f · •Jsohertqtuo tti!l~~ Fe~al Colitorms ··' 
Raw Drinking Water 

0/100 mL 0/100 mL 
• no treatment 

Aquatic Life Less than or equal to Less than or equal to 14/100 m L median 

0 shellfish harvesting 14/100 mL median Less than or equal to 43/100 mL 90th percentile 

Wildlife None applicable None applicable 

Recreation 

0 secondary contact 
Less than or equal to 

None applicable 385/1 00 mL geometric mean 
0 crustacean harvesting 

Recreation Less than or equal to Less than or equal to 200/100 mL geometric 
0 primary contact 77/100 mL geometric mean mean 

. . 
Nmes: * E.colr IS applicable to freshwater only. Feca l colrforms are applicable to fresh and salt water . 
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DATE: 

FROIVI: 

~"!~ 
\';_,,' 

CV·R·D 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

February 27, 2013 File No: 6480-20-D/201 0 

Ann Kjerulf, MCIP, RPP, Senior Planner BYLAW No: 3605 
Community and Regional Planning Division 

SUBJECT: Proposed Area D- Cowichan Bay Official Community Plan 

Recommendation/Action: 
That Area D - Cowichan Bay Official Community Plan Bylaw 3605 be forwarded to the CVRD 
Board for consideration of second reading as amended per the recommended changes to Bylaw 
3605 listed in the staff report dated February 27, 2013. 

Relation to the Corporate Strategic Plan: The Official Community Plan (OCP) is intended to 
support the CVRD Corporate Strategic Plan Vision: "The Cowichan Region celebrates diversity 
and will be the most livable and healthy community in Canada;" and numerous objectives and 
strategic actions for sustainable land use, healthy environment, service excellence, viable 
economy, safe and healthy community and sustainable infrastructure. 

Financial Impact: (Reviewed by Finance Division: N/A) 

Background: 
The CVRD Board granted first and second readings to Area D- Cowichan Bay Official 
Community Plan Bylaw 3605 on February 13, 2013. A community meeting was held Monday, 
February 25'", 2013 in advance of the statutory public hearing. As a result of input receiving 
during the community meeting, written correspondence from Janice and Leonard Orrico 
(aitached), email correspondence from Kristy Martin Hale (attached), and further internal 
discussion with CVRD staff, changes are recommended to the proposed bylaw requiring that 
second reading be rescinded and reconsidered with amendments. The Area D - Cowichan Bay 
Official Community Plan (OCP) has been provided under separate cover and is available on the 
CVRD website at: http://www.cvrd.bc.ca/index.aspx?nid=1476. 

Recommended Changes to Bylaw 3605: 

That Policy (d) under Objective .1 of Section 4.3 Rural Resource (RUR) be revised to read: 

o Mini-storage facilities, which are abundant elsewhere in the CVRD, and other uses 
that do not generate tangible employment opportunities, are not supported in the 
RUR designation. 
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Page 2 

That Objective .1 under Section 4.5 Rural Residential (RR) be revised to read: 

o To preserve a buffer with resource lands and the marine environment while 
accommodating a rural residential lifestyle option and maintaining rural character. 

That Policy (a) under Objective .1 of Section 4.9 be revised to read: 

o lands may be designated MU only in Rural Village Areas and Village Areas, as 
shown on the map attached as Schedule B. 

That Policy (e) under Objective .1 of Section 4.9 be revised, replacing "Oceanfront Grand Hotel" 
with "Oceanfront Suites". 

That Policy (d) under Objective .1 of Section 4.13 Marine Industrial (MI) be revised to read: 

o Where the CVRD has confirmed that uses specified by Crown tenure agreements 
have been inactive for a period of at least five years, the CVRD will undertake a 
public process to amend the OCP by changing the designation within the inactive 
tenure areas from Marine Industrial to Marine Resource. 

That Policy (a) under Objective .1 of Section 5.2 Ecosystems & Biodiversity be revised to read: 

o The CVRD will seek to obtain current information about environmentally sensitive 
areas and document these on the Environmentally Sensitive Areas Map (Schedule 
C-1). 

That Policy (b) under Objective .2 of Section 6.6 Parks 8. Trails be revised to read: 

o At the time of subdivision of land adjacent to a body of water, the bed of which is 
owned by Crown, the CVRD will recommend to the Provincial Approving Officer that 
public access be provided subject to Section 75 of the Land Title Act. 

That Policy (e) under Objective .2 of Section 9.3 liquid Waste Management be added: 

o In the event that additional capacity is identified within the lambourn Sewer System, 
the CVRD shall pursue negotiations with the owner of the Edgewater Terrace Mobile 
Home Park in order to facilitate the provision of community sewer services. Inclusion 
of the Edgewater Terrace Mobile Home Park in the lambourn Sewer System Area 
and connection to community sewer services is considered a priority given the 
density of residential development within the mobile home park, which at the time of 
preparing this plan discharges effluent to a private septic system located in close 
proximity to the ocean. 

That under DP.4 Exemptions, the activity, "Outside the AlR, erection of a solid wood or wood 
lattice fence or chain-link fence if not located in a front yard (outside a Riparian Assessment 
Area)" be revised to read: 

o Erection of a solid wood, wood lattice or chain-link fence outside the ALR and 
riparian assessment areas, provided the fence complies with applicable regulations 
for fences and screening as specified by the implementing zoning bylaw. 
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That AR.2 Scope of the Aquatic Resource Protection Development Permit Area (AR) be revised 
to read: 

o The Aquatic Resource Protection DPA, documented on Schedule D-1, applies to: 

- Development within 15 m, measured horizontally, of the midpoint of a 
watercourse: 

- Development within Riparian Assessment Areas, as defined in the Riparian 
Areas Regulation; 

- Development within 15 m, horizontally, landward and seaward of the natural 
boundary of the ocean; and 

- Development within the floodplain of the Cowichan and Koksilah Rivers. 

That CH.2 Scope of the Critical Habitat Protection Development Permit Area (CH) be revised by 
removing "Important Bird Areas as identified on schedule C-1". 

That under Guideline 1. of CH.5 General Guidelines, the words "terrestrial resources" be 
replaced with "critical habitat". 

That under Guideline 5. of CH.5 General Guidelines, the words "terrestrial resources" be 
replaced with "critical habitat". 

That AG.2 Scope of the Agricultural Protection Development Permit Area (AG) be revised to 
read: 

o The Agricultural Protection DPA, documented on Schedule D-3, applies to: 

- All lands that are designated Agricultural Resource (A) or located within the 
Agricultural Land Reserve (excluding First Nations Reserves); 

- All lands that are within 30 m of lands designated Agricultural Resource (A) or 
within the Agricultural Land Reserve; and 

- All lands that are within 30 m of Lot 2, Section 4, Range V, Cowichan District, 
Plan 2306 (PID 006-435-378). 

That the definition of Crown Lands included in Appendix C - Glossary of Terms be revised to 
read: 

o Designated area belonging to the Queen in Right of British Columbia. 

That Schedule B be revised as follows: 

o That the following be designated Mixed Use (MU), including: 

- Lot A, Section 5, Range 6, Cowichan District, Plan 11704 (PID 005-021-308); 
- Lot 2, Sections 4 and 5, Range 6, Cowichan District, Plan 16649 (PID 004-

005-864); 
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o That the following be designated Rural Village Residential (RVR), including: 

Lot B, Section 5, Range 6, Cowichan District, Plan 86371 (PID 027-834-921) 

Pt. Lot 1, Section 5, Range 6, Cowichan District, Plan 48519 (PID 004-211-
286); 

Lot 3, Section 4, Range 6, Cowichan District, Plan 32129 (PID 001-098-241). 

That the Rural Village Containment Boundary noted on Schedule 8, Schedule C-4, and 
Schedule C-5 be adjusted to include the above-noted properties. 

That Schedule C-1 be revised as follows: 

• Replacing drainage features developed from LiDAR data and soil wetness mapping, 
with watercourses, including permanent and intermittent streams, based on Province 
of BC data. 

o Adding blue listed and red listed species. 

That Schedule D-1 be revised as follows: 

• Replacing drainage features developed from LiDAR data and soil wetness mapping 
and associated 15 m and 30 m buffers, with watercourses, including permanent and 
intermittent streams, based on Province of BC data, and 15 m buffers; 

• Removing the Important Bird Area map polygon provided by Bird Studies Canada; 

• Adding blue listed and red listed species. 

CVRD staff have identified Monday, March 251
h as a tentative date to hold a public hearing 

respecting Bylaw 3605. 

Submitted by, 

JJW~ 
Ann Kjerulf, MCIP, RPP 
Senior Planner 
Community and Regional Services Division 
Planning and Development Department 

AK/ca 
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Dear Affil Kjerulf, Planner CVRD and the OCP committee: 

Questions or Concems about Proposed CVRD Bylaw 3605: 

Page 97 -· 9.5(2)(c) and page 105- item31 

CVRD may establish a curbside collection program for food & organic waste. 

Question: Cost for this and where does the funds for this come from and will tbis proposal 
be put forward to the community? 

Page 107 DP(2)(b) if more than one DP A the development will be subject to all DPAs and guidelines 
but will be addressed through a singll'l permit unless impractical. Would there be a single fee ( IDP 
fee) or would the applicant have to pay for each DP A? 

Page 110 - Aquatic Resoutce Protection DP A 

1" activity- Erection of a fence (if not located :in a front yard) ...... 

Why is front yard not excluded :in the DPA's? 

Schedule D-1 Aquatic Resomce and Critical Habitat Protection DPA 

Aquatic Resource Protection DPAregarding drainage is15m.ou either side from the midpoint of the 
drainage feature, however a 15m aud 30m area has been shown on this schedule. Wby? Ifthis 30 
m. is to delineate the Riparian As.sessment Area I believe the 30m. definition should be removed 
as a Riparian Assessment Area can vary in width depending on the situation. 

In the prior draft the Aquatic Resource Protection DP A did not apply SEI :inventory V0267~R1, R2, 
R3 and R 4 because they were pe1manently disturbed. (Kingscote Road area) Is this covered :in the 
new draft? 

How has the Important Bird Areas been established? And by whom? Was this by a private company 
and not a government body? By looking at the Nest Sites as well as the Great Blue Heron Habitat 
shown on Schedule D-1 they are mostly outside this Important Bird Area. 

By the wording of Critical Habitat Protection DPA it would apply to the whole of Area D. Correct? 
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...... .2 ......... . 
Species at Risk Act is not only the waterfi·ont area. However Schedule D-1 only identifies Bird 
Habitat. Where are the sensitive ecosystems or endangered species protection areas and species and 
ecosystems identified as red-listed or blue-listed by Provincial Conservation Date Centre? 

The Southem Vancouver Island Marine Waters and Seabird Island IBA Conservation Plan 
dated September 2001 identifies that disturbances of seabirds comes from a number of problems. 
Human disturbance had lower hatching success and 11egatively affect the notmal growth of young 
birds as well as abando11111ent of the nests, adult behaviour may bemodifiedresulting in less eftlcient 
foraging that could lead to the starvation of young. Human disturbance by boat traftlc, including 
whale watching tours, eco tours, recreational boaters, commercial fishing, kayaking, pedestrians, 
including people with dogs, birders/naturalists, divers, and marinas. All of these 
contribute to less bird populations. We live at the Hoff access to the ocean. We had a pair of eagles 
that use to nest at the point at Doman's property for as long as well have lived here (6 years) up to 
2 years ago, as well as sea otters useto play on the beach. We now have lots of visitors by way of 
the beach access and the whalewatchlngpeople con1e by boat almost np to the beach below the nest, 
as well people with dogs that let them run loose. We no longer have the eagles, of course, I cannot 
be sure that is why but I believe it contributed to the birds leaving and not to return. I have also not 
seen the sea otters. We had a pail of ducks trying to mate along the beach area and the dogs chased 
the pair away. The draft seems to have a push for more beach accesses and nature parks along this 
important conidor which will cause more human disturbance. ( Eg.p. 73 viii and p. 7 4 2b) 

Section 75 of the Land Title Act (copy herein) requires within om rural area where the parcels all 
exceed 0.5 ha, at the time of subdivision access must be given to the oceart distances not greater than 
400 m. between centre lines of the roads down to the water. An approving oftlcer has the ability to 
grant relief considering the situation. I believe if there is access to the ocean close to every 400 m. 
that is plenty! Let the wildlife and birds have some peace. 

Sensitive Lands DPA p. 122 

A new area has been added, the High Hazard Wildfire Intetface Areas. SL6 with respect to new 
parcels to reduce wildfrre hazard. Why is this not included \vi thin the whole plan area. Our property 
is included within this high hazard wildfire interface area but we cannot lessen our risk with these 
requirements because we have a slope of 15% or more and within madne ripmian, and drainage 
features. So we have to get DP's to protect from wildfire and then CVRD says no we can't remove 
trees. Then the1·e is a wildfire, would CVRD be liable? Good question. 

Page 110 w1der Landscape a11d Vegetation Maintenance 

prior wording refe!Ted to Riparian Areas now the draft refers to SPEA, Streamside Protection and 
Enhancement Area. Why was this changed? 
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......... .3 ............. . 

We had a meeting with Alli1 and the GIS manager at our property to show there was no drainage on 
our property however this has not been removed from Schedules C 1 and Dl. Our septic field is 
close to the position shown. Why has this not been removed? 

Just a couple things I noticed that may be incorrect: 

-Page 125APDPA AG.2lastitem. All landsfuatarewithin30m. ofLot2 ......... (PID006-435-378) 
I believe it should include a Plan number. 

-Glossmy of Terms: C2 

Crown Lands: Designated area belonging to the Queen in Right of Canada. Should read in Right of 
the Province ofBritish Columbia. 

I believe it should be Provincial Crown not Federal Crown. Crown definition is government 
responsible for the administration of Crown Lands which would be the BC Govemment. 

Thank you, 
Janice and Leonard OtTico 
4421 Kingscote Rd 
hnppy27@shaw.ca 
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R'"'l"iwements fow sulbdmsions 

15 (I) A subdivision must comply with the following, and all other, requirements in this Part: 
(a) to the extent of the owner's control, there must be a sufficient highway to provide necessary 

and reasonable access 
(i) to all new parcels, and 
(ii) through the land subdivided to land lying beyond o~ around the subdivided !and; 

{b) all existing highways provided for in subdivision plans of adjoining land and at! existing 
highways otherwise legally estabHshed must be continued without unnecessary jog;; 

(c) if the land subdivided borders on 
(i} a body of water, tf\e bed of which is owned by the Crown,, ) . ' · 
(ii) the boundary of a strip of land established as the bOundary of a water reservoir, 

where the strip of land and reservoir are owned by the Ccown, or 
(iii) a strip of Crown fond 20 m or less in width contiguous to a natural boundary as 

defined in the Land Act, 
access must be given by highways 20m wide to the body of water and to the strips at 
distances not greater than 200 m between centre [inesJ or, in a rurai area where the parcels 
into which the land is subdivided all exceed 0.5 ha, at distances not greater than 400 m 
between centre lines; 

(d) if the land subdivided borders on a body of water, the bed of which is owned by a person 
other than the Crown andt 
(i} in the case of a lake or pond, the surface ofthe body of water at mean annual 

high water is at least 1.5 ha, and the mean depth at mean annual high water is at 
least 0.6 m, or 

(ii) in the case of a river, creek or watercourse, the average width at mean annual 
high water is at least 6 m and the average depth at mean annual high water is at 
least0.6m, 

access must !>e given by highways 20 m wide to the body of water and to the strips at 
distances not greater than 200 m between centre lines, or, in: a rural area where the parcels 
into which the land is subdivided all exceed 0.5 ha, at distances not greater thon 400 m 
betw"een centre lines;. 

(e) suitable lanes must be provided in continuation of existing fanes and in every case where 
fanes are considered necessary by the approving officer. 

(2) As an exception, subsection (!)(d)(i) does not apply to a reservoir or pond referred to in 
paragraph (d) of that subsection if the reservoir or pond is used for the purpose of domestic or industrial 
water supply and its bed is owned by a public body other than the Crown. 

(3) In considering the sufficiency of a highway shown on a plan and to be dedicated to the Crown, the 
approving officer must consider the following: 

11/02 

(a) the location and width of the highway; 
(b) the suitability of the highway in relation to the existing use of the subdivided land and the use 

intended by the subdivision; 
(c) the configuration of the land subdivided; 
(d) the relation of the highway to be dedicated to an existing main highway or approach, whether 

by land or water, and local circumstances; 
(e) on the question of width, the extent of the use, present and future, to which the highway 

maybe put; 
(I) the likely or possible role of the highway in a future highway network serving the area in 

which the subdivided !and is located. 

1997-25-32. elfective M=h 26, 1998 (B.C Reg, 85/98). 

lANDTITtEACT,PART7:>.75. 7-25 
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Agricuftural Protection DPA 

Agricultural Protection Development Permit Area (AG) 

1.\G 11 
' < • 

Category 
The Agricultural Protection Development Permit Area is 

designated pursuant to the following purpose of 

Section 919.1 of the Local Government Act: 

- Protection offarming [919.1 (1 )(c)]. 

Scope 

As shown on Schedule D-1, the Agricultural Protection 

DPA applies to: 

All lands that are designated Agricultural Resource 

(A) or located within the Agricultural Land Reserve 

(excluding Indian Reserves); 

All lands that are within 30 m of lands designated 

Agricultural Resource (A) or within the Agricultural. 

Land Resetve; and 

All lands that are within 30 m of Lot 2, Section 4, 

Range V, Cowichan District (PID 006-435-378). 
P!wL=#:? 

D 

J\G.3 J ustifkation 

Agriculture is recognized as an integral element of the 

local economy, loco! food self-sufficiency and the rural 

aesthetic character of the Plan Area. As such, the 

protection of high quality agricultural land for 

agricultural production is essential. The agricultural 

land base should not be compromised by the 

inappropriate siting of residentiaf and non-farm 

buildings on agricultuml lands, nor should it be 

compromised by develop1nent on adjacent non

agricultural lands. The Farm Practices Protection Act is 

provincial legislation that protects bonafide farm 

activitie-s. 

Land use conflicts may arise between agricultural lands 

and adjacent non-agricultural parcels with respect to 

noise, odours, dust, farm run-off and the operation of 

farm machinery and equipment. Convers.e[y, adjacent 

non-farm uses that·are not adequately separated from 

agricultural land, can contribute to farm trespassJ 

vandalism to farm property, crops and equipment, 

disturbance to farm animals from humans and domestic 

anirnals, impacts on wl!dlife species that use agricultural 

lands, and the introquction of invasive species and litter. 

Sensitive site planning and development can reduce 

the potential for such conflicts, resulting in benefits for 

landowners along both sides of the agricultural and 

non-agricultural boundary. 

Objectives 

There are two primary objectives of the Agricultural 

Protection DPA: 

To protect agricultural land capability through the 

appropriate sit!ng of buildings, structures and uses 

on lands within the ALR and lands adjacent to the 

ALR;and 

To minimize the potential for land use conflicts 

between agricultural and non-agricultural land 

uses. 

Photo: Agr[cultufal activity in the Plan Area {CVRD) 

··-- ·--·--------···--·---------c---------
CVRD Bylaw 3605; Electoral Area D Cowichan Bay Official Cornmunity Plan Schedule A 
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Aquatic Re'>outce- Prote.ctir;n DPA. 

Aquatic Resource Protection Development Perrmit Area (AR) 

PhatrnChinooksalmon 

(if7J Fora 3::1 (&ertirollhotirontal] ravine 6!J m wide or 

greater, a strip oo both >ides of !he stream 

measured from the natural boundary to a point 
that is10 m beyond !he 1"1> of!heravine IJank. 

tan-ds and t.'\!ater surfaces withfin 15 m1 measured 
horirontai!'yt' landward and seaward of the naruraf 
boundal)! of tile ocean;and 

Lands with high aquifer w!nerabillty wtthin tile 

floodplain of the Cowichan aml Koksilah Rlvers, as 

dorumented on ~meG-2. 

The Aquatic Resrum::es Protection DP'A does not apply to 

A. -, '1 ' .K.. Category 
provindal Sensitive -Ec-osyst-em {mrentory riparian corridors 

documented as \/0267-'lll, \1026HU, V0267-R3. and l) 

'file Aquatic Resource Protection Development Permit 

Area (OPA) is designated pursuant to the foUowing 

purpnses of Section 9'19.1 of the Local Go!!effllll"..Jlt Act: 

l'mtection of the flatu"'! ""vlronment;. its 

ecosystems and biological diversity[919.1 (1J[a)]; 

Protection of development from hazardous 
conditions [919.T(l)(b)]; and 
Establishment of o.bJectives· to promote water 
conservation [919.1 (1 )(i)]. 

AQ j 
t .•• 4 Scope 

The Aquatic Resource Protection DPA applies to: 

- lands within 30 m of a drainage feature1 as 

~~~~'TI~-!1!~-~n- ~:!l_;.du~ __ C-1~ ( measured 
I khorizontally from the top of bank;"'f 

/ - Riparian Assessment Areas, as defined in the 
Riparian Areas Regulation, including: 

(f) For a stream, the 30 m strip on both sides of the 

stream measured from the high water marl<; 

(ii) For a 3:1 (vert:icaf!horizonta/) ravine less than 60 
m Wide, the strip on both sldes of the stream 
measured from the high water mark to a point 

that is 30 m beya"'! the wp af the ravine I:Jank; 

and 

VQ267-R4 {Klngscote Road area) which are J"'rmanentty 

<iisturbe<t 

AR.3 Justification 

The Plan Are-a has an abtindance of aquatic resources. 

These exist in the form of groundwater aquifers. surface 
and sub--surface permanent and intermittent (seasonal} 
streams, the Cowichan and .Koksilah Rivers, and the 

Cowichan Esrual}' and foreshore and its interface with tile 

Salish Sea. These. aquatic resources serve many purposes. 
fnduding providing natural habitat for fish, birds and 

wildlifet provfding water for reskfential coosumption~ 

businesses and for farm irrigation. The scope of tile 

Aquatk Resource De-velopment l'ennlt Area sup<'rsedes 
the sen~ of the R[pr:uiaFJ Ar_eas Regulation .. and fadUtares 
comprehensive protection of the estuarine environment 

and mar'ine foreshore-,_ watercourses, and aquffers a-nd their 
.rechar~~eas: 

The Cowkhan EstuafY, the body of water located at the 

mouths of the Cowichan and Koksilah Rivers, is one of the 

largest on BC's coast and recognized internationally for 
providing a biologically rich and diverse habitat for fiSh, 

birds and wildlife.- particularly for Chinook salmon, Pacific 

Great Blue Heron..- and overwintering waterfowL Areas of 
the lower Cowichan River and Koksilah River and their 

tributaries~ the marine foreshor~1 -and tntertfda[ zone have 
been recognized for their ecological importance to an 

anay of aquatfc species~ Coho and Chinook Salmon are of 
~~~~l.:a.r i_mP9rt~.t:!~~ _f9r a- variet'J of soda!i econom~~ ?nd 

. -. . .. --"-- ---··--·-·· ........... - ···-·-
(VRD BylBViJ 3605: -fle<tDTBJ 1\re-a D- CoiNkhan 8C>y Oif!.c!a.l Ccmmunfty Plan Sr:hedu!<.:- A 109 
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from: 
To: 
Cc: 
Subject: 
Date: 

Hi Ann, 

Kristy Martin Hale 
Ann Kjerulf 
Mike and Karli Martin 
Area D OCP clarification 
Wednesday, February 27, 2013 9:24:36 AM 

I am following up on the question{ concern that I raised at the meeting on Monday night. 

In reference to the Parks Objective #2 on page 74 of the OCP. It is item "B" that I outlined as not 
being as clear as it could be for the reader/property owner. It is our understanding that the request for 
public water access or park land only occurs when a subdivision creating 2+ lots in addition to the 
parent property occurs. The way "B" reads right now, it seems as though this could happen even if it 
was 1 lot that was being divided off. Our suggestions was for clarification this section could reference 
the section in the Land Titles Act that relates to this clause, thus providing the reader the necessary 
reference and supporting information for this important consideration. 

We look forward to hearing any feedback you have on this. 

We will also have an email to you shortly with regards to follow up on the conversation we had with 
you after the meeting regarding zoning. 

Thank you, 
Kristy Martin Hale 
250-710-2285 
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from: 
To: 
Cc: 
Subject: 
Date: 
Importance: 

Hi Ann, 

Kristy Martin Hale 
Ann Kieru!f 
Mike and Karli Martin; steve hale 
Follow up regarding Zoning & Area D OCP 
Wednesday, February 27,2013 10:11:00 AM 
High 

In follow up to the conversation we had following the recent Area D OCP meeting, we would like to 
continue our discussion with you, and likely arrange a time to come meet with you in person. 

We have spent time reviewing the "Comprehensive Development" zoning that you mentioned may be an 
option for us. We do not feel that it meets the needs of what we are seeking. 

Currently the property is zoned RR2 which allows for subdivision of land to a minimum lot size of .2 ha 
or 1/2 an acre. The proposed zoning change with the OCP to CR (cluster) would see this minimum 
increase to .4 ha or 1 acre. We feel strongly that now that our property is serviced (water and sewer) 
that it should be considered for the similar zoning that comparable lots have in the area. Directly across 
the road in the Polo Field development the lots are fully serviced lots zoned RVR. This designation would 
see the minimum size of .2 ha or 1/2 acre allowed. Exactly what our property currently is. 

The critical factor for consideration here as well, is that we will have 3 lots each of .8 ha or 2 acres. All 
serviced. Due to the very restrictive covenant that we have already agreed to as part of the servicing 
agreement and subdivision process the usable land on each of these 2 acre lots is severely limited. As 
such you will never see the 2 acre lot subject to multiple future divisions. If the land were to be divided 
to allow for an additional build it would be just one 1/2 acre piece on the most southerly portion of 
lands that would be divided off, leaving 1.5 acre (again with very limited build-able land) that 
encompasses the ravines, foreshore and the vast majority of the already covenant/protected land. 

In the case of lot #3 ( most easterly lot) we have already purchased 2 sewer and 2 water services to 
allow for this future division to occur. We would like to see some type of consideration and allowance 
for this future use to be accommodated on a 1/2 acre lot, which is the zoning currently, and applicable 
when the whole project/process began. 

When are you available to meet with Mike and I in person to further discuss the options here and work 
towards a resolution? Who else in the CVRD should attend this discussion? 

Much appreciated, 
Kristy Martin Hale 
250-710-2285 
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DATE: 

FROM: 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF M ARCI-l 5, 2013 

February 26, 2013 F ILE No: 

Rob Conway, Manager BYLAW NO: 

SUBJ ECT: Cowichan Bay Campground - 2289 Lochmanetz Road 

Recommendation/Action: 
1 hat no further action be taken to rezone 2289 Lochmanetz Road until the development proposal 
for the property has been adjusted to minimize potential environmental impacts. 

Relation to the Corporate Strategic Plan: N/A 

Financial Impact: (Revised by Finance Division: N/A) 

Subject Propertv: 
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Backgrol!nd: 
At the Electoral Area Services Committee meeting of October 2, 2012, the Committee reviewed a 
staff report regarding a property at 2289 Lochmanetz Road. This property had been used 
historically as a campground, but is currently zoned Primary Agricultural (A-1) and is in the 
Agricultural Land Reserve (ALR). The Agricultural Land Commission (ALC) granted an approval for 
an expansion of the campground in the mid-1980s, but the zoning was never amended to allow 
expansion to proceed. The current owners are interested in redeveloping the RV campground, but 
are only permitted to repair and maintain the campground that previously existed due to its non
conforming use status. In order to redevelop and reconfigure the campground, it is necessary for 
the property to be rezoned. 

Discussion between the land owners, planning staff, and our respective legal counsels had 
reached an impasse, with the owners insisting that they had a right to redevelop the campground 
and staff contending that owners only have a right to maintain the previous campground. In an 
attempt to deal with this difference of opinion, staff brought options to the EASC on October 2, 
2012. The two options presented were, 1) advise the property owners to apply to rezone, or 2) 
direct planning staff to initiate a zoning change that would recognize an RV campground as a 
permitted use on the subject property. 

The following motion was passed at the October 2, 2013 EASC meeting: 

That staff be directed to prepare a report and draft amendment bylaw to rezone Lot 2, 
Section 10, Range 2, District Lot 690, Cowichan District, Plan VIP70020 to permit a 39 Unit 
RVPark. 

The rationale for the CVRD initiating the zoning change is that the subject prope1iy has been used 
historically as a campground and the owners are entitled to use it for that purpose. Allowing the 
zoning change would simply allow the campground to be reconfigured and re-developed. The site 
is heavily disturbed now and is unlikely to be restored for agricultural use. Recognizing the historic 
use of the property in the zoning bylaw would provide certainty for the owners and the Cowichan 
Bay community and would allow the campground to be redeveloped to current standards and to be 
subject to development permit guidelines and other applicable regulation. 

Proposed Development: 
The site plan on Schedule 3 shows the owners' development plan for the campground. Sites for 39 
recreational vehicles are proposed, which is comparable to what previously existed on the 
property. The development plan configures the RV campground spaces around an internal road, 
with the main access proposed from Lochmanetz Road. The owners are intending to service the 
campground with on-site sewage disposal and an on-site well. 

A recreational area is proposed in the centre of the internal road, which includes a swimming pool 
and pool house, horse shoe pit, and volley ball area. An area south east corner of the internal ring 
road is expected to accommodate a tot lot. It is unclear as to what is intended for the eastern arm 
of the site, but staff will be recommending that this part of the site remain undeveloped, other than 
for limited pedestrian access. 

As much of the site has been heavily disturbed, extensive landscaping will be required in order to 
restore it. The owner has provided a conceptual landscape plan and plant list that shows the 
general approach to landscaping the site. Staff will be recommending that a detailed planting plan 
and landscape security be obtained as a condition of development approval. 
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Policy Conte){(: 

Cowichan Estuary Environmental Management Plan: 
The subject property is within the planning area of the CEEMP, and designates the subject 
property as "possible mixed use" (see Schedule 4). The Plan does not provide any policies or 
guidance with respect to this designation, but it would appear that agricultural use was considered 
doubtful, possibly because of the established campground use and the condition of the property. 
In any case, the proposed zoning amendment should be referred to the CEEMP committee for 
review and comment prior to a zoning change being considered. 

Agricultural Land Reserve: 
An application to exclude the property from the Agricultural Land Reserve was denied by the 
Agricultural Land Commission in 1987. In denying the application, however, the ALC 
acknowledged that the property had minimal agricultural capability because of hog fuel fill placed 
on the property by previous owners. The Commission advised that it was not prepared to exclude 
the property because of potential impacts this may have on adjacent agricultural land, but indicated 
it would be willing to consider a non-farm use application. 

In 1988, the ALC granted a non farm use approval for a float home moorage basin, 15 "pull 
through" RV sites, a tenting area, upgraded washroom facilities and a second permanent dwelling. 
This approval was in addition to the 28 RV campsites acknowledged by the ALCon the property. 

The ALC has advised that the 1988 non-farm use approval is still valid, but it has not confirmed if 
the approval authorizes the proposed redevelopment plan. Staff intend to refer the proposed 
zoning amendment to the ALC and to ask if the further ALC approvals will be necessary. 

Official Settlement Plan Bylaw No. 925: 
The subject property is currently designated as "agricultural" in the OSP. Policies in this 
designation are clearly intended to protect and promote agriculture. However, Policy 8.17 of the 
OCP suggests that tourist commercial uses may also be considered within the agricultural 
designation when specified criteria are met. 

Policy 8.17 

Notwithstanding other policies of this plan, Tourist-Recreational Commercial facilities may 
be permitted in the Agriculture, Suburban Residential, Urban Residential, and Water 
Resource designations, where all of the following criteria are met: 

a) Public access to beach areas or adjacent public recreation facilities is not reduced. 

b) The proposed development is small in scale; of local, not regional significance,; 
and is to be developed in a manner which reflects and is sensitive to the character 
of the surrounding properties. 

c) The site has good road access, and the development will not create excessive 
traffic on residential streets. 

If the CVRD considers the proposed campground to comply with the criteria in policy 8.13, a 
zoning amendment could be considered without an amendment to the OSP. 
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Draft Cowichan Bay Official Community Plan: 
The draft official community plan (Bylaw No. 3605) that is currently being reviewed by the public 
and the CVRD Board also designates the subject property as "agricultural". However, the draft 
plan does not contain a policy comparable to policy 8.13 in the OSP that would allow tourist 
commercial uses on agricultural property without an OCP amendment. If the new OCP is adopted 
before the subject zoning amendment is considered for adoption, it would be necessary amend the 
new plan in some manner. In order to avoid a scenario whereby a zoning amendment cannot be 
considered because of adoption of the new OCP, it is recommended that an amendment to Bylaw 
No. 3605 be prepared and considered concurrently with any zoning amendment bylaw for the 
subject property. Should the zoning amendment be adopted before Bylaw No. 3605, the OCP 
amendment bylaw would be abandoned. 

Agency Referrals: 
As the draft zoning amendment was not initiated through an application, it has not been referred to 
the Area D Advisory Planning Commission or other agencies. If the EASC is supportive of the 
proposed zoning amendment moving forward, staff recommend that it be referred to the Area D 
APC and appropriate agencies, so they have an opportunity to provide input. It is recommended 
the draft zoning amendment bylaw be referred to the following organizations, agencies and 
departments: 

o Area D Advisory Planning Commission 
o Cowichan Estuary Environmental Management Committee 
o Agricultural Land Commission 
o Cowichan Tribes 
a Vancouver Island Health Authority 
o Ministry of Transportation and Infrastructure 
o Cowichan Bay Improvement District 
o CVRD Public Safety Department 
o CVRD Parks Recreation and Culture Department 
o CVRD Engineering and Environment Department 

Staff Comments: 
The land use status of the subject property has been ambiguous for decades. Providing certainty 
through a zoning clarification is administratively desirable, although there are likely differing 
opinions in the community as to how the property should be zoned. Maintaining the existing 
agricultural zoning on the property may be favoured by some as a way of discouraging further 
development on the Cowichan Estuary. Regrettably, the subject property has been heavily altered 
already, and the land use status of the property may only be resolved through a court ruling. A 
negotiated zoning amendment with opportunities for public and agency input is, in the opinion of 
staff, the most direct and cost effective way to resolve uncertainties associated with the property 
and for the land to be restored in some manner. 

It is debatable as to how the amendment should be structured and what conditions or regulations, 
if any, should be established concurrently with the zoning amendment. The development plan that 
has been proposed shows how the land owners would like to develop the property. The proposal 
does not include provision amenities or features that may benefit the broader community. 
Adjustments to the development proposal may be necessary to address community and agency 
input. The plan may also need to be adjusted as a result of subsequent development approvals 
that would be required (e.g. development permit, campsite permit and building permit). 
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It is the opinion of staff that a zoning amendment for the property is desirable. Nevertheless, we 
are not convinced that sufficient effort and investment has been made in the design of the 
proposed development to provide a high level of assurance that the development will result in 
minimal impact to the Cowichan/Koksilah estuary. If the Committee is supportive of rezoning the 
property, staff recommend that bylaw amendments not be prepared or presented to the public until 
it has been demonstrated to the EASC that low impact development techniques and environmental 
precautions have been heavily incorporated into the development plan. The type of information the 
land owners could provide in this regard includes: 

1. Sewage disposal system that achieves a high standard of sewer treatment; 
2. Storm and rain water management plan that manages drainage on site and ensures that 

any drainage discharged from the site is clean; 
3. A sediment and erosion control plan that confirms how drainage will be managed during the 

construction phase; 
4. An environmental protection and enhance plan that addresses how the property will be 

restored so as to enhance the estuary and contribute to environmental features and values 
such as riparian areas and bird habitat. 

If the zoning amendment proceeds, it will eventually be presented and debated at a public meeting 
or hearing. If the CVRD is going to propose a zoning change for the subject property, staff consider 
it essential to have a thoughtful development plan for the property that demonstrates adequate 
environmental due diligence. 

Options: 

Option 1 
That no further action be taken to rezone 2289 Lochmanetz Road until the development proposal 
for the property has been adjusted to minimize potential environmental impacts. 

Option 2 
1. That the proposed zoning amendment for 2289 Lochmanetz Road be referred to the Area D 

APC, the Cowichan Estuary Environment Management Committee, the Agricultural Land 
Commission, Cowichan Tribes, the Vancouver Island Health Authority, the Ministry of 
Transportation and Infrastructure and the CVRD's Public Safety, Engineering and 
Environment, and Parks, Recreation and Culture Departments; and 

2. That staff be directed to prepare a report and draft OCP and zoning amendment bylaws for 
a future EASC meeting following receipt of referral comments. 

Option 3 
1. That the proposed zoning amendment for 2289 Lochmanetz Road be referred to the Area D 

APC, the Cowichan Estuary Environment Management Committee, the Agricultural Land 
Commission, Cowichan Tribes, the Vancouver Island Health Authority, the Ministry of 
Transportation and Infrastructure and the CVRD's Public Safety, Engineering and 
Environment, and Parks, Recreation and Culture Departments; 

2. That bylaws be prepared to amend the zoning of 2289 Lochmanetz Road from Primary 
Agricultural (A-1) to a new campground zone and be forwarded to the Board for 
consideration of first and second reading; and 
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3. That a public hearing be scheduled with Directors lannidinardo, Duncan and Marcotte 
appointed as Board delegates. 

Submitted by, 

Rob Conway, RPP 
Manager, Development Services Division 
Planning and Development Department 

RC/ca 

Attachments: 

Schedule 1 - Ortho Photo 
Schedule 2- Zoning Map 
Schedule 3- Development Plan 
Schedule 4- CEEMP Map 
Schedule 5- Draft C-8 Zone 

;\ . 
Approved by: j 1 ( 

,_Gellf'ralJanager: -~i \. 
~' ~ 
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SCHEDULE 5- DRAfT C-8 ZOI\JE 

9.8 C-8 ZONE- RECREA'lfiONAJL VEJBI!CJLE CAMPGROUND ZONE 

(a) Pe1mitted Uses 
The following principal permitted uses and no others are permitted in the C-2A 
Zone: 

(1) campground, subject to CVRD Campsite Standards Bylaw No. 1520 
(2) recreational facilities accessory to a principal campground use; 
(3) one caretaker's residence per parcel accessory to a principal campground 

use; 

(b) Pe1mitted Deusitv: 

(1) No more than 26 campground sites perhectare are permitted. 

(2) A campground site shall have a mmimum area of 100 square metres. 

(2) The maximum permitted gross floor area of all permanent principal and 
accessory structures is 600 square metres per parcel. 

(c) Conditions of Use: 

(I) A minimum of 1 0 percent of the total site meamust be designated and 
maintained for recreational use. 

(2) A minimum of20 percent ofthe total site m·ea, excluding all required 
buffers and recreational area, must be left in a natural condition or restored 
to a natural condition where the site has been disturbed. 

(3) No accessory or principal structures, including decks, roofs and storage 
sheds, shall be permitted within a campground site. 

( 4) Not more than I 0 square metres of any campground site may be covered 
with concrete, asphalt or other impervious smface. 

(5) The height of buildings and structures shall not exceed 6.0 metres. 

( 6) The 1'ninimum setback from all property boundaries for all principal and 
accessory buildings and structures and all campsites shall be 7.5 metres. 

Other Amendments: 

Amend Pmt 13 to include a minimum parcel size of (2.0 ha.) for the C-8 Zone. 

Add the following definitions: 
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"campground" means the use ofland for the temporary acconunodation of paying 
guests within a camping unit for no more than 180 days in one year. 

"camping unit" means a tent, trailer, recreational vehicle or similar transferable 
forms of accommodation customarily used by travelers or vacationers who 
maintain a residence elsewhere, and excludes mobile homes, manufactured 
homes, and CSA Z-241 park model trailers. 
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CV·RD 

STAFF REPORT 

ELECTORAL AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 2013 

DATE: 

FROM: 

February 27, 2013 

Mil<e Tippett, Manager 
Community & Regional Planning 

FILE 
No: 

BYLAW 
No: 

South Cowichan OCP 
and Zoning Bylaw 

3604,3656 

SUBJECT: Amending the South Cowichan OCP and the South Cowichan Zoning Bylaw 

Recommendation/Action: 
Because there are so many suggested changes to the OCP and zoning bylaw, the 
recommendation in this case is to have the Committee consider each broad category of 
recommended changes and vote on them as a pacl-mge. If any one of the proposed changes 
stands out from the others as deserving special attention or a separate vote, that would be 
appropriate. A motion would therefore take the form of: 

That the South Cowichan Official Community Plan and Zoning Bylaw No. 3520 be amended in 
accordance with Parts 1, 2, 3 and 4 of the staff report (insert any deviations from the staff report 
here) and that a public hearing for these amendment bylaws be scheduled, with Directors 
Walker, Fraser and Giles as delegates of the Board, and that the proposed amendments be 
referred to School District 79, Ministry of Transp01iation and Infrastructure, Agricultural Land 
Commission, Cowichan Tribes and the Malahat First Nation. 

Relation to the Corporate Strategic Plan: 
The principal portion of the proposed amendment bylaws would amend the South Cowichan 
Official Community Plan and zoning bylaw, with a view to generally improving administrative 
efficacy. 

Financial impact: (Reviewed by Finance Division: NIA) 
Usual hearing costs. 

Background: 
In a report to this Committee on December 4, 2012, a new Zoning Bylaw (3520) for South 
Cowichan was introduced. This bylaw has gone to three public meetings near the end of 
February. 

In the course of the preparation of Zoning Bylaw 3520, staff and Directors found certain 
elements of the 2011 South Cowichan Official Community Plan (SCOCP) and zoning that they 
believe should be modified for various reasons, which are described in detail later in this report. 
With this report, staff is seeking Committee direction respecting the best way to proceed with 
these proposed amendments. 

' ' 
L... 
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We have also received numerous representations from individuals respecting the zoning of their 
properties, some of whom are seeking substantially different zoning than would be permitted 
under the Official Community Plan, and these individual requests are also listed along with staff 
advice on how to address them. 

Dealing with the edits, redesignations and other aspects of the SCOCP and Zoning Bylaw 3520 
separately from the implementing zoning bylaw is intended to provide maximum clarity to the 
Board and the public. 

Alterations to the South Cowichan Official Community Plan and Zoning 
There are three broad classes of amendments that could be considered as part of the 
SCOCP/Zoning Bylaw 3520 amendment process: 

1. Staff Recommended Typo Corrections, 1\!ew Zone Names, Basic C!ari~ications: in this 
category, the minor edits would be attended to. Examples are where minimum parcel 
sizes are occasionally absent ("hectare" instead of "1 hectare") and the renaming of zones 
that appeared, pre-named, in the original SCOCP. 

2. Staff Recommended Policy Changes to Recognize EJ(isting Zones or Uses: this 
would be an opportunity to better harmonize the SCOCP with the zoning bylaw. In the 
course of writing a zoning bylaw, many issues that may not be apparent when doing broad 
policy work come into focus, and these SCOCP amendments would better confirm the 
zoning approaches taken. 

3. Staff Recommended Policy Changes, some with Use/Density Consequences: these 
recommendations concern new policy that staff believe would enhance the operational 
effectiveness of the SCOCP, and also provide some alternative land uses by way of 
opening the possibility of receiving rezoning applications in limited areas which could, if 
approved, result in a more wholesome land use scenario. 

4. Recommendations concerning Privately Requested Designation Changes: This 
section deals with amendments to zoning of parcels whose owners approached the CVRD 
outside of the normal application procedure, with a request to have a different zone 
applied to their lands. 

Proposed Amendments to SCOCP and Zoning Bylaw 3520: 
The proposed amendments to the OCP and new zoning bylaw are grouped into general 
categories. Under some numbered points within each numbered category, there is a comment 
shaded in grey, in italics and within brackets that indicates in some cases the nature of the 
change, and whether a complementa1y zoning amendment is required, or whether the zoning 
(under South Cowichan Zoning Bylaw 3520) is already in place. 
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PART 1: Staff Recommended Typo Corrections, l\lew Zone I\! ames, Basic Cffarificaiions 

1. OCP Policy 4.2 is changed to reflect actual uses and does not mention the names of the 
various Water Zone used in Zoning Bylaw 3520. 

2. OCP: "Goal13" in the second paragraph of Section 6 of the Main OCP document should be 
changed to "Goal 12". (typo correction) 

3. OCP Policy 9.4 is amended by cross-referencing to another policy 9.12, with regard to an 
Action Plan for heritage planning. 

4. OCP Policy 11.3 is changed to reflect the new zone name of "Small lot Agricultural" used 
in Bylaw 3520. 

5. OCP Policy 11.4 is changed to reflect new Agricult11ral Zone names used in Bylaw 3520. 

6. OCP Policy 11.5 is amended by changing "Agriculture" to "Agricultllral" in the zone name. 
(Bylaw 3520 already uses the corrected name) 

7. OCP Policy 12.2 is amended to reflect the new R11ral Reso11rce Zone names used in Bylaw 
3520. 

8. OCP Policy 13.2.3 is amended to reflect the new zone names for the various R11ral 
Residential categories used in Bylaw 3520. The following is also added after 13.2.3.b: 

c. "A-2 Small Lot Agricultural 2 Zone" to provide for a rural residential lifestyle option 
with equestrian uses and a minimum parcel size of 2 ha. 

(Bylaw 3520 already contains the A-2 Zone) 

9. OCP Policy 16.2, which purports to name the various industrial zones in the Plan area, is 
deleted and replaced by a policy that states that a variety of industrial zones may be applied 
to land within the singular "Industrial" designation on the Plan Map. 

10. OCP Policy 16.4 is amended by deleting the word "parks" and replacing it with "park". (typo 
correction) 

11. A new OCP Policy 16.8 is proposed to confirm that the OCP Map designation of 
"Transportation" as used for the Esquimalt and Nanaimo Railway corridor will be 
implemented by a special industrial zone. (Bylaw 3520 already uses the 1-7 Railway 
Transportation Zone) 

12. OCP Policy 1 5.3.1 0: The Clearwater Resort on the Koksilah River is explicitly recognized 
as a use that lends itself to comprehensive zoning, which is already built into Zoning Bylaw 
3520. (Zoning Bylaw 3520 has placed this parcel into a Comprehensive Zone already) 

13. OCP Policy 17.1 is amended in order to align it with the names of the Park Zones that are 
already in Zoning Bylaw 3520. 

14. OCP Policy 18.1 .2 is modified by adding a clause respecting the Hatch Point bulk oil facility 
being zoned for that purpose, as well as any other docks permitted under Policy 18.1. 7 
(rezonings to permit access to landlocked parcels on Saanich Inlet). 
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15. OCP: a new Policy 18.2.9 is introduced to authorize the zoning of the marina on the east 
shore of Shawnigan Lake as such. 

16. OCP: In the RAR development permit guidelines, there are some redundant words in the 
first sentence under Section 24.4.10.A.7 that should be deleted: "should be applied". 

17. OCP Policy 25.6 concerns itself with the application of the Development Approvai 
information Area (DAiA) Byiaw, and it is amended by deleting "OCP Amendment 
Applications" from the list of triggering events, because the legislation does not allow that. It 
is also proposed to be amended by adding a new DAIA requirement where any rezoning 
application within a Village Containment Boundary would conve1i land designated for 
residential or mixed use to a non-residential land use. (no zoning implementation is 
required) 

18. OCP Policy 25.7, again concerning the implementation of DAIA requirements, is amended 
by deleting the reference to OCP amendments triggering the DAIA, and by indicating that 
the list of DAIA study topics is not strictly limited to the five examples listed in that policy. 
(simple clarification of existing law) 

19. OCP Policies 25.8 and 25.9, both of which deal with the Join[ APC meeting procedure, are 
deleted and replaced with new wording that indicates the CVRD Development Application 
Procedures and Fees Bylaw and the CVRD Advisory Planning Commission Bylaw specify 
meeting procedure. 

20. OCP Policy 25.12 is changed to reflect the fact that variawnces may be approved in any 
application so long as permitted uses and density are not varied (the present wording 
incorrectly purports to limit variances to building height and setbacks). (clarification of local 
government legislation) 

21. The Mill Bay Village Plan is amended by deleting "Manufactured Home Park Development" 
from the Table on Page 8 in Section 1.3 and revising the total accordingly, downward to 
1542, and the sentence immediately following this table also has its total of 1767 reduced to 
1542. (typo/counting correction) 

22. The Shawnigan Village Plan's Policy 4.1.4 is amended by replacing the word "zone" with the 
words "height regulation". (typo correction) 

23. The Mill Bay Village Plan is amended by adding to Section 11.3 (Mill Bay Village 
Development Permit Area) a note to confirm that this DPA applies to all lands in the 
Village. (clarifies current DP scope) 

24. Shawnigan Village Plan: Policy 4.1.2.a is amended by adding the number "2" in front of "ha". 
(typo correction) 

25. The Shawnigan Village Plan is amended by adding to Section 7.3 (Shawnigan Village 
Development Permit Area) a note to confirm that this DPA applies to all lands in the 
Village. (clarifies current DP scope) 

26. Shawnigan Village Plan: Policy 7.4.1.8 is amended by replacing the word "develop" with 
"development'. (typo correction) 
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27. Cobble Hill Village Plan: Policy 5.1.2 a) is amended by deleting the "s" from the word 
"Zones". (typo correction) 

28. Cobble Hill Village: The Cobbie Hm Vii!age Development Permii Area (DPA) in Section 10 
of the Village Plan is updated to clearly state that it applies to all lands in the Cobble Hill 
Village. (clarification of existing OPA scope) 

29. The Shawnigan Lake Watershed Map (Figure 5A) is replaced with another map that has a 
more realistic depiction of the watershed's boundaries. (The boundaries are important 
because some of the policies in the OCP rely on an accurate depiction of the location of the 
watershed boundary) 

PART 2: Recommended Policy Changes for Clarity & to Recognize Existing Zones/Uses 

30. OCP: Amenity clauses under Section 8 of the Plan have been rewritten to clarify the 
procedures for amenity requirements. This does not constitute a substantial change from 
the previous versions of this section. (Clarification of existing policy) 

31. OCP: Staff recommend introducing a new policy to the Agricultural Designation (Section 11) 
concerning the existence of several parcels in the Agriculture map designation that have 
approved non-agricultural activities on them: Sol Sante naturist facility on Cameron-Taggart 
Road may be zoned for institutional use (Bylaw 3520 already shows it as P-2); the site of the 
Cedars at Cobble Hill rehabilitation centre may be zoned for institutional use (Bylaw 3520 
already shows it as P-2); the former site of Camp Narnia to the southeast of Shawnigan 
Lake may be zoned for institutional use (Bylaw 3520 already shows it as P-2); the site of 
Camp Creina (Girl Guides of Canada) may be zoned for agricultural-institutional use (Bylaw 
3520 already shows it as A-6). 

32. OCP: a new Policy 11.23 would strongly discourage the creation of any new or expanded 
golf courses in the Agricultural Resource designation (generally: ALR land) due to likely 
impacts upon farming and the environment. (although a new policy, it reflects the spirit of the 
original SCOCP) 

33. OCP Policy 13.1. 7 (Rural Residential suite/accessory dwelling unit) is amended by adding a 
clause that would not permit suites on lands that front on Shawnigan Lake, and have special 
setbacks of 30 metres from the natural boundary of the Koksilah River or Shawnigan Creek, 
and 60 metres from the natural boundary of Shawnigan Lake where the parcel has no lake 
frontage. (Zoning Bylaw 3520 already contains regulations that implement this provision) 

34. OCP: Limited agriculture will be a permitted use in all Rural Residential designations as well 
as lower density Village Residential and this will permit the keeping of a small number of 
specified farm animals in accordance with general regulations in the implementing zoning 
bylaw. (this is already incorporated into Zoning Bylaw 3520- the original policy concerning 
keeping of chickens is not proposed to be implemented by pre-zoning in the R-3 Zones 
under Bylaw 3520) 

35. OCP: Policy 13.1.15 is added, to allow for the rural residential designated Cricket Ground at 
Shawnigan Lake to be zoned for its historical and ongoing use. 

36. OCP: new policies are added within the Rural Resource designation to recognize the Solo 
Deo Benedictine Monastery and the firing range on Holker Place as institutional. (both are 
already proposed to be zoned as Institutional in Zoning Bylaw 3520) 
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37. OCP: a new policy is introduced to indicate that the Sand and Gravel map (Figure 12B) was 
created in the absence of information from the Ministry of Energy and Mines. (clarifies the 
origin of the existing map) 

38. OCP Policy 13.1.3 is amended by adding a reference to a new RR-3A Zone that is intended 
to be applied in cases where 1 hectare parcels will be permitted but connection to a 
community water service is not supported by the servicing policies of this Plan. (the RR-3A 
"no services" zone in Bylaw 3520 will assist in achieving the Plan's water servicing 
objectives) 

39. OCP Policy 13.1.11 is deleted and replaced with this one: "Large parcels, generally over 4 
hectares that are located in the Rurai Residential Designation are intended to 
accommodate a large lot rural residential lifestyle, and in some cases these provide a buffer 
between resource lands and higher density residential lands. Such large parcels are 
considered to not be suitable for rezoning to either the RR-2 or RR-3 or RR-3A Zones, due 
to their peripheral locations which are automobile-dependent and inefficient to service." (the 
rewrite removes references to incorrect zone names and also explains more about why 
cerlain zone designations within the Rural Residential area should not be eligible for the 
higher density zones). 

40. OCP Policy 13.3.3 concerning Arlmtus Ridge replaced by a new policy that supports a 
comprehensive zone, consistent with the original intent of the Arbutus Ridge project. (that 
comprehensive zone has already been developed under Bylaw 3520 for this property) 

41. OCP: The Community Land Stewardship Designation (EH{ington Fares~) is altered by 
adding ne new policy 14.21 that indicates the use of covenants as development proceeds, 
to ensure compliance with the provisions of the zoning. Another policy 14.22 indicates that 
the boundaries of the sub-area map are intended to be interpreted as approximate. 

42. OCP: OUR Ecovillage has its OCP policy altered to clarify that it will be subject to a 
Comprehensive Development Zone. (the CD Zone is already in Zoning Bylaw 3520 and it 
reflects the original zoning) 

43. OCP: revised policy for both Village and Rural areas concerning manufactured homes is 
introduced, in which parcels that have been subdivided for each homesite are placed into a 
special zone which permits these small parcels and stick-built homes, and another which is 
applied to parcels that have not been subdivided, which will be subject to the CVRD Mobile 
Home Park Bylaw, as amended, and which will not permit stick-built homes or subdivision of 
homesites. This policy discourages the rezoning of land to permit subdivision, and it is 
intended to ensure that there is not widespread displacement of mobile home residents due 
to redevelopment proposals. (Zoning Bylaw 3520 already contains the two zones for 
manufactured homes, so no zoning alterations are required) 

44. OCP: the existing Board Policy concerning the conversion of manufactured home parks 
into other uses is brought within the OCP policy framework, without amendments. (no 
zoning measures are required to implement this policy) 

45. OCP: The core area of Arbutus Ridge may be zoned as Comprehensive Development (as 
opposed to Commercial) in the implementing bylaw, with a mix of commercial and public 
uses being permitted on that site. (Zoning Bylaw already does this) 
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46. OCP: The site of the t.\rlnnius RV sales facility to the south of the intersection of the Trans
Canada Highway and Chapman Road will be placed in a comprehensive development zone, 
recognizing the variety of highway commercial land uses that were permitted in 2009 
through a bylaw amendment application. (Zoning Bylaw 3520 already does this) 

47. Mill Bay Village Plan: the policy concerning the keeping of chickens is replaced with 
another that indicates that only the portions of the Village Residential that are zoned as R-2 
Suburban Residential will be permitted to have limited agriculture. (already in effect) 

48. The Hayes property along Thain Road in Electoral Area B has to be redesignated from 
Rural Resource to Rural Residential, in accordance with a rezoning application approved 
during 2012. At the time of application (2008), redesignation was not required, because the 
property was being rezoned from F-1 to F-2. With the new OCP, the only designation that is 
appropriate to that parcel size is Rural Residential. (the property has already been zoned as 
RR-1 under Zoning Bylaw 3520, in accordance with the density of the former F-2 Zone: 4 
hectare parcel size) 

49. Mill Bay Village Plan: Section 10 is amended by renaming the P-2 Zone as Institutional and 
adding a P-2A Private School Institutional Zone for Brentwood College. (A complementary 
amendment to Zoning Bylaw 3520, introducing the new P-2A Zone, is required) 

50. Shawnigan Village Plan: (Village Residential suite/accessory dwelling unit) is amended by 
adding a clause that would not permit suites on lands that front on Shawnigan Lake, and 
have special setbacks of 30 metres from the natural boundary of the Koksilah River or 
Shawnigan Creek, and 60 metres from the natural boundary of Shawnigan Lake where the 
parcel has no lake frontage. (Zoning Bylaw 3520 already contains regulations that 
implement this provision) 

51. Shawn"1gan Village Plan: the polic"les concerning the keeping of chickens in the Residential 
and Suburban Residential Designations is replaced with new policy that indicates the R-3 
Zone will not be permitted to have limited agriculture, and that the R-2 Suburban Residential 
Zone will be permitted to have limited agriculture. (already in effect, and similar measures 
are incorporated into Bylaw 3520) 

52. Shawnigan Village Plan: The T-shaped parcel of land beside/behind the Fire Hall and 
Legion will have policy stating that it should continue in its long-standing Institutional zoning. 
(Zoning Bylaw 3520 already zones this parcel accordingly) 

53. Shawnigan Village Plan: Redesignate Lot A, Block 32, Shawnigan District, Plan VIP 
22742 from Tourist Commercial to Village Residential (Zoning Bylaw 3520 would 
also have to be amended, rezoning the site from C-8 to R-3). 

PART 3: Staff Recommended Policy Changes, some with Use/Density Consequences 

54. OCP policies that relate to Bed and Breakfast use are altered in order to permit 4 rented 
rooms instead of 3 (complementary amendments to the B&B regulations in Zoning Bylaw 
3520 are required). 

55. OCP: for the industrially-designated parcel of land near Cougar Ridge, a policy is introduced 
that would allow the Board to consider, upon receipt of an application for Plan amendment 
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and rezoning, the conversion of this site for rural residential purposes, subject to 
amendment of this Plan and due consideration of the comparative benefits of a possible 
residential use as opposed to a possible industrial use. (no complementary amendment to 
Bylaw 3520 is required) 

56. OCP: some agricultural land owners have asked that farm stay accommodation be permitted 
in the Agricultural zones. In response to this, staff proposes and OCP amendment that adds 
a new policy which would set out some criteria for the consideration of a rezoning 
application to allow for this use. The basic criteria required under the Agricultural Land 
Commission Act are that the parcel be assessed as farm and that a maximum of 2500 m2 in 
total (buildings and outdoor areas) be for agri-tourism use, but also that a number of other 
conditions be met, including: the parcel has been assessed as "farm" for at least five 
consecutive years prior to the date of application, that the parcel be a licensed winery or 
cidery and that it be at least 5 hectares in area. (no complementary amendment to Bylaw 
3520 is required) 

57. OCP: A new Policy 12.24 is proposed, which would introduce the possibility of a land 
conversion through rezoning from RUR-1 to A-1 C, provided the land is suitable for farming 
and is accepted for inclusion in the Agricultural Land Reserve. 

58. Cobble Hill Village Plan: Three parcels on Fairfield Road are designated as Industrial but 
may be zoned for residential purposes (upon application), and a special policy is developed 
for another site in CH Village that encourages a buffer against industrial uses at Fisher 
Road, if the land is developed. (the Fait1ield properties are zoned Industrial in Bylaw 3520 
and the other site is in a CD Zone - CD-1 0- under Bylaw 3520 already) 

59. In responding the referral of Zoning Bylaw 3520, the Capital Regional District has requested 
that two parcels that it owns, within the CVRD boundary, but also in the Sooke Lake 
watershed, be zoned for conservation purposes. The problem is that these lands are 
designated Rural Resource. Accordingly, a new policy has been developed which will not 
require that we redesignate these lands, but which will permit their zoning to be for 
conservation only. (a complementary amendment to Zoning Bylaw 3520 will be required, in 
which these two blocks of forested land are placed into a new Conservation zone) 

60. Shawnigan Village Plan: Policy 4.1.7 is rewritten to indicate that only in the R-2 Zone will 
limited agriculture (and hence the keeping of chickens) in Village areas be permitted. (Bylaw 
3520 is already in compliance with this revised policy) 

61. Cobble Hill Village Plan: Policy 5.1.2 b), which is a policy concerning Suburban Residential 
portions of CH Village, is amended by adding the following before the end of the sentence: 
"or 0.4 ha where community water service is present", in addition to the 2.0 hectare 
minimum parcel size for unserviced land. (this density adjustment reflects the intent of the 
Servicing Section ofthe SCOCP and also prevents large-scale downzoning) 

62. Two parcels of land to the east of Shawnigan Village boundary are proposed by staff to be 
redesignated from Agricultural to Rural Residential on the Plan Map, because their area of 
1.0 hectare is consistent with Rural Residential use, and these lands are not in the ALR. 
(Zoning Bylaw already places both in the RR-2 Zone, which has a 2 hectare minimum for 
subdivision) 

63. Six parcels of land along Whittaker Road on the Malahat are proposed by staff to be 
redesignated from Rural Resource to Rural Residential, because five of the six were zoned 
as Secondary Forestry (F-2) under Zoning Bylaw 2000 and the sixth one, under 7 hectares 
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in area, is between the aforementioned five and the adjacent Rural Residential block along 
Ebadora Lane. There is a 2 hectare minimum parcel size for the R-1 Zone under Bylaw 
2000 (Area A Zoning). Staff became aware of this issue when it was too late to amend the 
SCOCP without a further hearing, so it was postponed until now. (Zoning Bylaw No. 3520 
would have to be amended accordingly; the Rural Residentia/1 (RR-1) Zone of Bylaw 3520, 
which has a 4 hectare minimum parcel size, would be consistent with the density provisions 
of the F-2 zoning under Bylaw 2000 that applies to 5 of the 6 parcels concerned. However, 
the adjacent Rural Residential lands will be in the proposed RR-2 Zone under Bylaw 3520, 
so if the Committee desires to see RR-2 zoning there, staff would recommend that this be 
permissible in this location. The Committee could give consideration to adding an amenity 
contribution clause, similar to that developed for Goldstream !-/eights- amenity funds of 
$10, GOO per new parcel, to be directed to capital reserves for Area A community parks, 
Ma/ahat Fire Department or Kerry Park Recreation Centre functions. There is likely only a 
single parcel that could be subdivided though.) 

64. The site of the former Aerie Resort is proposed to be redesignated from General 
Commercial to Tourist Recreational Commercial in accordance with its historical use (Zoning 
Bylaw 3520 has already applied Tourist Recreational Commercial Zoning to this site) 

65. A new policy on the Malahat Station industrial designation is brought forward, suggesting 
that the Board will not likely support further expansions to the Industrial designation in this 
location, and that existing industrial landowners in the area should be cautious in the use of 
their land, in order to minimize noise impacts. (no zoning bylaw measures are required for 
this new policy) 

66. Five strata lots and one portion of common property of the Kerry Village Manufactured 
Home development in Mill Bay Village were mis-designated Village Residential in the 
original plan, so these would all be redesignated as Manufactured Home Park. (Zoning 
Bylaw 3520 has already zoned these lands as R-5 in accordance with a MHP OCP 
designation, and in line with their zoning under Bylaw 2000) 

67. OCP: Schedule C- a number of adjustments to the "future water service expansion areas" 
are made to the Overall Water and Sewer Services Area Map - it identifies a potential 
expansion area for Braithwaite Improvement District near Cobble Hill, for the CVRD near Mill 
Bay Village in the vicinity of Fern Ridge, Tarr and Sylvania service areas, Burnham, Satellite 
Park as well as to the southeast side of lower Shawnigan Lake on a large unsubdivided 
block of land owned by TimberWest. Additionally, an error in the boundaries of the Wace 
Creek Improvement District would be corrected. (some of these servicing policy changes 
arose from discussions with CVRO Engineering and Environmental Services staff as well as 
recognizing that only in the case of the TimberWest block zoned R-2 under Bylaw 985 would 
expansion of a water service area be justifiable. The Wace Creek issue was identified by a 
Trustee of that /.D. Zoning Bylaw 3520 already contains these measures, so no further 
zoning action is required) 

68. The Mill Bay Village Plan is amended by changing Policy 4.1.1 O.f, concerning the 
preparation of a Neighbourhood Plan west of Benko Road, clarifying that this Plan would be 
paid for by an applicant or group of applicants, with CVRD oversight. (Clarification of the 
triggering event for a Neighbourhood Plan) 

69. Late in the OCP process, Brentwood College indicated a preference that its campus lands to 
the west of Lashburn Road in Mill Bay be designated as Institutional rather than Residential, 
so in accommodating this request, this area would become Institutional on the OCP map. 
(Zoning Bylaw 3520 would have to be amended accordingly) 
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70. The church property to the north of Cobble Hill Village on Cobble Hill Road, just north of the 
truss factory, was meant to be partly designated as Residential (to the east) in accordance 
with a rezoning application approved in 2007. The map would be amended in accordance 
with the original OCP amendment. (Zoning Bylaw 3520 has already shown the eastern 
portion of this property as Village Residential, in accordance with the approved rezoning 
under Bylaw 1405) 

71. The eastern edge of Shawnigan Village is proposed to be redesignated as Village 
Residential from Suburban Residential in the Village Plan, which offers for this area a better 
concurrence between land use designation and Schedule C-1 B of the OCP (Service Area 
Map), which shows the entire eastern portion of Shawnigan Village as a community water 
service expansion area. It is also a location where Lidstech- the local water purveyor
indicated a desire to "loop" the piping system, during OCP development. (Zoning Bylaw 
3520 has proposed Vl1/age Residential R-3 zoning for this area) 

PART 4: Recommendations concerning Privately Requested Desigruarion Changes 

Normally, when local government does broad updates of existing plans and zoning bylaws, the 
range of amendments is confined to administrative updates, occasionally new policy or 
regulations, but very rarely are the OCP land use designation and rezoning of individual parcels 
of land to new use categories proposed in this type of initiative. This is particularly true where 
the proposed land use category change is not recommended by the OCP, but rather in a 
solicitation from the property owner. 

We have been approached by a few property owners seeking redesignation/rezoning of their 
lands during the developmental period of Zoning Bylaw 3520. The requests are listed below. 
Where any of these constituted zoning that is supported by the SCOCP as adopted in 2011, 
they were generally built into Bylaw 3520, as explained in that report. 

With respect to the few requests to rezone property that would require an amendment to the 
Plan, normally what would happen is that an application would be made by individual property 
owners, and each proposal would generate its own report, and go to its own hearing, if the 
Board chose to move each of these separate applications forward. We should therefore reflect 
upon the nature of this sort of a request and what accommodating it would mean. 

Firstly there are the application fees that would normally be paid to the CVRD if each of these 
was received as an individual application. Depending upon the area of land that is being 
requested for rezoning/redesignation and the land use being sought, the foregone fees could 
add up to a considerable sum, possibly in the $20,000 range altogether. 

Secondly there is an equity question at play. Some landowners and developers have 
approached us to seek alternative zoning, with the hope that it will be considered outside of a 
normal application process, but if the CVRD had made it widely known that we would be 
considering this approach throughout the community, it is likely we would have had a lot more 
requests of this nature. Staff believe that most community residents would not have been 
aware of this, so the question may arise in the course of pursuing these amendments: how and 
why were the selected zoning changes selected for this CVRD-sponsored procedure? Each of 
the parties requesting this sort of change believe that they have good reasons for doing so; for 
example, in one case the change would arguably be a down-zoning of commercial land, in 
another, it is part of a south Shawnigan economic development and servicing initiative, and in 
another it may help homeowners who have been negatively affected by surrounding industrial 
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land uses. However, the Committee should consider whether there are others in \he 
communities who would have also wanted to be part of this initiative had they been aware that it 
would be considered. 

Thirdly there is the question of mixing the public agenda with the private agenda. There are a 
number of "housekeeping" type amendments that staff and in some cases APCs are keen to 
see made to the SCOCP, which would improve administration and implementation of the Plan. 
For staff, having these administrative amendments seriously considered without the 
complication of rezonings on certain sites would be preferable, at least from the perspective of 
clarity of purpose. For this reason, we are hopeful that the Committee will agree to separate out 
the site-specific rezoning/OCP redesignations from the recommended administrative 
amendments, if the Committee decides to proceed with the site-specific amendments. 

Finally, there is the question of public participation and accountability for the process. When 
several site-specific OCP redesignation/rezonings are built into a single hearing, the same level 
of procedure cannot be applied to each of these sites. For example, normally in the course of 
considering a rezoning application, applicants would be requested to submit information such as 
traffic studies, environmental reports on possible contamination, and other important 
background information, for both the Board and the public to consider. However, in a situation 
such as this, this type of background information will no\ be required (unless the Committee 
specifically requests it) and so some site-specific issues with each of these might be either 
unresolved or have to be dealt with later in a development permit process. This prospect is 
certainly not ideal. Also, there is the question of public notifications. Normally with a site
specific application, the local area is notified by letter (within 60 m) but the law would permit a 
local government not to send out notification letters where an omnibus bylaw such as this 
affects ten or more parcels owned by ten or more people. Staff will insist upon notifying each 
property owner within 60 m of any site proposed to be rezoned in these amendment bylaws, in 
order to ensure that the level of awareness is at least as high as it would have been in an 
individual application. 

Below are listed the unsolicited request we have received concerning OCP and zoning 
amendments: 

72. Jennifer Young, a resident along South Shawnigan Road, has requested in the attached 
email that her parcel be rezoned from Rural Residential to some unspecified Industrial 
category. She cites as reasons the increasing prevalence of industrial land uses around 
her, and also requests that the CVRD "hold property taxes in abeyance" until the property is 
actually used for industrial purposes, which is something we have no authority over (BC 
Assessment Authority may have this ability). This kind of request would require a 
redesignation of the land on the Plan Map, frorn Rural Residential to Industrial. No details 
concerning the nature of the Industrial Zone requested were forthcoming, but one can 
assurne that similar zoning to the other industrial parcels in the vicinity may be what she is 
seeking. (OCP redesignation and a zoning amendment would be required) 

73. The CVRD has received a detailed submission (attached to this report) from the owners of 
Island Daylily Farm (1291 South Shawnigan Lake Road) for special zoning which would 
include a number of uses that are not permitted under either the present F-2 zoning or the 
proposed RR-1 zoning under Bylaw 3520. The list of proposed uses includes: wedding 
location and receptions, food services, gift shop, live music and theatre, seasonal outdoor 
events for occasions like Easter and Halloween, overnight accomrnodation in outbuildings 
(not in the main residence). The submission notes that some of the requested uses in a 
new zone would be permitted to one degree or another under current regulations. (to 
proceed with this sort of rezoning, a SCOCP amendment would be required, probably 
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consisting of a special policy unique to this site, within the Rural Residential Designation) 

74. The CVRD has received a written request regarding Dale Erb's lands, through his agent, 
Denise Kors (correspondence attached), to redesignate pa1i (around 3 hectares in total) of 
Mr. Erb's property at the south end of Shawnigan Lake for two alternative uses: Institutional 
and Local Commercial. However, ~he owners have recen~llf submitted an application 
for rezoning which would do the same thing, which Radnelle Rondeau is processing 
at this time. It seems that the best approad1 irn this case is therefore to allow t~1e 
oezoning application to take its com·se and not propose any changes in either Bylaw 
3604 or 3656. 

75. Brentwood College has, through the attached "Potential New 'Brentwood" Institutional Zone 
letter from Doug Leighton, MCIP, indicated a preference for a special institutional zone for 
their campus, which contains a couple of different uses and other regulations. Some of 
these were discussed at a meeting between Doug and Mike Tippett in December, and the 
attached discussion draft should not be seen as definitive; however the additional uses 
include: indoor and outdoor recreation (already permitted accessory to the school), personal 
care facility, and a research and development centre. It is also proposed that the height of 
buildings be raised to 12 metres (the draft says 15, but this request was lowered following 
our discussion). The only significant departure from current zoning is research and 
development centre, which is a wording employed in the Bamberton Business Park, so 
hypothetically this could introduce a new use to the campus lands, if it was included in a 
new zone and the school's management decided to pursue the use. (OCP redesignation is 
not required, however a new policy which permits the additional/and uses requested may 
be required) 

76. There are a few parcels of land in Area A on Saanich Inlet that have no practical or legal 
road access. Even if there was an easement across upland parcels that do have public 
road access, the topography ensures that no land access will ever be possible. In this 
context, one of these landowners, Steve Hoe!, has asked if the Zoning Bylaw could be 
designed to accommodate the provision for a modest dock in order to allow boat access. 
The shore in that area is apparently not suitable for hauling out a small boat. 

Staff is of the opinion that this is best addressed not by pre-zoning to permit docks for 
landlocked parcels, but rather, encouraging applications to rezone areas where docks are 
proposed for landlocked parcels only, through a new policy that sets out criteria to be met 
before approving any dock request (through a rezoning application). Permitting docks for 
landlocked parcels in the W-1 Zone is inadvisable because inevitably questions of 
interpretation would arise as to what constitutes "landlocked", and further, spot zoning small 
portions of foreshore for dock use for those few parcels that go through the rezoning 
process is preferable to having blanket zoning that allows a dock along any portion of the 
waterfront, in terms of enforcement of dick size/area limitations. 

77. OCP: The lower part of the site of the Malahat Mountain Inn and the Petro-Canada 
Properties are zoned as commercial but the OCP is proposed to be amended to allow an 
application for Rural Residential zoning without amending the Plan, but with regard to the 
service station use and its potential effect upon the usability of the lower area for residential 
purposes if a soil contamination study indicates it is advisable. (Zoning Bylaw 3520 leaves 
the parcels as Commercial- to prezone for this use, Bylaw 3520 would have to be 
amended) 
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Referral Agency I Public Comments: Some of the above-noted changes were reported to 
referral agencies in the original combined version of Zoning Bylaw 3520 and OCP Amendment 
Bylaw 3604. Where comments received made reference to any content of Bylaw 3604, this 
information is (re)presented here. However, when Bylaw 3520 was simplified by separating out 
any zoning measures that required an OCP amendment, the scope of 3604 grew somewhat 
This is why the recommendation at the head of this report recommends that we refer the current 
version of Bylaw 3604 and Bylaw 3656 out to some referral agencies again. 

Many public comments and requests concerning matters covered in this report are attached, for 
the consideration of the Committee. 

Op~oons: 

1. That the South Cowichan Official Community Plan and Zoning Bylaw No. 3520 be 
amended in accordance with Parts 1, 2, 3 and 4 of the staff report and that a public 
hearing for these amendment bylaws be scheduled, with Directors Walker, Fraser and 
Giles as delegates of the Board, and that the proposed amendments be referred to 
School District 79, the Agricultural Land Commission, Cowichan Tribes and the Mala hat 
First Nation. 

2. That the South Cowichan Official Community Plan and Zoning Bylaw No. 3520 be 
amended in accordance with only Parts 1, 2 and 3 of the staff report, with the matters in 
Part 4 to be examined further after a more detailed staff report on those matters, and 
that a public hearing for these amendment bylaws be scheduled, with Directors Walker, 
Fraser and Giles as delegates of the Board, and that the proposed amendments be 
referred to School District 79, the Agricultural Land Commission, Cowichan Tribes and 
the Malahat First Nation. 

3. That the South Cowichan Official Community Plan and Zoning Bylaw No. 3520 be 
amended in accordance with only Parts 1 and 2 of the staff report, with the matters in 
Parts 3 and 4 to be examined further after a more detailed staff report on those matters, 
and that a public hearing for these amendment bylaws be scheduled, with Directors 
Walker, Fraser and Giles as delegates of the Board, and that the proposed amendments 
be referred to School District 79, the Agricultural Land Commission, Cowichan Tribes 
and the Malahat First Nation. 

4. That none of the proposed amendments be proceeded with. 

Submitted by, // 

p~{~~ 
Mike Tippett, MCIP 
Manager 
Community and Regional Planning Division 

MT/ca 

Aptp~~ by: )\ ( 

\ Gen~zanage?~ 
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Mike 1ippeU 

from: 
Sent: 
uo: 
Subject: 

Good Morning 

jennyjyoung@shaw.ca 
Friday, December 14, 2012 8:05AM 
Mike Tippett; External Mike Walker 
Land Rezoning -670 Shawnigan Lake Road, Malahat BC 

This is to confirm that Ron and I would like to have our property rezoned from residential to Industrial use. 

The reasons for this are plentiful, however, the most telling would be the situation we now find ourselves in through no 
fault of our own. The area in which we live has been become the Industrial Site for the Western Communities and the 
South Cowichan End. There are now three (3) rock quarries and two industrial parks (to date) in our area. One of the 
quarry owners has purchased approximately 452 acres of land directly adjacent and behind us. Suffice it to say our 
private and serene way of life that we purchased this property for is now gone. 

With the rezoning of this property to Industrial I anticipate that there may be an increase in our property taxes. I am of 
the understanding that the property taxes can be held in abeyance and the property can and may still be taxed as 
"residential" until such time as the proper usage is utilized. I request that this be done should the property be rezoned 
as indicated. 

I have spoken with the Ministry of Highways and they are in agreement with the application for rezoning this property. 

Thank you for your time and consideration in the matter. I appreciate all the effort that the Director(s) and CVRD staff 
have made on my and my family's behalf. I look forward to having discussions with you in the near future. 

Sincerely 

Jennifer Young 

1 
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KORS Development Services Inc. 
250-544-4017 [fax: 250-544-4053) 

Bruce Fraser 
Director 
Electoral Area B, Shawnigan Lake 
175 Ingram Street 
Duncan, BC V9l1N8 

Dear Mr. Fraser, 

June 28, 2012 

Re: Vi llage Commercial and Fire hall Site at Shawnigan Lake Road and Sooke Lake Road -1800 
Sooke Lake Road 

Thanks for your time at our meeting on June 20th at your office in Shawnigan Lake. As discussed, 
we are very interested in your proposal to complete a group of rezonings in Electoral Area B 
which I understand will include the n01thern portion of this property at the intersection of 
Shawnigan Lake Road and Sooke Lake Road. This rezoning would permit the subdivision of tv1o 
lots from the northern tip of this property and would create a "Village Commercial" site on the 
north 1.96ha or4.84 ac (lot B) and a new firehall site on 1.29ha or 3.2ac south ofthe 
commercial site (lot A) as shown on the attached plan of subdivision. 

As discussed, the vision forthe northern commercial site is to create a farmer's market type of 
development similar to Maddock's Farm and Coombs Ma rket . This concept would take 
advantage of the proximity to rural lands to the south and the residential developments to the 
north by creating an alternative commercial node which would be centred closer to t hese 
existing homes. We believe that both t he local commercial site and the fireha ll site will be 
amenities to this area of South Shawnigan "Lake. 

The concept of a farmer's market is a good fit for this rural area lying between the Trans-Canada 
Highway and the Shawnigan Lake Village. The concept would be similar to a Red Barn Market 
which would se ll produce, meat and some groceries. In addition, there would be an indoor 
coffee shop and/or bistro. The outdoor areas could be used as a site for a seasonal outdoor 
farmer's market. There is also a proposed playground at the far north part of the lot which 
could be dedicated as park and would be an amenity for the neighbourhood as well as for those 
using the site. 

Proposed land uses would include; 
• Firehall and parking 
• Retail; 
• Restaurant (coffee shop and bistro); 
• Accessory Food Processing and Distribution; 
• Outdoor (seasonal) market; 
• Artisan studios and sales; 
e Caretaker's Residence (for security) 
• Park 

----- - - - - -----···- ------- --·- --
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We have some initial artist's renderings and site plans which we would be happy to share with 
you should you need more detail. We appreciate your support for a CVRD initiated rezoning and 
would be happy to meet again with yourself and/or staff if you require more detail. Do not 
hesitate to contact the undersigned if you have any comments or questions. 

Yo~;rr----- --
~-Denise Kors 
Development Manager 
Kors Development Services 
250-544-4017 

Cc: Mike Tippett, MCIP, IVJanager, Community & Regional Planning, CVRD 
Dale Erb, Owner 
Peter Dosanjh, Owner 

------------------------------------------- - -----------· 
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I<ORS Development Services Inc. 
250-544-4017 [fax: 250-544-4053] 

Mike Tippett, MCIP 
Manager- Community & Regional Planning 
CVRD Planning & Development Dept. 
175 Ingram Street 
Duncan,BC V9L1N8 

Dear Mr. Tippett, 

September 4, 2012 

Re: Village Commercial and Firehall Site at Shawnigan Lake Road and Sooke Lake Road -1800 
Sooke Lake Road 

Thanks for your time at our meeting on August 1" with Bruce Fraser and Rob Conway. As 
discussed, we are still interested in being included in the CVRD's proposal to complete a group 
of rezonings in Electoral Area B including the northern portion of this property at the 
intersection ofShawnigan Lake Road and Sooke Lake Road. This rezoning would permit the 
subdivision of two lots from the northern tip of this property and would create a "Village 
Commercial" site on the north 1.96ha or 4.84 ac (lot B) and a new fireball site on 1.29ha or 3.2ac 
south of the proposed commercial site (lot A) as shown on the attached plan of subdivision. 

As discussed, the vision for the northern commercial site is to for a farmer's market type of 
development similar to Maddock's Farm and Coombs Market. This concept would create a rural 
market type of commercial node close to the existing and future residential homes in the South 
Shawnigan Lake area. We believe that both the local commercial site and the firehall site will be 
amenities to this area of South Shawnigan Lake. 

The concept of a farmer's market is a good fit for this rural area lying between the Trans-Canada 
Highway and the Shawnigan Lake Village. The concept would be similar to a Red Barn Market 
which would sell produce, meat and some groceries. In addition, there would be an indoor 
coffee shop and/or bistro. The outdoor areas could also be used as a site for a seasonal outdoor 
farmer's market. There is also a proposed playground at the far north part of the lot which 
could be dedicated as park and would be an amenity for the neighbourhood as well as for those 
using the site. The fire hall site would also be a good fit for the area and is envisioned in Policy 
17.20 of the OCP. 

As discussed, I have looked at a number of zones with similar land uses on Vancouver Island. 
The Coombs Market in the Regional District of Nanaimo has a C-2 zoning which permits a 
number of the land uses we are proposing. Russell Farms Market in North Cowichan has a 
general C3 zoning. The Red Barn Market on West Saanich Road is under a C-1R Rural 
Commercial Zone with the District of Saanich. Matticks Farm is zoned C-2LRS General 
Commercial/Liquor Retail Zone with the District of Saanich. We are proposing more limited land 
uses than these which we envision would include; 

o Fire hall and parking;· 

o Retail Sale of Goods and Services; 

o Restaurant (coffee shop and bistro); 

o Accessory Food Processing and Distribution; 
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o Outdoor (seasonal) market; 
o Artisan studios and sales; 
o Caretaker's Residence (for security) located on an upper floor of a building; 
o Park 

We also discussed the possibility of further limiting the retail aspects of this zone. I have 
discussed this with the owners and they support the idea of a limited retail definition. The 
Saanich Cl-R zone for the Red Barn provides the following limits for retail to; 

(a) Farm Market Use 
(b) Retail Sale of Groceries, Perishable Items, Sundry Household Items and Animal Feed; 
(c) Personal Service 
(d) Restaurant; 
(e) Storage 

We have attached an initial artist's rendering for the buildings and a site plan showing buildings, 
parking, park and access. These drawings are attached to provide more information about the 
two phase 10,000sf building site and fire hall site. The following additional information is 
provided on the drawings as discussed; 

o Exterior colour and finishing materials are provided on the attached site plan; 
o A walkway connection is noted on the drawing to allow pedestrian access through the 

site from Shawnigan Lake Road to Sooke Lake Road; 
o I have reviewed the question of inclusion in the fire protection area with Glen Saunders 

who has indicated that this will not be a problem; 
o A parking rate of 1 stall per 244sf is shown on the attached drawing with the potential 

for an additional20 overflow stalls to provide a ratio of 1 stall per 164 sf. As you may 
recall from our discussion, the rate of 1 stall per 150sfwhich we used in the drawings 
we reviewed at our meeting and was thought to be too high. I understand that the 
CVRD parking rates are under review at this time. We also note that permeable parking 
surfaces will be used for all the parking areas to reduce the run-off from the site. 

We appreciate your support for the rezoning of these parcels and would be happy to meet again 
with yourself and/or staff if you require more detail. In addition, I understand that the CVRD's 
general rezonings may be presented to the public in the future and we would be happy to 
provide presentation materials and to attend those meetings at your discretion. Do not hesitate 
to contact the undersigned if you have any comments or questions. 

Yours truly, 

Denise Kors 
Development Manager 
Kors Development Services 
250-544-4017 

Cc: Rob Conway, MCIP, Manager, Development Services, CVRD 
Bruce Fraser, Director, Electoral Area B, Shawnigan Lake, CVRD 
Dale Erb, Owner 
Peter Dosanjh, Owner 
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18 Nov 2012 DISCUSSION DRAFT 2 

POTENT~Al NEW '!BRENTWOOD' ~NSl~llUTiONAl :ZONE 

COWICHAN VAllEY REGIONAl DISTRICT ZONING BYlAW 

Prepared for Brentwood College School 

Doug leighton MCIP, EDG Associates 

PURPOSIE: 

To propose a new Institutional Zone for the Brentwood College School campus as part of the South 

Cowichan (Electoral Area A) Zoning Bylaw. 

BACKGROUND: 

Brentwood College School ('BCS') is one of Canada's premier educational institutions. With a long 

history and a spectacular setting, it is truly a unique facility. It is one of the most high profile and active 

land uses in Mill Bay; and is a major contributor to both local employment and the regional economy. 

The BCS Campus consists of approximately __ Ha ( __ acres) on the East (Saanich Inlet) side of the 

Trans-Canada Highway). BCS also has landholdings on the west (inland) side of the TCH around the rugby 

'B Field'. The focus of this memo and proposal is the campus itself: the BCS 'westside' lands are the 

subject of a separate planning exercise. 

The future development of the Brentwood campus is guided by two key Cowichan Valley Regional 

District (CVRD) statutory planning documents: the recently adopted South Cowichan Official Community 

Plan and the Electoral Area A (Mill Bay- Mala hat) Zoning Bylaw (currently under development). The first 

of these documents represents the high level, long-term planning objectives and policies for the area, 

including Brentwood. The latter governs specific land uses and facilities; and is currently being prepared 

by the CVRD planning department. This document has the ability to encourage, accommodate or 

constrain the future land uses, activities and buildings on the BCS Campus. 

The previous development of the Campus (including new Dining Hall and Arts/ Social Sciences buildings) 

was also guided by an internal Masterplan. With the recent appointment of a new Head of School (Bud 

Patel) a new long term Strategic plan is being developed. It is likely that this will result in a 

corresponding Campus Masterplan; which will in turn allow long range capita! and operating forecasts 

and related capital development initiatives 

RATIONALE 

The natural tendency in any Zoning Bylaw is to carry forward and modify 'standard'zones from the 

previous land use bylaw, and to combine a number of land uses into simplified categories. Brentwood 
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College, for example, was zoned 'P-2' (lnstitutiona12) in the Area A Zoning Bylaw No 2000 (1999), 

together with uses like the Masonic Hall, Fire Hall and Mill Bay Waterworks District office. 

Why should Brentwood have a specific 'P' (Public park or institutional) Zone? 

The key reasons are as follows: 

o The Campus area, configuration, and land uses have changed considerably since 1999; and a 

new zone is needed to support the continued growth and evolution of the School. 

o The existing buildings on the Campus (e.g. Bunch Theatre 14.5m) already exceed the height 

limits and in some cases setbacks of the existing 'generic' zoning. This makes the buildings 'legal 

no-conforming' and creates difficulties in terms of future additions ot changes of use 

o In addition, the School supports community events (e.g. Bard at Brentwood, MS Ride for Cancer, 

Junk in the Trunk) that are not envisioned in the existing 1999 zoning 

o The uniqueness of BCS and the importance of the School and campus to Mill Bay Village is 

emphasized i~ several sections of the new South Cowichan DCP 

" In keeping with the new DCP, the campus is starting to 'intensify', that is, infill and increase in 

height within the existing campus 

o While BCS is a private institution, it has a high degree of community involvement and support: it 

is truly part of Mill Bay 

o BCS is a major economic generator in terms of local employment, construction and spending 

o It has a long history of very high quality architecture, landscape architecture and maintenance: it 

has proven itself a conscientious 'corporate citizen' that does not require extensive regulation 

o Unlike local public schools, BCS is primarily a Boarding School and relies heavily on private 

donations and self-generated funding. The land uses and campus facilities are totally different 

from public or private day schools. 

o BCS is about to embark on a new Strategic Plan that will move BCS to a new level: the proposed 

zoning should provide the support and flexibility to accommodate a new Campus masterplan; 

and also seek to avoid unnecessary delays or conflicts with future approvals. 

o BCS includes both land and water-based activities (for example sailing, rowing and outdoor 

pursuits). It is suggested that the existing Brentwood School docks and water license might be 

included as an integral part of the Campus in the proposed zone. 

o Some of the ancillary rules of the Bylaw (fencing, parking, lighting, signs) are not particularly 

applicable to this particular land use. 

PROPOSAl: 

The following represents a draft 'Brentwood' zone, following the same numbering and format as the 

CVRD Bylaw. These provisions would better reflect the current situation and allow future evolution of 

the School. It is recognized that the CVRD planning department will want to refine, re-number andre

organize this to mesh with the new Bylaw: 

1) 14.3 P-3 INSTITUTIONAL 3 ZONE 
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Subject to compliance with the general regulations set out in Parts 4, 5, 6 and 7 of this Bylaw, the 

following regulations apply in the P-3 Zone: 

1. Permitted Uses 

The following principal uses and no others are permitted in the P-3 Zone: 

a. Assembly use; 

. ./." b. Day care facility; 

c. Institutional use; 

d. Indoor and Outdoor recreation; 

e. Personal care facility; 

.c 
J· Private school, public school, including boarding facilities and accessory staff accommodation; 

g. Research and Development Centre 
/'-' r h. Any uses permitted in a Water Marina_ zone; except for a Marine Pub, Offices and Retail 

cles; Restaurant; and sewage pump out station. 

The following accessory uses are permitted in the P-3 Zone: 

f. Buildings and structures accessory to a principal permitted use; 

Single family dwelling; 

Duplex, townhouse or apartment dwelling; 

Mixed Use development; 

I v Other uses accessory to a Private School. 

2. Minimum Parcel size 

The minimum parcel size in the P-3 Zone is: 

a. 0.4 ha for parcels served by a community water system and a community sewer system; 

b. 2 ha for parcels not served by community water or community sewer systems. 
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3. Setbacks 

The minimum setbacks for buildings and structures in the P-3 Zone are as follows: 

Type of Parcel Line Institutional, Residential and Accessory Uses 

Front parcel line 4.5 metres 

Interior side parcel line 4.5 metres 

Exterior side parcel line 4.5 metres 

Rear parcel line 4.5 metres 

Saanich Inlet and other waterbodies ~etres from natural boundary 

5. Height 

In the P-3 Zone, the height of all buildings and structures must not exceed 15 metres. 

6. Parcel Coverage Limit 

The parcel coverage in the P-3 Zone must not exceed 50% for all buildings and structures. 

2) GENERAL REQUIREMENTS 

Fences: allow fences and wa lls up to 3.6 m at the perimeter of the P3 Zone 

Signage : allow for schoo l signage similar to existing gate signage 

[

__. Parking: allow for two parking sta lls per classroom; plus 3 sta lls per 100m2 for office space; 

~ plus minimum of 6 bus parking spaces and allowance for overflow and event parking (on the 

playing fi~lds). 

- [Development Permit I Application Information process: collapse this into proposed ~ 
Brentwood College Masterplan and cross-reference (so that process is not repeated for each 

indivj ual application and structure. 
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Ernest Bednarz 
788 Ebadora Lane 
Malahat BC, VOR 2LO 

Lech Kulrnacz 
875 Whittaker Rd 
Malahat, BC 

July 22, 2012 

Director Mike Walker 
Cowichan Valley Regional District 
175 Ingram Steel 
Duncan BC 
V9L 1N8 

Re: South Cowie han Official Community Plan -Amendment Request 

Dear Director 

Further to our meeting on July 16th 2012, am writing you to summarize our 
discussion and asking for your support in helping staff make the requested 
amendment to the current draft OCP before it is adopted and solidified. 

We own a parcel of land. located on Whittaker Road: Lot A, Block 1240, Malahat 
district, Plan VIP88428 it comprises 6.88 ha. We are requesting that this 
property designation within the present draft of the OCP, be changed from R-1 to 
R-2. I have attached a sketch of the subject site (see attached). 

In addition, the effect of the requested re-designation to R-2 would allow the 
future creation of 3-2 ha + residential lots and allow for a park connectivity 
corridor, for a trail, between Spectacle Lake Park and the existing park to the 
south east side of the site on Ebadora Lane. We request this designation revision 
to the OCP map. 

If you have any questions or need further clarification please contact me at 
(250) 588-1002 

Thank you 

Ernest Bednarz s.com Lech Kulmacz 
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V.I. SPECIALTY ROCKS LTD. 

February 2'1, 2013 

Mr. Mike Tippett 
Manager, Community & Regional Planning 
Cowichan Valley Regional District 
175 Ingram Street 
Duncan, BC V9L 1 N8 

Dear Mr. Tippett: 

=t.B FEB ? !a13 

P.O. Box 7000 
Saanichton, BC V8M 2C3 

Phone: (250) 652-1 043 
Fax: (250) 652-0571 

Following our conversation of yesterday with regard to the rezon ing of CVRD Electoral 

Areas A , Band C, we would like to forma lly request that our property on Stebbings 

Road (Lot B, Block 201 , Plan VIP81379, Malahat Land District & Blks 287 and 323) be 

rezoned to RUR-3. 

The reason 'for our request is that we already operate a mine on the property under 

Permit Q-8-87. This permit we have had since March 2003 and we extract and crush 

both limestone and granite, from our quarry. We also are engaged in forestry, having 

planted some 100,000 trees on the property. We should also take this opportunity in 

suggesting that you do not reduce our height restriction from 15 metres to 10 metres. 
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Thank you for your consideration of this matter. We remain available for any 

consultation. 

Yours truly 
V.I. Specialty Rocks Ud. 

Brian H. Butler 
BHB:Ids 
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Mike Tippett 

From: 
Sent: 
To: 

Julia & Andy <t7434030@telus.net> 

Friday, February 22, 2013 1:22 PM 
Mike Tippett 

Subject: Fwd: Re: Island Daylily Farm and Gardens rezoning/amendment proposal 

Island Daylily Fann 
1291 E. Shawnigan Lake Rd. 
Shawnigan Lake, BC VOR2W5 

www.islanddaylily.ca 

------------ Forwarded message -----------
From: bruce@fraserforshawnigan.ca 
Date: Feb 21, 2013 
Subject: Re: Island Daylily Farm and Gardens rezoning/amendment proposal 
To: Julia Brooke <bloom@islanddaylily.ca> 

Andy and Julia, I agree that A2 alternative zoning proposed by Mike 
Tippett appears to allow the necessary leeway for agritomism, but 
without specifying the exact mix of services that agritourism could 
entail in your case. I would like to see the zone applied be as 
specific as possible to your proposed tourism operation so that there 
are no problems in the future over what is actually permitted. The 
tourism development that you propose in the immediate vicinity of the 
South end of Shawnigan Lake is a very desirable economic development 
initiative and one that is environmentally appropriate, both for the 
locale and the Shawnigan economy as a whole. We currently lack any 
significant tourism infrastructure and are therefore lagging behind the 
rest of the Cowichan Valley Regional District in taking advantage of the 
tourism draw that is a significant part of the regional economy,now and 
into the future. The Regional District has on occasion created specific 
zoning for particular operations that were not envisioned in the basic 
zoning scheme, the Ecovillage and Elkington Forest being examples in 
Area B. I will support the alternative that best suits your development 
as currently planned and will work with the plam1ing department to 
ensure that this is the case as the OCP Zoning by-law is developed for 
final approval. 

Regards, Bmce Fraser, Director Area B. 

On2013-02-21 07:01, Julia Brooke wTote: 
>Hi Bruce. Per our discussion yesterday, I am forwarding to you an 
> overview of tl1e issues central to our previous discussions regarding 
> rezoning impacts for Island Daylily Farm and Gardens. We would value 

1 
398 



> your opinion on the suggestions enclosed in this attachment with 
> respect to the creation of a new zone, or amendments to A2 of the new 
> OCP. Please review and comment on the attached document, which 
> outlines the issues related to the lack of hard wording in support of 
>our work to create an Agri-tourism destination in the South End. Tllis 
> document, along with your comments, will then be forwarded to Mike 
>Tippet of the CVRD, for his consideration in changes or amendments to 
>the OCP. 
> 
> 
> With thanks, 
> 
> Andy Cooke and Julia Brooke 
> Island Day lily Farm and Gardens 
> 250-733-2082 
> bloom@islanddaylily.ca 

2 
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Island Dayli ly Farm and Gardens 

Proposal for amendment to zoning 

to allow Agri-tourism and Multi-Cultural 

Development. 

1 
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Island Daylily Farm and Gardens, a registered farm with BC Assessment, has been 

operating for 6 years and has grown to become a destination for gardeners, tourists, 

and locals during the warm months. We are the largest supplier of daylily cultivars on 

the island, and from our shade house we sell potted plants to the public, blooms to 

local chefs (daylily blooms are edible and delicious), and ship many varieties across 

North America. Created by the owners in a labour of love, our display beds contain 

hundreds of annual and perennial flowering plants, trees and shrubs; we have over 

500 varieties of daylilies alone and are an official display garden sanctioned by the 

American Hemerocallis Association. During peak season (June, July and August), on 

any given day, there are tens of thousands of blooms in the gardens. As public 

awareness has grown of our special location, we have become widely regarded as a 

destination for an idyllic afternoon spent discovering our terraced garden pathways. 

With the influx of visitors have come many suggestions and requests for more 

facilities. 

These requests typically include: 

2 

o Food Service/Tea House, featuring daylilies and seasonal farm fresh products 

o Sanitation Facilities 

o Event Venue for temporary community events, receptions, retreats, meetings 

o Gift Shop 

o Multi-Cultural temporary events: live classical music, theatre, displays of local 

artists etc. 

o Seasonal Events such as Easter and Halloween displays and activities 
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Tourism is one of the most accessible keystones for local economic development. 

Studies have shown that the monies generated by tourism, as opposed to typical 

resource extraction economies, tend to have a much higher impact on a local 

economy as the dollars generated tend to be re-spent by businesses in the 

immediate area. 

The benefits to Shawnigan Lake, and the surrounding area, of an Agri-tourism 

themed destination would include jobs, increased tourist spending at local 

businesses, and economic spin-off to the local economy. Culturally, such a facility 

could act as a central location to bring the community of the South-end together for 

seasonal and cultural events. 

The CVRD is currently revising its OCP and has proposed zoning the parcel on which 

Island Daylily Farm and Gardens sits, from F2 to RRl. This is not suitable as it amounts 

to a downgrade leaving the owners with uninsurable buildings and business risks. An 

alternative zoning of A2 has been proposed by CVRD staff. Unfortunately, the current 

proposed zoning regulations do not support the unique combination of permissible 

uses that would specifically allow this entity. However, under Island Daylily Farms 

existing F2 zoning there is so much ambiguity, with conflicting allowances and 

restrictions, that the proposed property enhancements and facilities appear not to 

be prohibited. 

Under the proposed A2 zonng for the subject parcel there are allowed principal uses 

of Agriculture and Horticulture as well as accessory uses, among others, of Farm Gate 

sales and Agri-tourism which is defined by the proposed 3520 bylaw as follows: 

"Agri-tourism" means a tourist activity, service or facility accessory to land 

that is classified as a farm under the Assessment Act, provided that the 

use is temporary and seasonal, and promotes or markets farm products 

grown, raised or processed on the farm; 

This Agri-tourism definition seems to clearly capture the spirit of the proposed uses 

by allowing "tourist activity, service or facility" but is lacking specific allowances for 

the very services and facilities that the public would require at an Agri-tourism 

destination. 

3 
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1) Only 20 motorized vehicles per day under F2 (although they could be tour 

buses). No apparent limitation under A2. 

2) No specific allowance for sanitation, or food preparation and service/Tea 

House/catering, though there are the words "tourist activity, service or facility" 

within the Agri-tourism definition that allude to the provision of services and 

facilities required by tourists. (There have been many occasions where guests 

have had to walk a considerable distance uphill to use our personal household 

facilities.) 

3) No specific allowance for retail/gift shop (not specifically dis-allowed) although 

it certainly seems to fall under tourist services. 

4) No specific allowance for the gathering of people (not specifically dis-allowed) 

for cultural, educational, entertainment or recreational events such as 

"assembly use"1 under A2 although it is considered expected that the public 

would assemble there under "tourist activity". (The Merriam-Webster 

dictionary defines tourist as: "one that makes a tour for pleasure or culture") 

Island Daylily Farm and Gardens would like to see the creation of a zoning, such as 

Agri-tourism Commercial, as an enhancement to the current and proposed zones. 

Such a zoning would allow a blending of uses already approved within the district for 

existing zones, and would support the inclusion of an Agri-tourism Destination and 

Multi-Cultural Showcase for receptions and the arts. 

Alternatively, we would like to see amendments, either to A2 as a whole, or specific 

to our property, that encompasses the spirit of the current allowances with specific 

permissions to meet the requirements of Agri-tourists and the greater community. 

1 "Assembly use" means the use of land, buildings or structures to accommodate exhibits, special 
events or meetings, and includes the gathering of persons for charitable, civic, cultural, educational, 
entertainment, recreational or religious purposes. (Per the 3520 bylaw wording) 
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Island Daylily Farm and Gardens is located at 1291 Shawnigan Lake Rd . The gardens 

have grown to include approximately three central acres of an 11.4- acre parcel 

surrounded by other, approximately, 10 acre parcels. 

Subject parcel is Lot 4, Plan VIP 75938, Mala hat District, PID# 025-781-651 
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R"si;'!gnlial & 

A~~~e-~s:S(t:ry i!J.Jses 
7,5 nteilre3 
:1.0 nte!1:1~::; 
tf!l._,.) mtUIG-5. 
7 ,,5 ITlt:tfro~:; 

COLUiHN ·~n 
Agtir[IOO[nu"U 

iia~c·eS;~U~"]t ,l"si2:\i 

3:0 nteih'·f~ 
1 ~ :o;r;t~tre$ 
30nwrtr£s 
15 1uetres 
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7 

(.n) 111e 1mme occll:f):fl.t!on-domestic kdLtstry tlSG n:ay on1y be CDndurted hy a rre:::ldeutr on rrl1:e pareel 
- f:.(ld I'ri ay Jl01 etttpk1y !D'lai'{! tJmn t,:;o-o ad.rHtlonol tWJl-lfe".lid"Bnt J?ei'.son.s: Oil r!.he pilteel; 

{b) T.[10 hOl'n(:: -tt>tt.11Jl~lLi.:1ii-O::k:nt-.est.li\J [;lillu .. stry 'Li':le may be c:anduc.ted witTiiill. thi'l -t['.\·dling unf~ Dr 
within a p~r:m_i_U.od e;~;c.ess(lllJ1 hufildiu_g~ 

{IC;_) A1:1 art[des ;'l.n-rl/or sgnzic€l's :'i"Jorcii t~mug;h m. [tmTIJ occiJpa'l~on~GomG-stic 1mc"h1Sbr}' nl!Ji&t be 
pruo1ueed Oii" f1lantlf~cturedl on sire; 

(tl) Not;,·\cilJJStanding S:u!J:;;e.:;Uoji {e) :al't~c.Jes manllfil.tilrrr0Ll ;:-~f; sile may be :~r.i;d :;bro.tJ 1~ a ht:·nu.; 
·1Jp;:.up-#tf.qn.-dtirne~ik .intllll:;;lry :trn_n:jdr,_"{[ L:'hat al~ sl(l!:aJ10 and dfsJ:ribution ,'J!f art~d~.s '<Vi~l h-B 
~:JITJC(ll IJlLt off'si~~; 

(e) :n~ maximum floor 0.TG-:lf·8ii lGt Qf-il!ny p--erm1ttcd.t-cce.ssor::l [mi~OOng tbo[ rr:a,'1 he used tOr home 
ocCUJJ~tlor:-d~:n~1{~~i'C ind~:.s~ty use in_di,H~ing: qfl1(~e sptce stol"d.@ie prc.cessfng Off.' s['lle ~lw;[] nut 
exceed ~m sq. m.; 

(1) The hom_~ '(JL:Cuj)atfi)~~-Gomesfc~ itul.ustLy use shHH cot im•,uU,•c- f.hc v~s~'b l~ cxt~;-rlm sfomg;:: of 
rnlY mf.~~<:;rbl or ·~-q uipmr:::-nt :j:;ed clJi'6Ct1y or indirectly hrt dm 1Ji.'.rr-:r~essiii~@ s.rrJe -St'IJrJJge m- sGrvidng 
of MJY product; 

(g) 1lwm s~1aH fJg;JlO varia~ic·n nfth~: GAtc-ma[ n::sLde-nl.:~i.[ &pt)C:4r-.ltt-tC ~Jftll~-lartd buildings 
·-· $tr.'~GtuifeJ nor plfcmi&rs in tvhtch th~ lwn::c Crt"Cl.tpa1ic•rl-li0mi$:3Uic irtdus1t)' is C't.irri~d (lll; 

(lrr) A h!Jm{:~ oec.ppation-clortte~t:c [r~·dustry shal~ .no[ be penDit(e.d [I} fllaV•3 lt10f0 tt~an O!r:C' 
lXiliDUG(;l;-i~fi v~bi,.~~oe >t;lXe~;~J1gJg t1tro;;;{: to~m~ in whlcle IN·elg)1~ locate(~ ou&;idt: of a bt1ifLEng Of 

stn.~cttL"?; 

(OJ Th-~ru :shall ib~ JlO e;..:,tesslvG: 
noi~; 
tmmc; 

<j v~bmtion; 

m1Dke; 
dusi; 
ochmr~ 

·~ 3~-art.) 
<jo ck;;tri~Jijll inlcrfbrem::c; (It 
~ use or s!m-J_gc of d:iJLLgcrou::: n1a:lcri::J!8. 

(1) TU!ffic g_~n~Tate--d fr-orn. the b.mne ncc.'wpatTiml-clome8tk tfl[ustL')I shan not exc.eed 20 ~liGtttriz£:Cll 
vcl1icles [I)C:r (J.'J.Y;. 

(m)A:ty·homz ·occ-lt:patiTon~dtml.;;stic io:d'trs.tl:)' mu~t comp·ly .,:viti~ all Rcgi;.mal Provincial .~~Jd. FcGcml 
En~.rimmuentn1 fr·oketlon Regu!attons; 
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From Part 4, Basic Provisions 

--11.4 ~x,;;c!pl1.vh<::N r;,tJJC:JHi:_,;,.i'!.Sj)t:<.::i~1c-Q~\)' 5\aicd alii u::.'!s }i:.-;rmitr.r;>j hy this ~r?yla\"•' ir,i:Jude r~hc-~ UE'i:S 
aC"C'l:'S!:<(!J}' t<J ;~t;:c p§l'ftii~OO ~:rbu;:.p;;;I u,.:: •• ::_-: 21~d .:1ll~ ibuihiir·~"~ OJ stnrcturr-=:t i:n:-:lw:k al! l:r.tildiEl£.£ Dr 
stmo;;trJl'ZS r;;l.Stirt<Jb:y cr:.r.xili;:r;cy· :;c~ buillEogs {lt' ;;tm~l-rbl~~ c.r:•i):<:lruet-td ~1)~8tt';:ii D~ ws:c-i! w·itJJ: ~;~sLK:c-1 
tD :;:u:::m:ttt:J ?riod}:~JO ,.~:;. 

Contradictions within the existing and permitted zoning: 

According to F2, it allows agriculture, horticulture and silviculture and up to 30% of 

land can be covered in accessory buildings. According to Home Occupation

Domestic Industry the maximum floor area per lot of any permitted accessory 

building cannot exceed 90 sq meters. 

'"!Jed .;:r:r.:CI hr.;;:~J;k.fhst a;';{:ommodati~;.ut mcm.1.s. the accessLll:Y me v:· ;J1 ~:eJf~cJ::rntrdnelli d\;,1e~]l[;!S• ·tmG;i for 
tbe< ovcrnjght ac.vornmod~don ·IJ>f tr.tt"lls[-e-nt payful:g g~Lests ~!~l 'iVhkh cm}y bn:a~_fas:l [5 s;r~.~cJ; -

Means: I can cook and serve a meal (but only breakfast) in a self contained dwelling 

unit to transient paying guests 

-••st:Jl.2:..11 s.uitet n1e:rms a 4:hv.;;1Jing UJJi~ nM tl~':t~e:Jing 74· ttl." {SOU sq. ft.} in Hoor _a_r.;::z:~ w~th a ,s.;;p~~m\'D 
~;-Jit~ane::: ~ap;:.hfe oft'to:e:~mg o(:cmp[!X~ year roun-d in.th~dlrrg ~i¢rtnan;;;;nt prm:Us~om. fbr livUn$; skepiEng; 
co<tdci.Tig, SFl-Jlhttiurl!, tb-JJ·il ~tomge tmd pmparat~orn~ s~;pairnt~ ih>m 81 sing[e famUy dweHlng, and ~nay 
be p-FJ"il" of ffia f.C'.(:v-'f-!:ir)UJI hLiJU1dtt--ig; 

Means: I can have cooking, sanitation, food storage and preparation area as part of 

an accessory building capable of being occupied year round. The kitchen of which 

could meet commercial kitchen standards. Someone can rent the "small suite" on a 

short term basis (weekend) and invite guests. The meal could be prepared on site or 

catered using the kitchen, thus the service of food to the public. 
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fa) Tbe lwmt: ecGll:pat:on~dnnwstk> lo:d:rrstry :use may onffy be: condu~:cl by a r•s.5i-1ettTI: on the paroeiT 
;;;;nd :r.nay :il01-~m:ploy .!!nf!r<e Ih:u-11 t\'i.'O additkmi'ill.:nmHt""';i;.Hetlt persrJYJS ml i:he prrc:el; 

{b) Tbo hOlt!:;! -!)Ct::-tij_'l<tt~(lll .. <]{)ltll:-Stk: [r'i~lt!-:lty :U:i·~ Tcjaybe L:Olldn.::.tetl v.·itHTi the {l\~'GUing unr~ (1I 

'-\tifillr; l-'~ P~llu.i:U~-:d !'.CC-G*(:r:"'}' bu~~j:Jjng__~ 

(c) .. A11 artEdes .m-d/or servi·~::@s ::::oM tb~·c·ugh -3 bo!ll~ vccu:paHon~dcml~>3tic ind;ustX}' m.!Jst be: 
ptudluc:ed or tWltlui[.;cturedi o::~ streo; 

{tl) Notv\"it1~st:mOing Sru~1.:::ectkm {c} art:c:re~ :tt'::lnnfa,~tuted ·Mfiiile liHiJ.• be ~;r_)~d :Jm.li.i.~~ a hGmc 
•JJCG"-np_;;rl~on~dome!i1[p. ir.,cilJ;t~li;)' rn:ovidr.;d !.bat aU storagg and disrri_bttd(ln ·:Jlf Jrt~c!Gs wm h-e 
;r,Grri-cd out (_if:f'si~.:;; 

Means: a service, such as catering or food service, could be carried on in a permitted 

accessory building (small suite) by the residents of the property and two employees. I 

can also have a gift store of things "produced or manufactured on site" which allows 

for the slight alteration of, and renaming of any items for re-selling. 

The problem under F2 is that none of the facilities and services are specifically 

allowed or supported. 
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The proposed A2 zoning under the OCP is summarized as: 

Sub[:~:::rc·~ ifrJl compn~~lce 1t~~'liil th0 ·J0f':§fi:7J[ i~T~grJJ~at!an.s. s&t •mrt if! Paris 4~ 5~ 6 i7uJd 7 .of ::G1Js 
B~;J\aVu'. th:J folfa,~··.dng ft.::;;:_tUiatif~I1S 21pply in 1f.£, .A--2 Zono. 

4L. Pc·n-roiU&d Usus 

Th~ fomov-J!rng princ~lp2i0 us~s iii!r!d HD otr1c~¥s. am- pc:-rrnit~€1d ln trtK: l\"2 Zai1Ef 

;2j. Agdcultum:, horticul~u~~~:, si[1)Lcuf<tur.IJ'~ 1mf .I'Jrn1, fi~-h f8tTn, ·2"qu~std:In m-mni!l, tf-Dar>Lfing 
:s~Jb.!o: 

b~ -Sitlgfo f~rr-W~l dw"Oiltrq: 

Thn "foWm~ihlg accos:soq,r r.:JSQ& nrc porrci·1:ta-'i:f in ®liD f!J,,1 Z·LDf7!0~ 

Q;. S~conth~JIT:r! suite or noce§soq,; dwd.lfn::r r~1nr~: 
dL Bed 8n:i br.e-rrkfa.st 8CO:!_'llmod~1f.Dn: 
:g!_ J'gfi,.to•Jd:ml: 
f. F<:m·n gato snl0s: 
·~. Hnm(}=biJscd t~uslr'!c:::;s. 

Th~ rr in ir.-JUl'"il p:1ncol arsa :in ':lh e .~ .. "'2 Z·c;r:·e ["~ 2 :-!!2:io:;t;;jrcf:]-. 

31.. 1\luni!b®r -off [Frtlelli'tEgs 

Of!e d:'A'0Iling r~ p!Z.fi'"nittf2d fl}~f oarcol in tiiK:: /~.=-~ Zcmo. 

4~ :~o~~Jacr•~;;s 

TitgJ foi[01lu'k1g rnirrlnnum setib:ack:s 1Tav ttuildfn·JS -nnd1 stD~J~fuf"@;s. 0p j}l~~ it1 t!l:'JD A ... 2. Z·tono: 
. 

Tyu:t" at PO!W<:el Lin~ l'c!iJ"i"ultLJml 1wd ~asidmntlal a!fld 

1F ~))nQ· pnrc!11 f'in~ 
·lnh2rf::::;r std'~ p.an::t;J/Iino 
E!~tericnr side- parcel line 
Rc,<ll P<lW!!Ilino 

&ec£!-S.S.ifl.f1l PJ's!l)g Ace®S~Df.'i USEtS f(rnutn;Q'I Us-f.~ 
·1 ~! rnc:t(es
·15· fl:lC:tf'IZ:~S
·15 rne~~es 
·1 ~~ met~€:S:. 

7.5 rnrriros 
:3 metr.tJ:S 

4. 5 rn.:fi.res 
7. 5 r:ne1res 

45 l.fl 
45m 
45 ilfl 
45 nn 

In the .0 •. "2 ZrJ:-1·~\ the f'1r2ight of •nil plinciprJJU ·bluif·j·ing-s ~nnd .stE-ucturcs s.hnlf n.ot ox-cc:t8d ·H~· 

.metres .lJ.ild! Ux: ~1.:::ight tJf a!l.a-::::cf:-s.sorv b\Ji/ijirc1:~s sU-!8f/ rnot o:o:c0od 7.5 metr.c~:s. 

ilJj~ ~2J!fOOn [!.[!lt,.r.g-,F~§£1 

T~ c-- parceL ,CG·'iierage [n t11o A."'2 Zone srmu no~ exce:ed 3(). pe:rcen~ at :5!J D rr1~. ,,.vhich§'~fcr 
Js_ less. fOr 8/1 building~:; and strucwre~, nnd m:;w bu inc:re.!:Ei,~d thy i:Jil i!:Hf,diFoni:1l 2-0~~ ·Df 
:~[te iJFea for the purpc-se of con~tructlr~ .. g greonhm.Jses. 

Again, the spirit of the zoning appears to support all of the services and facilities 

required for an Agri-tourism destination through allusion. We would prefer solid 

written support and acknowledgement that our plans for use of the property align 

with those of the CVRD and local A PC. 
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Island Davlily Farm and Gardens 

Featuring over 500 varieties of daylilies, trees and flowering shrubs displayed in a 

terraced hi llside setting. In our sixth year of operation, we receive hundreds of 

visitors each year and have been asked on numerous occasions if we have plans for 

enhanced tourist services, or if we can hold functions such as receptions and cultural 

events. 
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Overview plan of Island Day lily Farm and Gardens with Event Centre, parking, Tea 

House, waterfall and fountain 
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From the official Province ofBC website: (in part) 

Down on the Farm: Agritourism in BC 

http:ljtravelmedia.hellobc.com/stories/down-on-the-farm--agritourism-in

bc.aspx?feed= TraveiMed iaStories 

(Note: Not a mention of Shawnigan Lake) 

The Cowichan Valley: The Cowichan people call it "The Warm Land, " and with 

good reason: the fertile hillsides of southern Vancouver Island's Cowichan Valley, as 

well as the nearby Saanich Peninsula and Southern Gulf Islands, soak up the sun, 

creating Canada's longest growing season and ideal conditions for vineyards, 

orchards and small organic farms. Here, you'll also find a dedicated group of 

farmers, chefs and winemakers, and at its centre is the bucolic village of Cowichan 
Bay, named North America's first Cittaslow, or "Slow Community," by the 

International Slow Food Movement. 

Vegetable stands, cheesemakers and farmers markets all thrive in the area. Time 

your visit for a Saturday and you can stock up on produce, crafts and specialty foods 
at the farmers market in the town of Duncan. Nearby Salt Spring Island is home to 

several wineries, cheese makers and organic farms, as well as the renowned Salt 

Spring Island Market in the Park, where everything sold is made or grown on the 
island. The Saanich Peninsula, a short drive or ferry hop from Cowichan or Salt 

Spring, is probably best-known as the home of Butchart Gardens, but organic farms, 

wineries and several tasty restaurants flourish here, too. 
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From: (in part) http:/ /torc.linkbc.ca/torc/downsl/agritourism [l].pdf 

Agritourism Market and Product Development Status Report 

Prepared for British Columbia Ministry of Agriculture, Fisheries and Food &Ministry of 

Small Business, Tourism and Culture 

Planning For Agritourism's Benefits 

While agritourism and other forms of related value added processing are seen by 

both the farming community and government as diversification options for 

maintaining business viability in the agricultural sector, the potential advantages 

associated with developing this industrial sector extend much further. More 

specifically benefits can be linked to the individual farmer, the local community, and 

the tourism industry as a whole. Farming advantages associated with agritourism 

include developing new consumer market niches, increasing awareness of local 

agricultural products, creating greater appreciation of the importance of maintaining 

agricultural land uses, providing farm family members with on-site employment 

opportunities, and strengthening the long term sustainability for farm businesses. 

For rural communities and regions, agritourism can be a vehicle for diversifying and 

stabilising rural economies by: creating jobs and increasing community income; 

providing a broader market base for local businesses; and attracting other businesses 

and small industries. From a tourism viewpoint, agritourism can be a means of 

diversifying the mix of tourism products and services available to visitors and 

uniquely positioning rural regions and communities for tourism markets. Given these 

potential benefits as well as possible costs, it is imperative that the proponents of 

agritourismdevelopment take a proactive role in planning and managing the 

development of this form of diversification. In this regard, there are important 

lessons to be learned from other jurisdictions and operations. 

Lessons From Other Jurisdictions 

Based on the experiences of public and private sector organizations in other parts of 

Canada, the United States, Europe and Australia, it is apparent that many regions 

have developed innovative policies and programmes designed to encourage the 

development of agritourism and value-added processing activities. These initiatives 

have involved a combination of: agricultural policy measures aimed specifically at 
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strengthening the sustainability of farm based agritourism; regional marketing 

support programs aimed at encouraging tourists to experience farm products and 

services in rural communities; and development programs focussed on building the 

capacity of farmers to create and professionally manage agritourism facilities and 

activities. Key lessons emanating from those initiatives point to the strategic 

importance of: co-ordinating and linking agricultural and tourism policies and 

programs; establishing supportive organisational structures and processes; 

promoting product quality and brand awareness; establishing flexible but high 

standards of operations and facility development; promoting local involvement and 

alliances; facilitating local product development and marketing; and creating policies 

reflective of the diverse character of agritourism operations and facilities. 

Product Development Opportunities 

Based on a review of other operations, a wide array of innovative products and 

services can be added to the portfolio of Be's existing agritourism products and 

services. These include but are not limited to: building edu-tainment opportunities 

with schools; tapping into business markets; incorporating farm stores, farm stands 

and high-end gift shops into farm direct marketing operations; conducting on-site 

festivals; and transforming portions farm sites into destination areas. Success in 

sustaining such operations is dependent on not only location a I factors (such as access 

to major travel routes and urban markets), but more managerial factors such as the 

capacity of the farmer and farm operation to accommodate the demands of 

agritourism visitors; the farmer's advertising and marketing skills; and the farmer's 

financial commitment to agritourism product development and service delivery. 
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Con-i:act information for Island Daylily Farm and Gardens 

Andy Cooke and Julia Brooke: Owners 

Phone: 250-733-2082 

Toll Free: 888-265-5757 

Email : bloom@islanddaylily.ca 

Website: http://www.islanddaylily.ca 
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DATE: 

FROM: 

STAFF REPORT 

ELECTOR.Ll.L AREA SERVICES COMMITTEE MEETING 

OF MARCH 5, 20'13 

February 28, 2013 FILENO: 

Torn Anderson, General Manager BYLAW NO: 

SUBJECT: Cell Tower Protocol/Policy 

Recommendation/Action: 
Direction of the Committee is requested. 

Relation to the Corporate Strategic Plan: N/A 

Financial impact: (Reviewed by Finance Division: NIA) 

Background: 
1 he following motion was passed at the February 5, 2013 Electoral Area Services Committee 
Meeting: 

That staff be directed to contact the City of Vancouver to request a copy of 
their policy respecting cell tower protocol, and that their policy, along with 
previous samples acquimd from various other local government 
jurisdictions, be included in a staff report to an upcoming EASC meeting 
for discussion. 

Pursuant to this motion, staff contacted the City of Vancouver and requested information on 
their process for approving cell tower developments. City staff indicated that cell antennae 
applications are evaluated by planning staff based on zoning, development permit and building 
permit regulations, as described in the attached Appendix 1 document titled "Antennas
Municipal Consultation on Non-Broadcasting Antennas and Antenna Supporting Structures". In 
addition, cell tower development is guided by the attached document titled "Antennas (Non
Residential installations)- Review Process and Design Issues", which includes design principles 
and considerations for antennae development. As applications are evaluated on a case-by
case basis, the design principles within the above-referenced document are only applied where 
they would be appropriate to the subject site. 

Furthermore, City of Vancouver staff noted that the context within which they evaluate cell tower 
applications is quite different from the Regional District's context, in that most of the applications 
they receive are for antennae on very tall, existing buildings within an urban environment. 
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Staff also requested cell tower policy information from the Capital Regional District, the Comox 
Valley Regional District, the Regional District of Nanaimo and the Alberni-Ciayoquot Regional 
District, all of which handle cell tower applications using Industry Canada's default procedure. 
These jurisdictions do not have in-house policies regarding cell tower development. 

The following motion was passed at the August 2, 2011 Electoral Area Services Committee: 

That s~aff prepare a draft protocol for citing cell phone towers and once 
prepared, report bacr{ to the IEASC. 

Pursuant to this motion, staff conducted research on cell tower policies in other local 
government jurisdictions, and compiled the following information: 

In order to provide some context for what these protocols entail, Industry Canada has produced 
a "Guide to Assist Land-use Authorities in Developing Antenna Siting Protocols" which is 
attached as Appendix 2 to this report. 

In addition, attached under Appendix 3, are samples of protocols that have been instituted by 
other local government jurisdictions within BC. Surprisingly, there were actually very few 
existing local government protocols found. Surprising, because cell towers have been a thorny 
issue for local governments for many years and one would think that there would have been 
plentiful. Here are three for Committee reference: 

Distrk\t of Saanich 

Their Policy basically requires that any antenna that is not exempt under their policy will be 
forwarded to the Director of Planning who will refer it to their Engineering and Parks 
Departments for comment. From there, a report will be drafted to Council with a 
recommendation to support, not support or support with conditions. Adjacent property owners 
are to be notified of the meeting that the report is to be considered by Council. 

Please note that the District of Saanich recently embarked on a legal review of their policy, as it 
has come to light that, following changes to Federal Government regulation, it may no longer 
comply with the Federal Government's amended consultation process. 

City of Kelowna 

In short, the City of Kelowna Policy designates the staff member that shall respond to any 
applications made to the City and that the City defaults to the Industry Canada Public 
Consultation Process. 

City oi Colwood 

The City has a Policy which outlines a fairly comprehensive and extensive process which 
requires the applicant address not only the visual impacts but also discuss and address the 
potential affects that such "devices" are purported to have on human health. The Policy also 
outlines an extensive Community Consultation Process that is required prior to Council 
consideration of any application. It is our understanding that this policy was used as a template 
by the District of Metchosin for their policy. 
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While the direction from the EASC was for staff to present a draft protocol to the Committee, 
given the range of protocols attached, some direction of how the Committee would like our 
protocol/policy to be structured would be appreciated before staff undertakes that initiative. 

Submitted by, 
I 

. /~ /LI( 
~,______/ ''-'i "--

Tom Anderson, MCIP, RPP 
General Manager 
Planning & Development Department 

TNca 
Attachments 
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ANTENNAS c MUNIC~PAl CONSUl TA ln0[\\1] ON 
NONcBROADCASTMNG ANTENNA;§; A[l\l]llJ) 
ANTENNA SUPPORTBNG STRUCTURtES 

Authority- Director of Planning 
Effective October 15, 1990 
Amended February 28, 1995 

Effective October 15, 1990, the Federal Department of Communications has amended their licensing 
procedures to offer municipal authorities an opportunity to make known their views regarding the erection 
of a new or modification of an existing antenna structure. 

The Department of Communications is encouraging applicants for radio authorizations, as well as those 
parties installing or modifying antenna structures for licence exempted stations, to notify or consult with 
1nunicipalities' land-use authorities within whose boundaries antenna structures may be constructed. 
Procedures have been developed that would effectively require this as a step in the licensing process for 
many stations. 

Section 10.27 "Antennae'' of the Zoning and Development By-Law states that, "Except as exempted by 
the provisions of 5.16 (antenna used for residential purposes), no person shall erect an antem1a, including 
a satellite dish, without first obtaining a development permit from the Director of Planning". 

The Platming Department,s role is to consider the implications of the proposed antenna structure through 
a development application and make known to the applicant its views, and those of the individual citizens 
it represents. Should the response be negative, the Planning Department is responsible for providing its 
written objections to the local Department of Communications district office. 

This new process ensures that municipalities have the opportunity to evaluate the applicanes proposed 
facilities in advance. If no agreement can be reached between the applicant and the municipality, the 
Department of Communications wilt, within the context of the federal jurisdiction to regulate radio
communications, take the municipal as well as the applicant,s concerns into account during its authorization 
process. 

Should you have additional questions, contact the Department of Communications District Office for 
further explanation) as noted below. 

Lower Mainland District Office 
District Manager 
Downtown Location: 
Suite 1700, 800 Burrard Street 
Vancouver) B.C. 
V6Z 2J7 
(604) 666-5468 

May 1997 
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([;ftlty I!Df \Y;aJ,Jlll(CI!D\lllW~lf Plaui!ing- By-law Admi,istrationBulletins 
Community Services, 453 W. f2th Ave Vancouver, BC VSY IV4 'E' 604.873.7000 fax 604.873.7060 

pla.nning@vancouvet<.ca 

AN1r~NNA~ 1NONaiR~~nn:N1riAL 

mN~'TAltbA1rGON$» a RIEV~EW PROCES~ AND 
DIE$~GN ~~~gj~~ 

Authority- Director of Planning 
Effective June 9, 2010 

Section I 0.27 of the Zoning and Development By-Law states: 

"Except as exempted by the provisions of 5.16 (antenna used for residential purposes), no 
person shall erect an anteooa, including a satellite dish, without first obtaining a development 
permit from the Director of Planning". 

This By-law Administration Bulletin is to be used in conjunction with those District Schedules 
of the Zoning and Development By-law, and Official Development Plans, which permit the 
erection of non-residential antem1a systems. 

The Bulletin sumnmrizes the consultation and review processes necessary to obtain the City's 
concurrence for any non-residential antenna installation. It is also intended to help improve the 
design appearance of these instal1ations, and reduce visual impacts on surrounding property 
owners and residents. 

It is the legal responsibility of the property owner to obtain, or to ensure that others obtain, the 
necessmy City permits for m1y work done to their property. Property owners should consult 
with the City of Vancouver before installing, or allowing others to install, any antennas for non
residential purposes. 

2.1 General 

Proponents should contact Development Services to discuss any proposed antenna installation 
or modification. Staff will detennine whether the proposed installation is an Outright or 
Conditional use according to the zoning regulations for the site. 

June 2010 
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2.2 Outright and Conditional Uses 

Depending on their specific purpose, non-residential antennas will generally be classified as 
either a Public Utility use or a Radiocommunication Station under the Zoning and Development 
By-Law. 

Radiocommunication Station is an Outright use in many Industrial zones and a Conditional use 
in many Commercial zones. Public Utility use is a Conditional use in all zoning districts and 
Official Development Plans in the City of Vancouver. If you are unsure of the zoning or use 
issues with respect to a specific installation or site, please contact the Enquiry Centre of 
Development Services. 

Outright uses: Under the provisions of the Zoning and Development By-Law, Outright uses are 
approvable subject to compliance with regulations only (e.g. height, yards, etc.). Applicants 
should refer to the relevant District Schedule for the applicahle regulations. 

Conditional uses: In addition to cmnpliance with regulations, Conditional uses require the 
discretionary review of the Director of Planning. In considering any Conditional use, the 
Director of Planning is required to consider impacts on surrounding residents, as well as a 
range of urban and architectural design lssues. Notification of surrounding property owners by 
letter may be undertaken if impacts are considered significant. 

2.3 Consultation and Processing 

Outright uses: If the use is Outright under the relevant District Schedule and if the installation 
meets all regulations of the Schedule, an application for a combined Development Building 
Permit may be made. 

In this approval stream, Plam1ing issues can be cleared at the time of application, and the 
application is then fmwarded to the Building Group. The Building Group will review the 
anterma installation for compliance with the Vancouver Building Bylaw. Stmctural letters of 
assurance fron1 a Professional Engineer registered in the Province of British Columbia will be 
required. 

The issuance of a combined Development Building Pem1it will indicate the City's concmTence 
with the proposed installation. 

Conditional uses: If the use is Conditional, or if any relaxation of zoning regulations is 
required, proponents will be asked to meet with a Development Planner to discuss the proposaL 

If Planning issues or concems can be resolved through this discussion, and if the City 
concludes that additional consultation with surrounding property owners is not required, the 
combined Development Building Permit process may also be used. 

For situations where Planning issues cannot be resolved through a simple discussion process, or 
in those instances where the City determines that direct consultation with affected property 
owners is required, separate Development Permit and Building Permit applications will be 
required. The City will undertake fon11alnotifrcation of affected property owners as part of the 
Development Penn it process. 

Issuance of separate Development and Building Permits will indicate the City's concurrence 
with the proposed installation. 

City oi" Vancouver 

Anternnas (nonH·esiolential instaUatiortls)- Rev.iew Process a11cO Des~gn Ussues 

.J!Lme 2010 
l?ag:e 2 
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3.1 General Design Concerns 

Design concerns often come under one of three main categories: 

a) Impacts on specific property owners or tenants 

This includes impacts on views, and the visibility and general appearance of installations 
as seen from sunounding properties and suites. 

b) Impacts on building design 

This involves a determination of how the proposed installation impacts the architectural 
design of the building on which it is located (or the design of a tower if the installation is 
free standing). 

c) General urban design concerns 

This is a review of any impact on the general public realm, streets cape, or overall urban 
environment. 

3.2 Design Principles and Considerations 

While every installation is different, the following design principles may be helpful in 
achieving an acceptable design and should be carefully considered: 

a) Avoid mounting antennas directly on major building faces. 

Mounting an antenna on a major exterior wall can have a negative impact on the 
architectural expression of a building, and often also increases its visibility. 

Antennas are generally best located in areas set back from the outer waU of the building, 
so as to reduce visibility from the street and not interfere with the architectural expression 
of the building. 

Rather than mounting antennas on a major exterior wall, one commonly approvable 
option is to flush-n10unt panel antennas on the face of an existing mechanical penthouse, 
set back fl-mn the n1ain exterior wall, and to paint the antennas to match the background 
wall colour. 

Cable trays should generally not be mn up the exterior faces of buildings. 

b) Avoid the 'sky lining' of antennas. 

Individual antennas should not project above the height of the wall face they are mounted 
on, in order to avoid visual clutter. This also applies when antennas are mounted on 
mechanical penthouse walls. 

If an antenna height significantly above the height of the existing building is necessary, 
an alternate location or other building in the vicinity may be preferable. See also item (c) 
below. 

Antenna installations on pitched roofs are generally not acceptable. 

CUy of Vancouver 
Anten!lllas (nonMI!'esidential iit1lstalla:1Hons) ~Review !?rrocess and ll:lles~gn ass!!Jies 

June 2010 

!?la91e 3 

423 



c) Shrouding of antennas can be an option in some cases. 

If antennas must project a small distance above the height of a mechanical penthouse, or 
must be mounted within a flat roof area, shrouding may be an option. In some cases a 
small addition (vertical or horizontal) to an existing mechanical penthouse may be 
possible, subject to view impacts on sunounding development. 

In some cases it may be appropriate to surface monnt the ante1111as directly on the shroud 
form - for example, where there is a small increase to the height of an existing 
mechanical penthouse. In other cases it may be preferable to constiuct the shroud fonn 
out of a material transparent to the signal waves, and conceal the antennas within the 
shroud structure. Solutions are often unique to the particular design circumstance being 
faced, and a high degree of creativity is sometimes necessmy. 

In a small number of cases, other shroud fonns, such as 'chi1m1ey forms' or additional 
parapets, have been considered. However, shroud design must always be cmnpatible 
with, and sympathetic to, the individual design character of the building. Achieving a 
reasonable and attractive overall expression for the building will be the dominant 
concen1. The size, design, and number of shrouds arc all important issues to consider. 

d) Antennas or their shrouds should be finished in a colour to suit their location. 

Colour will vary depending on the context and the design approach taken. Shroud 
material may also vmy depending on the design approach. 

e) Not all buildings are suitable for cell antenna installations. 

Some buildings may already have a large number of anternms, and additional installations 
may not be possible without negatively impacting the appearance of the building or 
affecting views. 

Buildings listed on the Vancouver Heritage Register require special attention, and 111ay 
not be appropriate for any installations. 

Some buildings may also, because of a particular architectural style or design quality, not 
be appropriate for antenna installations. 

f) Equipment visibility should be limited. 

Small amounts of equipment (cabinets) may be mountable on the flat roof of a larger 
building, adjacent to an existing mechanical penthouse and located in a manner to limit 
visibility from suHounding buildings. For larger installations however, locating the 
equipment within the building (in an existing mechanical space for example, or in the 
basement) may be expected. 

g) Freestanding towers for antennas may not be approvable in or near residential and 
commercial areas, and will require a full Development Application in all circumstances. 

Freestanding towers are generally limited to Industrial areas, or other less controversial locations. 
Architectural design considerations should play a Im·ge part in any freestanding tower proposals. 

cn-o:y all' Va~n~couverr 

Anl!:erH11as (nont~rresidentiaR ill1lstaUa:Uo~n~s) - Rev~ew P;ocess at11ol [l)esngD'l Ussi'Jles 

June 2010 
!?age 4 
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Guide to Assist Land-use Authorities in Developing Antenna Siting Protocols 

L Introduction 

This guide is intended to assist Land-use Authorities (LUA) in ensuring effective local participation in 
decisions with respect to proposed antennas and their supporting structures within their communities. 
For the purposes of this guide, an LUA means any local authority that governs land-use issues and 
includes a municipality, town council, regional commission, development authority, township board, 
band council or other similar body. This guide complements Industry Canada's publication Client 
Procedures Circular 2-0-03, Issue 4, entitled Radiocommunication and Broadcasting Antenna Systems 
(CPC-2-0-03). For this reason, LUAs are encouraged to consult CPC-2-0-03 to better understand their 
roles and responsibilities as well as those of anyone planning to install or modifY a radiocommunication 
or broadcasting antenna system (referred to as a "proponent"). 

This guide specifically addresses two areas: 

o Participation lProcess: The LUA' s role in effectively participating and influencing decisions with 
respect to proposed antenna systems within Industry Canada's antenna siting procedures. Industry 
Canada believes that antenna siting protocols jointly developed between proponents and LUAs can 
supplement the Department's antenna siting procedures while at the same time have a higher degree of 
acceptance and compliance. 

o Local Protocol Ilievelopment: Elements that LUAs might wish to include when developing protocols 
with proponents of antenna systems. 

The federal Minister of Industry has the authority under the Radiocommunication Act, to issue radio 
authorizations, to approve each site on which antenna systems installations (referred to as "antenna 
systems" or "installations") may be located, and to approve the erection of all masts, towers and other 
antenna-supporting structures. Industry Canada's role includes ensuring the orderly development and 
efficient operation of radiocommunications in Canada. In this regard, Industry Canada considers that the 
LUA's and local residents' questions, comments and concerns are important elemeuts to be considered 
by a proponent seeking to install, or make major modifications to, an antenna system. 

The continual demand from Canadians who wish to benefit fi·om the most advanced wireless 
communication features available, whether at home or at the office, has resulted in the growth and 
advancement of wireless technologies. Antenna systems are an essential compouent in providing 
wireless services and must be installed on towers, buildings or other supporting structures. Both 
antennas and the structures that support them are an integral part of the wireless network and they 
provide the radio coverage the public and safety services need. With advancements in 
radiocommunication and the growing demand for high-speed wireless access, communities in Canada 
either are experiencing, or will soon experience, deployment of these services. 

LUAs, because of their local lmowledge, are very well qualified to explain to proponents the particular 
amenities, sensitivities, planning priorities and other relevant characteristics of their area. By working 
together, LUAs and proponents can find solutions which address reasonable and relevant concerns, or, 
as an option, alternative antenna system siting arrangements. Accordingly, Industry Canada encourages 
LUAs to develop local protocols to manage the process of identifYing their concerns, as well as those of 
the residents they represent, regarding antenna installations. Protocols can assist proponents who are 
planning to modify or install antennas and supporting structures, while at the same time give due 
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consideration to local land-use plans, publicly sensitive areas and speciftc environmentally sensitive 
areas. 

For the purpose ofthis document, Industry Canada will refer to any written local guideline, policy or 
process that addresses the issue of antenna placement as a "protocol". Cooperation between LUAs and 
proponents through clear and reasonable protocols can result in the development of new and enhanced 
wireless services in a community friendly manner. 

Industty Canada1 is available to assist in the creation oflocalland-use protocols for antenna system 
installations. 

2. Padicipation Process 

There are a number of steps typically involved when a proponent chooses a site for their antenna system 
installation, one of which is, unless specifically excluded under Industry Canada's process, consulting 
with the LUA. The residents and businesses in an LUA's area look to their LUA to provide local 
knowledge, experience and leadership. Through its participation, the LUA can effectively ensure that 
any questions, comments or concerns that they or their local community may have, are appropriately 
addressed by the proponent in the antenna system site selection process. 

The subsections that follow suggest various aspects that an LUA may want to take into consideration 
when developing antenna siting protocols. Protocols are an effective means for an LUA to convey its 
preferences as well as those of the community it represents, to antenna system proponents. 

2.1 Placement of Antenna System 

Before a proponent approaches an LUA it has most likely given careful consideration to various antenna 
system placement options, including using existing structures such as building rooftops and water 
towers to minimize the impact on the local community. Radiocommunication antennas need to be 
strategically located to satisfY specific technical criteria and operational requirements. Therefore, there 
is a limited measure of flexibility in the placement of antennas and proponents are constrained to some 
degree by: 

the need to achieve the required radiocommunication coverage, often in response to public demand; 
the availability and physical limitations of nearby existing structures (towers, rooftops, water towers, 
etc.) to accommodate additional antennas; and 
the securing of lease agreements to permit access to an existing structnre. 

Consequently, the LUA's or the pnblic's preferred location for siting an antenna installation may not 
always be feasible. 

LUAs are encouraged to develop protocols that are clear and within their area ofresponsibility while not 

Please refer to Radiocommunication Infonnation Circular 66 (RIC~66) for a list of addresses and telephone 
numbers for Industry Canada's regional and district offices. RIC~66 is available via the Internet at: 
http:/ I i c. gc. cal epi c/internet/insm t-gst. nsf/ en /sfO l7 4 2e. htm L 
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being more burdensome for proponents than the processes and responsibilities set out in CPC-2-0-03. 
Protocols can include promoting the placement of antennas in optimal locations from a land-use point of 
view, or excluding certain lands and rooftops from protocol requirements. Through protocols, an LUA 
can highlight locallmowledge and expe1tise related to area sensitivities, including local environmental 
or cultural impact and land-use compatibility. Protocols can recognize local amenities and planning 
priorities while expediting the planning and approvals necessary for the installation of 
radiocommunication and broadcasting antenna systems. 

2.2 Use of Existing Infrastmctures (§!luning) 

The installation of a new antenna structure may at times evoke sensitivity by the local community. As 
such, Industry Canada requires proponents to use existiug towers or infi"astructure (such as rooftops, 
water towers, utiliiy poles etc.). This is intended to minimize the proliferation of antenna systems. 
However, it is important to note that technical constraints (such as: the need to achieve certain 
radiocommunication coverage; fi·equency reuse; equipment isolation issues; etc.) may prevent a 
proponent fi·om using an existing structure. 

2.3 Prelliminary <Consultation 

LUAs may wish to include in their protocols a mechanism for preliminary consultation. This would 
allow the proponent, before making any site selection decisions, to inform the LUA of its plans. Also, 
this initial contact allows a proponent to detennine whether an LUA has a protocol in place regarding 
antenna system installations preferences. Within its own process, Industry Canada considers written 
formal contact as marking the official commencement of its 120-day consultation process between the 
LOA and the proponent. 

With a protocol in place, this initial contact allows the LUA an excellent oppmiunity to quickly: 

o inform the proponent of established and documented local requirements and consultation procedures; 
o advise the proponent of historic and environmental land-use sensitivities; 
o provide guidance and preferences to the proponent on the various possible areas and sites to be 

considered; 
o indicate its preferences; and 
o provide information concerning any aesthetic or landscaping preferences. 

2.4 Involving Nearby Residents 

Local public consultation offers a forum tor residents located nearby to the proposed installation to 
make comments, ask questions or raise concerns relating to the proposed antenna system installation. 
This is an opportunity for local residents and the LUA to make the proponent aware oflocal 
considerations and, in so doing, influence the siting of the proposal. 

Industry Canada's own process recognizes two possible public consultation scenarios: 

1. The LUA can set the format of public consultation in their protocol. This could identifY situations 
that require public consultation and those that specifically do not. 

3 

430 



Guide to Assist Land-use Authorities in Developing Antenna Siting Protocols 

2. If an LUA's protocol is silent on the issue of public consultation, or ifthere is no protocol, then the 
proponent will be required to follow Industry Canada's default public consultation process 

However, it is important to note that an LUA is in an ideal position when developing a public 
consultation process because of its local experience and knowledge. For this reason the Department 
encourages LUAs to include public consultation as part of their processes. The LUA, as the 
representative of the local community, can assist and guide proponents to conduct meaningful 
consultation by establishing reasonable and timely protocols which ensure local land-use concerns are 
appropriately addressed. 

2.5 Responding to Consultation 

Even in the case where the LUA does not have a local protocol, the LUA should take the opportunity 
established under Industry Canada's procedures to examine carefully the details of the proponent's 
proposal. During its examination of the proposal, an LUA may ask the proponent for additional 
information so as to determine whether there are any local land-use or public concerns. As part of the 
discussions, the LUA can engage the proponent by suggesting reasonable alternatives and/or mitigation 
measures that would address any questions, comments or concerns. 

To maximize the benefit of this consultation process, both pmties have to consider each other's 
requirements and constraints so they can work effectively together. In so doing, solutions can be reached 
that will minimize the impact of the proposed structure on the local surroundings, while at the same time 
take into consideration each other's interests. 

2.6 Concluding Consultation 

Industry Canada advises that an LUA's protocol should include a mechanism for issuing a formal 
concurrence to mark the end of the consultation with the proponent. This may take the form of a formal 
decision by a designated official, relevant committee or other formal means, such as town council 
minutes. If an LUA chooses such a mechanism as the issuance of a building permit as the means of 
concnrrence, then the protocol should indicate this. 

Where the proponent has met the puhlic consultation requirements either through the LUA's or Industry 
Canada's default process and the LUA or the public does not formally communicate any concerns to the 
proponent about their proposal, Industry Canada will deem that the land-use authority and the public 
have no objections. 

2. 7 Impasse Negotiations -Dispute Resolution Process 

When developing protocols, LUAs should consider the means by which disputes will be resolved, 
ensuring that they are appropriate for the local community. By documenting this process, all 
stakeholders will understand their roles and responsibilities as well as the process under which disputes 
will be resolved. Industry Canada generally favours a process whereby the proponent, the local public 
and the LUA work toward a solution which takes into consideration each other's interests. Where an 
LUA or a proponent feels it may be helpful to do so, it may engage Industry Canada in an effort to move 
the discussions forward. Under Industry Canada procedures, where either pmty (the LUA or proponent) 
believes that discussions have reached an impasse it can formally request departmental intervention 
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concerning a reasonable and relevant concern. It is anticipated that this will occur on very rare 
occasions. 

LUAs may wish to consider incorporating alternate dispute resolution options into their protocols. Many 
alternate dispute resolution processes are interest-based rather than regulatory in nature. Therefore, the 
pmties are more likely to find a mutually beneficial resolution. 

Z.!l A Timely Process 

To avoid unnecessary delays, Industry Canada's process indicated that the LUAs are normally expected 
to conclude the consultation process withiu 120 days from the receipt of the formal consultation request. 
Accordingly, when developing protocols, LUAs should not exceed these timelines. 

3. JLocmlll'irotocol Guide Devdn[Jmellilt 

3.1 Pmtocol Principles 

The following set of considerations and suggested principles may serve as a guide to LUAs developing 
protocols that respectfully balance local land-use interests with bringing enhanced wireless 
telecommunications services to the local community. The protocol should address the following: 

o Information to proponents describing: 
• areas of historic or environmental importance to the community and the need to minimize the 

impact ofthe proposal on these areas; and 
• local preferences for antenna siting. 

o Incentives to encourage aesthetically pleasing structures, to minimize their visual impact on the local 
surroundings. 

o Exclusions which may build upon those established by Industry Canada (CPC-2-0-03, Section 6) but 
do not restrict them. 

o Public consultation requirements which Industry Canada believes should be proportional to the 
proposal and its impact on the local surrounding. LUAs may wish to consider establishing a two-track 
process: 
• a streamlined concurrence process for proposals of little interest to the local community such as 

new sites in industrial areas, and 
~ a process that includes broader public consultation for non-excluded structures likely to be of 

interest to the local community, such as, the construction of new towers. 
The protocol shonld establish a reasonable processing timeline for proposals submitted to the LUA for 
concurrence which respects the timelines established in CPC-2-0-03. 

3.2 General Protocol Template 

The following elements are provided to aid LUAs in developing protocols dealing with antenna system 
installations: 
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Objectives: 

A short discussion on the overall objectives ofthe local protocol. 

Jurisdiction: 

A discussion of the LUA's responsibilities and obligations in safeguarding legitimate concerns 
regarding local land-use. Also, the role and responsibility of Indush·y Canada and the anthority granted 
under the Radiocommunication Act to approve the location of radiocommunication facilities. 

Consultation with the LUA: 

This may include: 

• criteria for excluding additional antenna systems, other than those listed in the CPC, from LUA 
consultation; 

• list of all documents and drawings that the proponent must submit; 
• processing and administrative fees; 
• the means by which the L UA will indicate concurrence; and 
• process time frames, that respect those established by CPC-2-0-03. 

Excluded antenna structures (i.e. do not require consultation): 

Industry Canada believes that not all antenna systems should be subject to a full land-use or public 
consultation process. Subjecting all antenna system proposals to the full consultation process would 
place an unnecessary and significant administrative burden on proponents, the LUA and the local public. 
Under Industry Canada's process, certain proposals are considered to have minimal impact on the local 
surroundings and so are excluded from public and land-use consultation. Industry Canada believes that 
consultation requirements should be proportional to the potential impact of the proposal, as viewed by 
the community. When establishing a local protocol, LUAs should consider the types of proposals that 
have minimal impact and so would warrant exemption fi·omland-use and/or public consultation. It 
should be noted that any exclusion criteria established by the LUA can only augment those established 
under Industry Canada's Exclusion List (CPC-2-0-03, Section 6). 

Antenna strnctures not excluded (i.e. subject to full consultation requirements): 

LUAs may wish to consider the following when developing consultation protocols: 

• for new structures exceeding a specified height, an LUA may identify preferred criteria for antenna 
structure siting; 

• whether to encourage the placement of new towers in commercial, industrial/agricultural areas and 
utility or roadway easements; 

• effect on significant natural or cultural features; 
• landscaping, access control, fencing and road access; and 
• whether to ask the proponent to suggest various options for consideration. 
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Public consultation is an important pmt of the overall consultation process. Industry Canada believes 
that nearby residents should be consulted regarding non-excluded antenna proposals. Consultation 
allows the community to be involved and so ultimately influence the proposal's siting. Discussions can 
allow stakeholders to work towards a consensus. While LUAs are fi·ee to structure their public 
consultation process to meet their needs, Industry Cm1ada's process consists of two distinct components: 

o Public Notification- where the proponent informs the public of the proposed a11tenna system 
installation or modification, providing the necessary information needed to have a complete 
understanding ofthe proposal. 

o Public Engagement- where the proponent engages the public and responds to all questions and 
comments, addressing all reasonable and relevm1t concerns. Public engagement may take various 
forms, from answering letters to hosting a public meeting or drop-in, depending on the community's 
level of interest. 

Establishing appropriate time frames: 

It is impmiant that the protocol establishes time fi·ames for the consultation process, to ensure timely 
response to any questions or concerns a11d to avoid unnecessary delays to the proponent and the LUA. 
Industry Canada expects that any time frmnes established within an LUA 's protocol will respect those 
established by CPC-2-0-03. 

<Criteria not necessary to address tlirougi• local protocols: 

As described in Industry Canada's procedures (CPC-2-0-03, Section 7) proponents have specific 
obligations already subject to federal requirements. Protocols should not impose additional obligations 
in these areas. However, an LUA may wish to ask questions or seek clm·ification from proponents 
concerning their proposed steps and the alternatives available to satisfy these and any other radio 
authorization requirements. Proponents must comply with: 

o Health Canada's public radio frequency exposure guidelines- Safety Code 6 
o Radio Frequency Interference and Immunity - EMCAB2 
o Canadian Environmental Assessment Act - CEAA 
o Aeronautical Safety- Transport Cm1ada and NAV CANADA requirements for aeronautical safety 

4L Conclusion 

LUAs, with their local knowledge, experience and leadership, have an important role in the consultation 
process relating to the siting of antenna structures. Clear and reasonable protocols will result in effective 
pmiicipation and cooperation between the LUA and the proponent. Such protocols can be used to 
identifY the interests of residents and other community members as well as guiding land-use principles. 
Moreover, protocols allow for the introduction of new and enhanced wireless services in the local 
community in a timely manner. Protocols can assist proponents who are planning to install antenna
supporting structures, while at the same time give due consideration to local land-use issues. 
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ADIVliNISIRATIVIE POUCV 

SUBJECT: ANTENNA APPLICATIONS- PROCEDURES FOR PROCESSING 

DATE OF ISSUE: JANUARY, 1991 
NOVEMBER 26, 1998 

ORIGiN: ADMINISTRATION 
AMENDED: 
AMENDED: 
AMENDED: 
AMENDED: 

MAY 8, 2000 (Council Min. No. 219) 
JULY 12, 2004 
JUNE, 2009 

Industry Canada Policy CPC-2-0-03, Radio Communications and Broadcasting Antenna Systems, 
requires persons proposing to construct certain types of antenna structures to consult with the 
Municipality before erecting the antenna. This requirement applies to most amateur and commercial 
radio and cellular antennae. This policy sets out the procedures to be followed by the Municipal 
staff in processing applications. 

1. All applications for approval of antennae or antennae support structures shall follow the 
consultation process set out in paragraphs 3 through 9 of this policy other than applications 
for: 

i) receiving television antenna and satellite dishes 
ii) small antenna affixed to existing buildings, trees or other structures other than utility 

poles 
iii) except as noted in paragraph 2, small antenna affixed to utility poles having a 

maximum height of 21 metres, provided that such pole does not exceed the height of 
either adjacent pole by more than 7 metres. 

iv) antenna systems, including masts, towers or other antenna-supporting structure, 
with a height of less than 15 metres above ground level. 

"Small antenna" shall mean antenna with a frontal area of not more than 1.6 square metres. 

2. Applications for the installation of antennae on utility poles in the following locations shall 
follow the consultation process set out in paragraphs 3 to 9 of this policy: 

i) locations where the municipality has, in it's planning or financial documents, 
indicated that they intend to relocate overhead utilities underground 

ii) On Cordova Bay Road between Shelbourne and the northern boundary of Mount 
Douglas Park 

iii) On Ash Road between Durling Place and Cordova Bay Road. 

3. No building permit will be issued for an antenna unless: 

i) Council has approved the application; 
ii) Where Council has expressed opposition to the application, Industry Canada has 

notified the Municipality of its approval; or, 
iii) The antenna is exempt from the consultation process under Group 1 of this policy 

4. The Director of Planning is responsible for processing applications for municipal input on 
antenna installations. 
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SUBJECT: ANTENNA APPLICATIONS - PROCEDURES FOR PROCESSING 

DATE OF ISSUE: JANUARY, 1991 ORIGIN: ADMINISTRATION 
AMENDED: 
AMENDED: 
AMENDED: 
AMENDED: 

NOVEMBER 26, 1998 
MAY 8, 2000 (Council Min. No. 219) . 
JULY 12,2004 
JUNE, 2009 

5. The Director of Planning shall prepare an application form to be given to applicants which 
shall require: 

i) Applicant's name and address. 
ii) The type, height, base size, location, colour and proposed use of antenna. 
iii) Suitable construction drawings and site plans to be attached. 
iv) Details of efforts made by applicant to consult with surrounding neighbourhood. 

6. Antenna applications shall be referred for comment to the Engineering Department and the 
Parks and Recreation Department prior to consideration by Council. 

7. The Director of Planning shall prepare a report to Council assessing the environmental and 
aesthetic impacts of antenna on the neighbourhood and giving recommendations to support, 
not support, or support the application subject to certain conditions. 

8. The Legislative Division to notify surrounding residents of committee meeting to discuss the 
Planner's report on same basis as development permit applications. 

9. The Manager of Legislative Services shall transmit to Industry Canada the Council resolution 
in the application including the minutes and any correspondence received. 
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RESOLUTION: R752/11/D7/25 
REPLACING: R1013/09/10/26 
DATE OF lAST REVIEW: July 2011 

City of Kelowna 
1435 Water Street 
Kelowna, BC Vl Y 1J4 
250 469-8500 
kelowna.ca 

POLICY351 

Council Policy 
Senior Govemment Referral Policy 

APPROVED October 26, 2009 

!ndustrv Canada Radiocommunication and Broadcasting Antenna Svstem Referrals: 

1. The Director, Corporate Services has been designated a Land-use Authority official for the purposes of 
Industry Canada Client Procedures Circular CPC-2-0-03 Radiocommunication and Broadcasting Antenna 
Systems, as amended or replaced from time to time. 

2. Proponents will follow Industry Canada's Default Public Consultation Process as described in Industry 
Canada Client Procedures Circular CPC-2-0-03 Radiocommunication and Broadcasting Antenna Systems, as 
amended or replaced from time to time. 

3. A proponent may appeal a staff referral of non-support to Council. 

All Other Referrals: 

1. Where referrals are consistent with applicable City bylaws, policies or guidelines, the Director, Corporate 
Services will bring a recommendation of support to a Monday afternoon Council meeting. 

2. Where referrals are inconsistent with applicable City bylaws, policies or guidelines, the City of Kelowna 
Municipal Council will hear from the public prior to Council's decision on referrals to senior levels of 
government in order to facilitate public input. 

3. Public Input sessions will be held, where possible, following scheduled Public Hearing/Meeting dates or 
during regular Council Meetings. 

4. Public input will be in accordance with Council Procedure Bylaw 9200. 

REASON FOR POLICY 

To establish procedures for processing Senior Government referrals. 

LEGISLATIVE AUTHORITY 

None. 

PROCEDURE FOR IMPLEMENTATION 

Director, Corporate Services will coordinate senior government referrals and implement appropriate internal 
circulation procedures depending upon type of application. 
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CITY OF COLWOOD 
REVISED Policy PL-900.6 

Dated for Reference August 31, 2009 

3300 Wishart Road, Colwood B.C. V9C 1R1 (250) 478-5590 

Commu.mication Antenna Policy: Antenna Consultation Pmcess 
[Information form andl Application form follow) 

For this document only, the term "device" indudes antermae, transmitters, 
receivers, antenna system or any other EMR-emiUing or -mceivi111g equipment 

PURPOSE 

To establish a policy governing the placement and/or activation of all telecommunication 
antenna, transmitters, receivers or any EMR-emitting/receiving devices, (henceforth 
called "devices") whether new or replacement on an existing or new structure. The 
purpose of this policy is to minimize exposure to electromagnetic radiation where people 
live, work or attend school. 

POLICY 

The City of Colwood does not support the installation of devices in areas where people 
live, work or attend school. Further, the City's intention is to work towards having the 
power output and power density of the existing devices reduced to a level 
recommended by current studies by independent scientists. 

However, the City of Colwood is obliged to consider proposals for devices. In doing so it 
requires proponents planning to install, replace, modify (which includes increasing the 
height of existing towers) or activate any device whatsoever to adhere to the following 
criteria: 

1. Proposed New Installations Subject to Review 

Radio communication and broadcasting antennae are subject to Industry Canada Client 
Procedures Circular CPC-2-0-03: Radio communication and broadcasting antenna 
systems (September 2007, or the most current update). All proponents as defined by 
this circular and the City of Colwood's Antenna Policy PL-900.6 must complete a City 
Communication Antenna Information Form and shall be subject to review. The City of 
Colwood chooses to provisionally exempt from review: 

a. Private-use broadcast receiving antennae (e.g. ham radios, satellite dish and TV 
antennae). 

b. City communication systems (existing and new installations) for police, fire, 
emergency, medical response and private-use computer wireless networks. 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supersedes Poticy PL-900.6- Adopted December 15, 2008 
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2. Description of Proposed New Site/Device 

The City of Colwood recognizes that devices have potential detrimental effects on the 
visual landscape, that electronic output can affect electro/mechanical systems, and that 
there is credible evidence that human health is affected. The City's objective is to let 
citizens know of what an installation consists and how it could affect the surrounding 
environment and those living in the area. 

It is up to the proponent and Industry Canada to provide the following information: 

The proposed look with a site map and to-scale-drawings showing the location of the 
proposed devices and all associated structures, with a clear indication of any 
fencing, landscaping to be installed in concert with the installation of the proposed 
device. This should include elevation drawings or representative photographs that 
clearly indicate how the proposed device and any associated structures and 
appurtenances will appear from adjacent properties; 

The height of all devices and structures, and proposed set back from property lines; 

The frequency, maximum aggregate output in kilowatts and maximum power density 
in microwatts per square centimetre of all devices at the proposed site. This must be 
supported by a report by a qualified engineer which includes a radiation emission 
model and which addresses the potential for accidental electrical discharge and the 
conduct of electrical fields to nearby structures. 

A complete description of the device(s) proposed to be installed, replaced, modified 
or activated, including demonstration that the most current mitigation technology 
which reduces radiation emission is incorporated; 

A written description of existing devices within the notification radii (see Section on 
Procedure), including the total output in terms of kilowatts and combined power 
density in microwatts per square centimetre; 

An alternate site analysis, which includes consideration of co-location on an existing 
structure, with a qualified expert's explanation of why co-location is not possible. 

Before building a new antenna-supporting structure, Industry Canada requires that 
proponents first explore the following options, unless the City prefers otherwise: 

a. Consider sharing an existing antenna system, modifying or replacing a structure 
if necessary; 

b. Locate, analyze and attempt to use any feasible existing infrastructure such as 
rooftops, water towers etc. 

Devices can be placed on an existing structure only if Colwood's power output and 
power density requirements are met. 

I!!i§ REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31,2009 

Supersedes Policy PL~900.6 ~Adopted December 15,2008 
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3. Requiremen~s fior Exis~ing am! 1\lewiy lnstaileol !n\'i·astrudum 

This section outlines the roles of proponents and owners/operators of existing devices 
and structures. In all cases, parties must retain records (such as analyses, 
correspondence and engineering reports). 

Owners and operators of existing devices and structures are to respond to a request to 
share in a timely fashion and to negotiate in good faith to facilitate sharing where 
feasible. It is anticipated that 30 days is reasonable time for existing owners/operators 
to reply to a request by a proponent in writing with either: 

a. A proposed set of reasonable terms to govern the sharing of a structure; or 
b. A detailed explanation of why sharing is not possible. 

Power output limits 
The existing licensed FM transmitters on Triangle Mountain have licenses to broadcast 
at approximately 1 OOkw. 

All new devices in Co/wood are restricted to a maximum output of 2kw, providing the 
power density from single or combined devices does not exceed 0.1 microwatts per 
square centimeter or the latest federal standard, but only if lower, at the closest 
residence, school or workplace. 

4. Design and/ Location 

All efforts must be made to decrease the size and visibility of the device and any of its 
supporting infrastructure, so the facility will fit within the existing landscape, form and 
character of the surrounding area. This includes reference to: local architecture, 
landscape screening, lighting and colour (Transport Canada appropriate), signage (re: 
safety only) and security fencing. Confirmation of design and final engineering 
inspection and maintenance program regarding Industry Canada standards and local 
conditions (e.g. earthquake and windshear) need to be provided. 

Locations in order of priority include the following zones: a utility, industrial, commercial 
or open space zone. Residential and school zones are prohibited. A tower must have a 
minimum setback of 2.5 times the tower height from property lines. 

5. Provisional Emergency Use Priority 

The City of Co/wood recognizes that all citizens benefit from reliable and efficient 
emergency coordination and response, much of which is done through wireless 
communication. Facilities that provide such services should be given priority to better 
provide the community with services such as: fire, ambulance, police, earthquake/ 
natural disaster, search-and-rescue, hydro emergency repair, sewer (sanitary or storm), 
water system failure emergency response and municipal computer networks. Council 
may exempt emergency service providers from the community consultation process 
where they are co-locating with a similar facility or standalone, but require the provider 
to complete a Communication Antenna information form. The ultimate goal, as 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supersedes Policy Pi...~900.6- Adopted December 15, 2008 
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technology develops, is for the power density from these single or combined devices to 
not exceed 0.1 microwatts per square centimeter, or the latest federal standard if lower, 
at the closest residence, school or workplace. 

6. Land Use and Zoning 

Land to be used for communication device purposes will be rezoned to the highest 
industrial classification. On removal of all the devices, land will be rezoned to pre-tower 
land classification. 

7. Community Consultation 

No device, except those provisionally exempted in Sections 1 a & b and 5, whether 
being installed, modified, or activated, whether new or a replacement, whether on a new 
structure or an existing one, regardless of height from ground or expected duration of 
service will be excluded from a City Communications Antenna Review. The proponent 
shall apply for such review and call at least one public meeting, as per the process 
outlined in the application procedure. 

PROCEDURE 

1. Application Procedure 
a. The proponent proposing to locate device in the City of Colwood shall submit a 

Communications Antenna Review application and information form to the City 
pursuant Industry Canada Policy CPC-2-0-03, or latest version. Devices 
requiring an application are defined in Sections 1 and 7 of the Communications 
Antenna Policy. 

b. The City shall make available to citizens all information provided by the 
proponent and the current contact information for Industry Canada, including the 
Victoria Spectrum Management Office. 

c. Any required City development or building permit shall not be issued until after 
the Communications Antenna Review application is reviewed by Council in 
regard to the Communications Antenna Policy and that Industry Canada has 
approved the specific application. 

d. The proponent shall undertake the following community consultation process by 
holding at least one public meeting as follows: 

o The proponent shall notify, in writing, all residents and property owners within 
500 m of the base of the proposed structure, members of City Council & staff, 
and the representatives of any City recognized special interest group. 

o Notification of the meeting shall be sent by regular mail or hand delivered not 
less than 10 days prior to meeting dates and included the following 
information: 

1. the date, time and place of the meeting and an agenda, 
2. information on the location, type and size of the antenna structure 

proposed, 

I.hi§. REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supersedes Policy PL-900.6- Adopted December 15,2008 
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(a) the device's output power in kilowatts and power density in microwatts 
per square centimeter at the nearest residence, school or workplace. 

(b) the potential affect on nearby electronic equipment by the facility, 
(c) the potential health affect on residents in the vicinity according to 

current independent research, 
(d) mitigation measures to counter the two affects above, 
(e) the name and telephone number of a contact person for the 

proponents, 
(f) the name and telephone number of a proponents contact person for 

Industry Canada, Victoria Spectrum Management Office, and 
(g) notice that all information required by Industry Canada is available on 

their website. 

o Additional public meetings may be required if issues raised cannot be 
addressed in one meeting. 

o Proponents are to address all reasonable and relevant concerns, make all 
reasonable efforts to resolve them in a mutually acceptable manner and must 
keep a record of all associated communications. If the local public or the City 
raises a question, comment or concern relating to the antenna system 
subsequently to the public consultation process, then the proponent is 
required to: 

o Address in writing all reasonable and relevant concerns with 30 days of 
receipt or explain why the question, comment or concern is not, in the view of 
the proponent, reasonable or relevant; and 

o The proponent must provide a copy of all public reply comments to the local 
Industry Canada office and to the City. 

o The factors that will determine whether a concern is reasonable or relevant 
according to this process will vary but will generally be considered if they 
relate to the requirements of this document and to the particular amenities or 
important characteristics of the area surrounding the proposed antenna 
system. Examples of concerns that proponents are to address may include: 

1 Why is the use of an existing device or structure not possible? 
2 Why is an alternate site not possible? 
3 What is the proponent doing to ensure nearby electronic equipment is 

not affected? 
4 What is the proponent doing to ensure potential human health risks 

are being addressed? 
5 What is the proponent doing to ensure the device is not accessible to 

the general public? 
6 How is the proponent trying to integrate the device into the local 

surroundings? 
What options are available to satisfy aeronautical obstruction marking 
requirements at this site? 

7 What are the steps the proponent took to ensure compliance with the 
general requirements of this document including the Canadian 
Environmental Assessment Act (CEAA), Safety Code 6, etc.? 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supersedes Policy PL~900.6 ~Adopted December 15, 2008 
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8 Potential effects that a proposed system will have on property values 
or municipal taxes? 

o Following public consultation meetings the proponent shall provide the City's 
Planning Department with the names and addresses of all attendees, and a 
copy of the agenda and minutes indicating the topics discussed, additional 
concerns raised, those that spoke and their issues and any outstanding 
issues. 

o After the public consultation meeting and no later than 10 days before its 
scheduled Planning and Zoning meeting regarding the proponent's proposal, 
the proponent will place an advertisement in the local newspaper regarding its 
proposal, outlining its proposal and the date of the City's meeting on the 
subject. This notice is over and above that done by the City to advertise its 
own meetings and agendas. 

o If more than one year goes by between the consultation process and the 
proposal to issue construction permits, providing the delay is not direcily 
attributable to the City, the proponent must repeat the consultation process 
again unless an appeal to Council directs otherwise. 

o It is up to the proponent to work with the City and affected residents to resolve 
any contentious issues. 

o The City process will require vetting through the Planning and Zoning 
Committee and Tower Committee or its equivalent prior to going forward to 
Council. The resolution of Council shall be forwarded to Industry Canada. 

o The proponent will notify the City of Colwood within 10 days of Industry 
Canada's decision regarding their proposal. 

o The construction of a communication tower must meet requirements as 
determined by the appropriate authority. Any ancillary buildings associated 
with the tower will require a City building permit and inspections. 

<> At the commissioning of the device and start of transmission, the proponent 
must supply independent broadcast output readings with comparisons to 
Industry Canada standards and Colwood's standards. Reading must be at the 
lower of the two standards. 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
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Supersedes Policy PL-900.6- Adopted December 15, 2008 

Page #6 of9 

444 



Documenls Available for Additional lnformaliorn: 

1. Industry Canada Client Procedures Circular CPC-2-0-03: Issue 4, June 2007: Radio 
communication and broadcasting antenna systems; web site: 

http://strategis.ic.gc.ca/SSG/sf01031e.html; home page: www.ic.gc.ca/cmb 

2. Appendices A, Band C from The City of Red Deer Telecommunication Facility Guidelines (1999) 
[partly taken from the San Diego Association of Governments 'Wireless Communications Facilities 
Issues Paper'] 

3. Health Canada, Safety Code 6 (1999); web site: www.hc-sc.gc.ca/rpb 

4. Independent Expert Group on Mobile Phones (2000, United Kingdom), paper; web site: 
www.ieqmp.org.uk/Queries.htm 

5. RADIOFREQUENCY RADIATION: HEALTH EFFECTS AND INTERFERENCE STATUS OF 
CURRENT RESEARCH AND REGULATION, A Report to the General Assembly, Pursuant to Act 
182 of the 1995 Session, Technical Report No. 38, (December 1996) Vermont Department of 
Public Service, 112 State Street- Drawer 20, Montpelier, Vermont 05620-2601, (802) 828-2811, e
mail: vtdps@psd.state.vt.us, Web site: http://www.state.vt.us/psd. 

6. Dr. Magda Havas's letter re distance from residences 

7. Dr. Martin Blank's letter re damage to health from prolonged EMR exposure 

8. Biolnitiative Report, Aug. 2007 www.Biolnitiative.org. 

[Information form and Application Form follow) 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 
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Subject Property Address: 

Legal Description: Lot 

CITY OF COLWOOD 
COMMUNICATION ANTENNA 

INFORMATION FORM 

Plan Section 

Telecommunications Carrier & Contact Person (Applicant) Address 
..................... ....................... . . . . . ' . . . . . . . . . . . . 
. . . . . . . ' . . . . . . . . . . . . ......... ..................... .......... '"'''"' 
........................ .. ............... ....... ............ ........... 

............. ........ .................. ...... ....... ...... ............. 

Registered Property Owner and Mailing Address 
.......... ......................................... 

.... ..................... . ................. ........ 
............ , .. 

Industry Canada Spectrum Management Contact Person Address 
.......................... .............. . ......... .. ...... ............. 

.............. ............ ........... ................... 

.......................... ..... ....... .... . ............ .................. .................. .. ............ 

ExistinQ Use of Property Zone Desiqnation OCP Desio nation 

ro Attached: Authorization Letter of the Agent (contact person) to act for the carrier 

Planning Department 
3300 Wishart Road, Co/wood, BC 

V9C 1 R1 (250) 478-5590 
plannlnq@colwood.ca 

File No 

Other 

Home Phone 

Work Phone 

Cell/Pager 

Fax 

Email 

Home Phone 

Work Phone 

Cell/Pager 

Fax 

Phone 

Fax 

Em all 

DP Area# 

COMMUNICATION ANTENNA INFORMATION (Please use additional sheets foradditional antenna information) 

Structure Type: (eg. Monopole, lattice structures) Height 

Number & Type of Antenna( e) Frequency Range, Maximum Output (Watts; all antenna), 
Maximum Power Density in Microwatts/cm. squared 

NEIGHBOURHOOD INFORMATION 

Resident I Community Association Contact:: Local Area: 

Telephone No. (Day) Telephone No. (Eve) 

(5 Community consultation completed (date (s)): 

(5 Community consultation commenced but incomplete (date): 

The carrier agrees that all terms and conditions of the City of Colwood Communication Antenna Policy are binding on the application process and operation of the antennae, supporting 
structures and buildings. Any change of information on this form shall be submitted by signed letter to the City immediately after the change by the people signing below or their 
successors. 

Signature of Land Owner Date 

Signature ofTe!ecommunications Carrier Agent/Contact Person Date 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supersedes Policy PL-900.6- Adopted December 15, 2003 
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~c~l 
CH1llf «llll' C«lllW«llllllill Planning Department 

~%1 
3300 Wishart Road 

COMMUNICATION ANTENNA REVIEW Co/wood, B C, V9C 1R1 

~ (250) 478-5591) 
0 

Ai'I'LHCA 1JHill!\l pin n nin~@colwood.c~ 
01lA1~'0 File No. .. 

AI! of the followrng mformabon rs necessary to facrlitate a thorough evaluatron and timely decrsron on your appl1catron. To expedrte the eva!uatron, all matenals submrtted must be 
clear, legible and precise. Thank you for your cooperation. 

Subject Property Address: 

Telecommunications Carrier & Contact Persor1 (Applicant, as on Information Form): 

PLEASE CHECK(~ WHERE APPROPRIATE 

0 Le!!er of Authorization from the registered land owner or their agent 

0 Certificate ofTiUe (dated not more than 30 days prior to application) 

0 Emergency Service Provider 

0 Confirmatior~ of design and final engineering inspection and maintenance program regarding Industry Canada Standards and local conditions of earthquake and windshear. Date: 

--------
0 Documentary evidence regarding co-utilization (viability; letters from co-utilization partners) 

0 Resident and owner address search Charge Receipt No, 

Type of communication antenna structure proposed 

0 Monopole {freestanding) Lattice structure Building-mounted other 

0 Color photographs and/ or photo montage of the site showing the proposed location 

0 Six copies of a Site Plan (drawn to scale) showir~g; 

() 
() location of antenna and support buildings; include dimensions 

north arrow () location of existing building on the site 
() municipal address {eg. street address) () existing and proposed l81dscaping, fencing and screening 
() legal address (eg. LotJPian/section) 

() property lines and adjacent street and roads 

If antenna is freestanding include plan(s) at a maximum 1:2500 scale to show: 

0 distance from the antenna to the nearest existing or proposed residential development, school, park, or playground 

0 d'1stance to and location of any commtmica!ion antennae within a 500 metre radius of the proposed antenna 

0 Six copies of Elevation Plan of the proposed antenna (min. Scale 1:1 00) showing: 

0 dimensioned height of the antenna and support buildings 

0 existing and proposed landscaping; (eg. fencing and screening) 

0 Comparison of the proposed antenna output, power density and structure with: exiting installations, Health Canada's Safe~; Code 6 and available literature re: non-thermal affects of 
radiofrequencyfields on humans. 

0 Correspondence regarding consultation process as required by the Communication Antenna Policy (eg. names and addresses of all attendees, copy of agenda and minutes indicating 
items discussed, additional concerns raised, resolutions achieved, as well as any outstanding issues 

Date: 

In addition, the City may require additional material considered necessary to properly evaluate the proposed antenna. 

Further information can be obtained from the City of Cohvood Planning Department 

8:30A.M To 4:30P.M., Monday To Friday 

STAFE' USE: 

AUTHORIZED BY: DATE: 

This REVISED policy was approved by EMR TRANSMITTERS TASK FORCE: JUNE 2009 and 
Adopted by Colwood City Council on August 31, 2009 

Supe;sedes Policy PL-900.6 -Adopted Decemller "15, 2008 
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4 

REQUESTEDBY: e~- .. ~£"~ 
--rJ!re r Requesting Grant 

ACCOUNT NO. AMOUNT HSTCODE 

61-9-l<i::::O- Ol5to -119. ';;/5c::>::::>' = 10.0 

Disposition of Cheque: 
FOR FINANCE USE ONLY 

Mail to above address:.~---------~ 
BUDGET APPROVAL 

Return to. _____________ ~ 

VENDOR NO .. ~-------
Attach to letter from __________ _ 

Other~---------------

Approval at Regional Board Meeting of ________ ~ 

Finance Authorization 
Z:\GnUJt in Aid\Grant-in-Aid Form 2010.rtf 
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Submitted by Director G .G'l \o Area~~--------------------------

Grantee: Grant Amount $ ;'/5:).= 

NAME: S6CC'Y~ fdrf'S\cr 
ADDRESS: ct:\ "J ~~(} \(d 

C' ()'ou-r ~\.~~ ?,c_ IJ<::::,9-.. ~ Ut 

Contact Phone No: ( 'd."'o~ '! \0- <Dts\5 

PURPOSE OF GRANT: ~'."61S\~ :J,;c::, 'd~a ~ u\IIC. ~2~er:;'m~ C~occ_ 
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Director Requesting Grant 

II ACCOUNT NO. 
d-'d--tqso- 01ro ~ 113 

AMOUNT HSTCODE 
10.0 

FOR FINANCE USE ONLY /• 
/"........_:. / 

BUDGETAPPROVAL. ____ l_-_·~_··~" 

Disposition of Cheque: 

Mail to above address: __________________ _ 

Return to _________________________ _ 

VENDOR NO. ____________ _ 
Attach to Jetter from---------------------

Other ________________________ _ 

Approval at Regional Board Meeting of ___________ _ 

Finance Authorization 
Z:\Grant in Aid\Grant-in-Aid Form 2010.rtf 
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Dear Gerry Giles, 

My name is Sarah Archer and I am currently a third year student in the Bachelor of Commerce 

program at the Peter B. Gustavson School of Business at the University of Victoria. I plan to 

continue my studies next year by studying abroad on an international exchange during first 

semester, followed by a term of core studies in my area of specialization; service management. 

During my post-secondary .studies I have balanced my academic pursuits with a love of the arts 

and contribution to my community. 

My extra-curricular activities include dance classes, Zen meditation practice, and singing 

soprano in the Prima Youth Choir. I have also been my cohort's representative this year, a 

member of the Commerce Students' Society (CSS), and I was recently elected to be the 

representative for the fourth year graduating class of 2014 on the CSS board. As a Frances 

Kelsey Secondary School alumnus, as well as a life-long Guiding member and past secretary and 

vice-president of the Frances Kelsey Interact club and Youth in Philanthropy club, I am 

dedicated to the betterment of, and interaction with my community. This close interaction 

with members of my community has translated into a passion for the field of human resources, 

and a dedication to increasing my customer service skills. 

This spring, the CSS has organized a weekend conference, the UVic Leadership conference, to 

be held in Parksville, BC which will focus on building essential business leadership skills and 

identifying personal leadership styles. This conference will provide me with an excellent 

opportunity to further my education and capabilities in pursuing a business career. It will also 

afford me the opportunity to interact with prominent members ofthe local business 

community, which will allow me to extend the co-op and career opportunities available to me, 

and begin building a network of business connections. I am looking forward to improving my 

leadership and networking skills as I know they will be an invaluable asset to me in my future 

career pursuits. The total cost of the three day conference is $250.00 which is a large cost to 

overcome on a student budget while also covering the rising cost of housing, tuition, and 

textbooks. Any funding your organization would be willing to contribute would be greatly 

appreciated. Thank you so much for your time. 

Best regards, 

Sarah Archer 

943 Cowerd Road 
Cobble Hill, BC 
VOR 1L4 250-710-6815 

sarcher@uvic.ca 
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ramm i(nowles 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Good morning Tammy, 

Gerry Giles <ggiles12@shaw.ca> 
Thursday, February 07, 2013 10:18 AM 
Tammy Knowles 
FW: UVLC Funding Application 
UVLC Funding Application.docx 

Could 1 please process a grant in aid from the Area 'C' function for $250 to go to Sarah Archer for assistance to attend 
the UVic Leadership Conference. 

See attached letter. Thank you. 

Gerry 

-----Original Message-----
From: sarcher@uvic.ca [mailto:sarcher@uvic.ca] 

Sent: February-06-13 10:45 PM 

To: Gerry Giles 
Subject: RE: UVLC Funding Application 

Hi Gerry, 
Please find attached a funding request letter for the UVic Leadership Conference in March 2013. 

Best regards, 
Sarah Archer 

1 
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MEMORANDUM 

DATE: February 13, 2013 FilE No: 0370-20YOU 

To: Electoral Area Services Committee Meeting March 5, 2013 

Sybille Sanderson, Manager Public Safety Division 

SUBJECT: 2013-2014 Youbou Fire Protection Service Commission Appointment 

The Youbou Fire Protection Service Commission recently held their Annual General Meeting on 
February 3, 2013 with the results as follows: 

Director Weaver appointed Betty Abbott for a one (1) year term, to end March 31, 2014. 

Reviewed by: 
Division Manager: 

•;cndstorel 'lletmedirs,Ericl:so:l'Ere Dcparlments<CVRD·.Ser.·ke Commissions\ Y oubou\20 I3>EASCY oubnu20 13Be!ty Abbo!Uio~ 
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MINUTES OFYOUBOU IF!RE IPROTIECT!0!\1 SERVICE CoMMISSION 
ANNUAL GENERAl MEETING 

DATE: February3,2013 
TIME: 1 pm 

-1 -

MINUTES of the Youbou Fire Protection Service Commission AGM held on the above 
noted date and time at the Youbou Community Hall, Youbou, BC. Called to order by 
Director Pat Weaver at 1:05pm_ 

PRESENT: 
Members: Beliy Abbott, Bill Gibson, Gerry Walker 

AlSO PRESENT: 

Fire Chief: Crest Smycniuk 
Director: Pat Weaver 
Recording Secretary: Tara Daly 

AGENDA: 

It was moved and seconded that the agenda be adopted. 

MINUTES: 

MOTION CARRIED 

It was moved and seconded that the Youbou Fire Protection Service 
Commission AGM 2012 minutes be adopted. 

MOTION CARRIED 

NEW BUSINESS: 

1} Commission Chairperson's Report: 

The Commission will be meeting in the near future with Chief Smycniuk and Director 
Weaver to review the proposed budget for 2013, identifying current needs. Another item 
on the agenda will be replacement of equipment within the next five (5) years and the need 
to put monies into reserve to assist with payment. 

The procedure for replacement of a fire truck will be started soon to allow ample time for 
fabrication with the identified requirements of the fire department 

There is always a need for volunteer firefighters. 

submitted by Bill Gibson on behalf of George deLure, chairperson 
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2) Fire Chief's Report: 

Attached 
respectfully submitted by Orest Smycniuk, Fire Chief 

It was moved and seconded that Chief Smycniuk's report is accepted as 
submitted. 

MOTION CARRIED 

/ElECTION: 

There was no election for 2013 as the terms of George delure, Bill Gibson, and Gerry 
Walker do not expire until March 31, 2014. <e~rectorcl/Veaveco.aPPoinJe9,{:1!llllhAbbotHota· 
OQJil.cA<i!.l,~r.termi.~O''el1d•Maochc34 ... ,2\}~4n 

ADJOURNMENT: 

It was moved and seconded that the Youbou Fire Protecaion Service 
Commission AGM be adjourned at 1:15pm. 

MOTION CARRIED 
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Brian J. Peters 
Box 259, 7244 Walton Road 
Honeymoon Bay, BC VORl YO 
February 14, 2013 

Sharon Devana 
Chair 
Area F Advisory Plmming Committee 

Dear Sharon: 

I am writing to ask you to accept my resignation from the Area F APC, effective 
immediately. I have enjoyed the work of this committee for 6 yeaJs. I now have other 
interests that take my time and attention. 

I wish you and the other members much success in the committee's work. 

Thank you. 

Sincerely, 

Brian J. Peters 
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Februan; 1, 2013 

Ray Lawson 
General Manager, TELUS Vancouver Island 
Telephone: (250) 388-8300 

Dear Gerry, Loren and Alison: 

TELU 
2Q2t':. 

As the General i\ilanagerforVancouver Island TEL US I am delighted to inform you that a community 
charitable giving program known as TELUS Phones for Good has been approved for the Cowichan Valley 
Region (CVRD) with a potential amount of $15,000. 

The TELUS Phones for Good program will contribute $25 for each smartphone purci1ased in CVRD over 
a si)( month period and the proceeds are directed to a mutually agreed upon registered charit)t in your 
community. 

In a recent discussion with Loren Duncan, he identified three potential initiatives in your area that l1e 
considered to be important to the region: 

a Coble Hill Farmers Institute 

n Cowichan Station 

o Cowichan Valley Trails 

At your eariiest convenience, i would like to discuss selecting the recipient for the Phones for Good 
opportunity in the CVRD as well as our Community Action Team donation program that has contributed 
$12,555 to your region over the past three years. 

Should you have questions regarding any community initiatives or service issues in your region please 
don't hesitate to contact me. 

Best regards, 

J./ I~~ ....--/ 
/"C..--?-.~-.--~·-_-.>.,~ ( C--/ Wc":.-~-·~~-~,--

c ~ 

Ray L~vson 
General Manager 
Vancouver Island 

cc: 

Gerry Giles, Director, Electoral Area C - Cobbla Hi!! 

Loren Duncan, Director, Electoral Area E- Cowichan Station i Sahtlam I Gienora 

Alison Nicholson, Vice-President, Cowichan Station Area 

Shawn Hall, Corporate Communications 

Maureen ~-<irkbride 1 Government and Municipal Relations 

Jennifer Connor, Wireless BC 

Gina Pecorel!i. Community !nves.L11ent 
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\Ne give where we live. 

[9~@~nj[IID.U~i:fJJil\~,'iiW,)_U:J£JJ'Ii!'!1£J~f~i? . .. ··> 
Year Organization Value 
2012 Cowichan Station Area Association $2000 
2012 Cowichan Therapeutic Riding Association $2000 
2012 Cowichan Valley Foster Parent Society $350 
2011 Kaatza Lakeside Players Society $4205 
2010 Kid Sport Cowichan Valley $2,000 
2010 Cowichan Therapeutic Riding $1,000 
2010 Cowichan Community Land Trust $1,000 

Total $12,555 

TELUS Day of Setvice Volunteer Activity 

2009 land Conservancy, Keating Farm; Yz day clean up {20 volunteers} 
2010 BC Forestry Discovery Centre; clean up historical buildings {12 volunteers} 
2011 Cowichan Therapeutic Riding Association; Yz day grounds clean up {18 volunteers} 
2012 Pacific North West Raptors; Yz day grounds clean up {8 volunteers} 

Capital Investments 

2011 $500,000 
2012 $400,000 
2013 $1.4M l TE Wireless (Cobble Hill, Duncan South, Duncan Boys Road) 

For more information on TEL US community programs please visit us at 
www.telus.com/community 
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February 1, 2013 

Ray Lawson 
General Manager, TELUS Vancouver Island 
Telephone: (250) 388-8300 

Dear Gen:,_t. Loren and Alison: 

TELUS 

As the General Manager for Vancouver Island TEL US I am delighted to inform you that a community 
charitable giving program known as TEL US Phones for Good has been approved for the Cowichan Valley 
Region (CVRD) with a potential amount o'i$15,000-

The TELUS Phones for Good program will contribute $25 for each smartphone purchased in CVRD over 
a si)( month period and the proceeds are directed to a mutually agreed upon registered charity in your 
community. 

In a recent discussion with loren Duncan, he identified three poteniial initiatives in your area that he 
considered to be important to the region: 

o Coble Hill Farmers Institute 

o Cowichan Station 

o Cowichan Valley Trails 

At your earliest convenience, I would like to discuss selecting the recipient for the Phones for Good 
opportunii'! in the CVRD as well as our Community Action Team donation program that has contributed 
$12,555 to your region over the past three years_ 

Should you have questions regarding any community initiatives or serJice issues in your region please 
don't hesitate to contact me. 

Best regards, 
' ' .. - ~~ _.}' , •.• .r"'' 

/{(~~;~' ~·> ":/•-/ {_~:.. fX.~·~·~.c·.~_,.• 

Ray L~wson 
Generall\ilanager 
Vancouver ls!and 

cc: 

Gerry Giles, Director, Electoral Area C - Cobble Hill 

loren Duncan, Director, Electoral Area E- Cowichan Station I Sahtlam I Glenora 

Alison Nicholson, Vice-President, Cowichan Station Area 

Shawn Hail, Corporate Communications 

1\!laureen Kirl1brlde, Government and Municipal Relations 

Jennifer Connor, Wireless BC 

Gina Pecorelli, Community Investment 
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VVe give where we live. 

TELUS Day of Senrice Voluntee•· Activity 

2009 Land Conservancy, Keating Farm; Yz day clean up {20 volunteers} 
2010 BC Forestry Discovery Centre; clean up historical buildings {12 volunteers} 
2011 Cowichan Therapeutic Riding Association; Yz day grounds clean up {18 volunteers} 
2012 Pacific North West Raptors; Yz day grounds clean up {8 volunteers} 

Capital Investments 

2011 $500,000 
2012 $400,000 
2013 $1.4M L TE Wireless (Cobble Hill, Duncan South, Duncan Boys Road) 

For more information on TELUS community programs please visit us at 
www.telus.com/community 
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From: 
Sent: 
To: 
Subject: 
Attachments: 

Dear Cathy, 

Sarah Sinclair <sarah@gsi.bc.ca> 
Thursday, February 28, 2013 1:03 PM 

Cathy Allen 

Peterbrook Road Re-Zoning Application 

CeylonRdSurvey.pdf 

I ( 
1 ..,., ... I. J 
~ ... ~~ 
' 

The residents of the Ceylon Road 2 acre subdivision do not supp01t the Peterbrook Road rezoning and 
subdivision application (#3-B-llRS). We feel it sets a dangerous precedent for up to 400 or more I acre lots on 
adjacent properties. 

Please accept the attached PDF file for the EASC meeting on 5 March 2013 which shows the signatures and 
wishes of the Ceylon Road subdivision residents. 

Thank you, 

Jim McCreesh and Dean Addison 

1 
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2373 Peterbrook Road Development Survey 

A development application for 2373 Peterbrook Road in Shawnigan Lake proposes to· rezone a 10-acre parcel 
outside of the Village Containment Boundary from F-1 (Forestry} to R-2 (Residential} and develop 7 residential lots 
ranging from 1.0·1 acres to 1.57 acres. 

As residents of the 2-acre Ceylon subdivision, we do not support the application to rezone 
ihe Peterbrook Road property into seven, ·r-acre lots with strata-title road access as described. 

If this property must be rezoned, then it should be to a minimum of 
with proper municipal road access and services. 

Name/Address or 
Name/Phone/Postal Code r::-··-- ... ~==-____:_:::::____~-=--:. -- - - -·-

1_ Dea-n /U1i~Y\ 291~-~d!~.~-~d. 
2. ~<'il\~ s\f\C-~~_._@C\\1 c_~ilDI\ __ ~· 
3]";~ ~J~fo{ __ ;z.cr?:_o ci~. rof __ 

Date: 02/24/2013 Page _j_ of 4~ 
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2373 Peterbrook Road Development Survey 

A development application for 2373 Peterbrook Road in Shawnigan Lake proposes to rezone a 1 D-acre parcel 
outside of the Village Containment Boundary from F-1 (Forestry) to R-2 (Residential) and develop 7 residential lots 
ranging from 1.01 acres to 1.57 acres. 

As iesidents of the 2-acre Ceylon subdivision, we do not support the application to rezone 
the Peterbrook Road property into seven, 1-acre lots with strata-title road access as described. 

If this property must be rezoned, then it should be to a minimum of 
with proper municipal road access and services. 

Date: 02124/2013 Page r.J. of~ 
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PART ONE: THE CVRD PLANN~NG AND DEVELOPMENT DEPARTMENT 

1.1 INTRODUCTION 

This report provides statistical information respecting land use and building applications received by the 
Cowichan Valley Regional District Planning and Development Department during 2012. Although this 
document is generally limited to providing a statistical summary of applications, the Department has many 
additional responsibilities related to motions arising from the Electoral Area Services Committee and other 
committees of the Regional Board. A primary responsibility not covered in this report is to provide long range 
plans for the nine electoral areas. The department also provides guidance and information to assist CVRD 
elected officials in making sound and informed decisions. Advice is based on technical considerations or is 
given with the over-arching principle being protection of the community ("public") interest over the long term, 
while being respectful of private property owners' individual interests. 

Another role of the Planning and Development Department is to help the public and private sector to access 
and understand past, present and future planning and development issues, policies and trends, by gathering, 
analyzing and reporting information. The Department responds to inquiries for information from the public, 
students, businesses, governments and non-profit agencies. Such requests range from basic to complex. Staff 
response time varies in accordance with the complexity of the inquiry received as well as the number of 
inquiries received at that time. 
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PART TWO: GEOGRAPHICAL CONTEXT 

Cowicban Valley Regional District 
Planning and Development Department 

Regional Context Map 
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4 
PART THREE: DEPARTMENTAl ACTMTV REPORT 

3.1 OFFICiAl COMMUNiTY PlAN (OCP)/ZON!NG AMENDMENTS 

Number of OCP/Zoning Amendment Applications Received 
By Electoral Area 

A B c D E F G H I Total 
1980 4 5 5 0 7 5 1 1 0 28 
1981 0 4 4 2 6 4 5 3 2 30 
1982 6 5 4 0 1 5 2 0 1 24 
1983 4 7 3 2 4 2 2 0 2 26 
1984 4 2 2 0 3 3 0 1 0 15 
1985 6 5 4 0 7 2 1 5 2 32 
1986 6 2 1 4 4 1 3 0 2 23 
1987 6 5 4 1 5 4 2 2 2 31 
1988 6 3 6 2 2 1 0 2 0 22 
1989 6 4 2 0 3 1 1 3 0 20 
1990 9 3 1 4 4 0 5 2 0 28 
1991 6 7 2 2 4 3 0 5 0 29 
1992 7 8 6 3 6 1 0 1 2 34 
1993 4 4 1 1 4 5 2 1 0 22 
1994 3 4 3 3 3 4 0 4 1 25 
1995 2 2 1 1 1 3 1 1 0 12 
1996 2 1 0 2 2 0 0 0 0 7 
1997 6 4 1 0 1 1 1 1 1 16 
1998 1 3 2 2 1 2 1 0 0 12 
1999 6 5 0 3 1 1 0 1 0 17 
2000 0 1 2 2 1 1 0 1 0 8 
2001 1 6 3 0 0 1 0 0 0 11 
2002 2 4 0 2 1 2 0 1 4 16 
2003 2 7 2 1 0 1 0 1 1 15 
2004 2 8 4 3 2 3 0 2 0 24 
2005 4 8 5 0 1 1 1 2 3 25 
2006 5 8 5 3 3 1 0 3 3 31 
2007 5 15 2 2 7 4 0 3 2 40 
2008 5 6 1 4 3 3 2 1 0 25 
2009 7 1 1 4 0 1 1 1 1 17 
2010 5 3 1 4 3 1 1 0 0 17 
2011 2 4 0 0 2 2 0 2 0 12 
2012 2 2 0 2 3 0 0 0 0 9 
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5 
3.2 SUBDIVISION ACTIVITY 

Number of Subdivision Referwals Receiveol 
By Electoral Area 

A B c D E F G H I Total 
1993 18 37 12 9 15 8 10 9 5 123 
1994 10 37 16 7 12 7 7 7 2 105 
1995 3 16 4 10 9 9 3 4 3 61 
1996 3 5 6 8 4 2 2 4 4 38 
1997 3 9 3 3 3 7 4 5 0 37 
1998 8 7 2 1 4 7 1 3 0 33 
1999 5 13 3 2 5 1 3 1 0 33 
2000 12 6 4 5 4 2 4 7 0 44 
2001 5 9 5 3 3 4 0 4 2 35 
2002 9 15 4 2 6 4 3 5 2 50 
2003 6 18 2 9 9 4 1 3 3 55 
2004 11 22 5 14 5 6 1 10 2 76 
2005 12 23 9 5 7 9 24 6 5 100 
2006 8 17 6 6 6 4 2 12 10 71 
2007 12 19 4 12 6 6 5 8 8 80 
2008 5 17 4 10 7 4 2 6 5 60 
2009 5 9 5 1 6 8 1 2 0 37 
2010 4 12 3 2 4 3 3 3 3 37 
2011 9 11 2 6 4 2 2 3 0 39 
2012 2 7 6 8 1 3 2 1 2 32 

Potential Number Of Parcels Createol - By Electoral Area 
A B c D E F G H I Total 

1993 69 68 78 3 26 11 3 3 56 317 
1994 37 59 177 20 57 16 7 5 38 416 
1995 21 25 43 22 18 10 20 6 16 181 
1996 8 32 54 3 17 10 10 3 14 151 
1997 38 60 13 14 13 16 4 5 45 208 
1998 1 19 1 7 6 0 3 15 0 52 
1999 5 64 8 3 8 1 2 1 0 92 
2000 17 18 30 9 7 1 5 10 0 97 
2001 3 18 17 8 3 5 0 11 50 115 
2002 79 31 4 1 3 6 3 6 52 185 
2003 11 72 13 91 9 6 1 19 81 303 
2004 88 96 25 154 5 9 1 10 13 401 
2005 50 90 43 8 6 33 65 7 14 316 
2006 74 86 29 9 15 10 2 11 34 270 
2007 372 229 9 73 13 4 12 7 33 752 
2008 13 40 8 48 13 4 3 2 76 207 
2009 25 18 14 0 29 15 2 18 0 121 
2010 22 22 3 93 74 2 0 3 0 219 
2011 11 28 2 27 6 2 16 13 0 105 
2012 2 9 6 42 0 3 2 1 3 68 
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6 
3.3 AGRICUlTURAl lAND RESERVE (AlR) APPUCATIOI\!S 

Number of AlR Applications Received 
By Electoral Area 

A B c D E F G H I* Total 
1985 2 1 4 1 2 0 1 4 NA 15 
1986 2 1 3 4 2 0 0 2 NA 14 
1987 2 3 5 6 1 0 0 2 NA 19 
1988 2 2 3 2 5 0 1 1 NA 16 
1989 0 2 5 4 8 0 2 3 NA 24 
1990 1 1 8 2 6 0 3 1 NA 22 
1991 0 2 2 2 4 1 0 1 NA 12 
1992 2 2 4 3 7 0 1 3 NA 22 
1993 2 1 6 1 4 1 0 2 NA 17 
1994 2 2 3 0 5 0 2 1 NA 15 
1995 0 0 2 2 6 0 0 1 NA 11 
1996 1 1 1 1 1 0 0 3 NA 8 
1997 1 1 2 1 4 1 0 1 NA 11 
1998 1 2 1 1 3 1 1 3 NA 13 
1999 1 2 2 0 1 0 0 0 NA 6 
2000 0 2 2 2 1 0 1 0 NA 8 
2001 0 2 0 0 3 0 1 1 NA 7 
2002 1 2 0 1 3 0 0 1 NA 8 
2003 1 2 0 2 4 1 0 1 NA 11 
2004 1 3 5 4 2 2 1 3 NA 21 
2005 1 3 2 0 2 0 0 1 NA 9 
2006 2 2 3 4 3 1 0 6 NA 21 
2007 2 3 2 0 3 1 0 1 NA 12 
2008 0 1 2 1 4 1 0 0 NA 9 
2009 0 1 3 3 2 0 0 2 NA 11 
2010 1 2 1 1 4 0 1 0 NA 10 
2011 0 1 3 1 2 0 0 1 NA 8 
2012 2 2 2 1 3 0 0 0 NA 10 . There are no ALR lands wrthm Electoral Area 1 (Youbou/Meade Creek) . 
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7 
3.4 DEVELOPMIEIIJI PERMIT APPUCAIIONS 

Number of Development Permit Applications Received 
By Electoral Area 

A B c D E F G H I Total 
1980 3 0 0 3 2 0 1 1 0 10 
1981 0 3 0 0 5 0 0 0 0 8 
1982 2 0 2 1 2 0 0 1 0 9 
1983 2 0 0 0 1 0 0 1 0 4 
1984 1 0 0 1 2 0 0 0 0 4 
1985 0 0 1 2 4 10 1 3 0 12 
1986 0 0 0 0 0 0 0 2 0 2 
1987 0 0 1 0 0 0 0 0 0 1 
1988 0 0 1 0 0 0 0 0 0 1 
1989 0 0 0 0 1 0 2 0 0 3 
1990 0 0 0 0 0 0 1 4 0 5 
1991 4 0 0 0 0 0 0 4 0 8 
1992 2 0 1 0 4 0 2 2 0 11 
1993 3 0 1 0 2 0 0 1 0 7 
1994 2 1 1 0 1 0 1 1 0 7 
1995 0 0 1 2 2 2 0 7 0 14 
1996 3 0 0 0 2 0 0 3 0 8 
1997 3 0 0 0 3 1 0 0 0 7 
1998 1 0 1 1 1 1 2 1 0 8 
1999 2 0 0 0 0 3 0 0 0 5 
2000 2 1 0 2 2 0 1 1 0 9 
2001 6 0 1 0 1 1 1 1 0 11 
2002 0 0 1 0 2 1 0 0 0 4 
2003 3 1 0 0 1 0 2 0 1 8 
2004 3 4 1 1 1 1 1 3 0 15 
2005 9 1 0 2 6 2 9 10 2 41 
2006 6 10 1 0 5 3 3 7 10 45 
2007 11 18 3 0 11 15 5 6 27 96 
2008 4 8 2 6 7 3 3 6 7 46 
2009 5 2 0 7 8 2 3 3 5 35 
2010 7 19 1 1 7 4 8 4 8 59 
2011 9 7 1 6 10 2 3 0 3 41 
2012 6 17 6 3 14 4 2 7 4 63 
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8 
3.5 DEVELOPMENT VARIANCE PERMIT APPliCATiONS 

Number of Development Variance Permit Applications Received 
By IEiectorai Area 

A B c D E F G H I Total 
1986 0 0 1 1 2 0 0 1 2 7 
1987 2 2 3 1 3 0 0 1 0 12 
1988 4 4 3 5 6 0 2 1 2 27 
1989 3 6 4 5 4 0 0 4 3 29 
1990 1 3 4 4 6 0 3 1 0 22 
1991 3 2 3 2 3 1 3 0 2 19 
1992 3 3 1 0 0 0 1 1 1 10 
1993 2 4 3 4 1 0 1 0 4 19 
1994 2 6 2 5 2 2 0 1 3 23 
1995 0 2 2 1 0 0 0 0 2 7 
1996 0 4 2 4 2 1 0 3 1 17 
1997 3 4 0 2 2 0 1 1 1 13 
1998 3 3 3 2 2 2 4 2 1 22 
1999 2 0 3 2 3 0 1 0 1 12 
2000 2 5 2 2 0 0 4 1 0 16 
2001 2 8 9 0 4 1 0 1 1 26 
2002 0 6 1 3 4 0 0 1 0 15 
2003 0 2 2 2 2 1 3 1 3 16 
2004 8 5 1 1 2 2 3 1 1 24 
2005 3 8 0 2 0 1 3 3 1 21 
2006 2 7 2 2 1 1 4 4 4 27 
2007 16 4 3 5 4 3 0 3 4 42 
2008 8 2 1 0 5 1 1 0 5 23 
2009 3 8 1 0 4 0 1 0 3 20 
2010 3 5 2 2 2 2 4 1 1 22 
2011 0 2 4 1 1 2 0 0 3 13 
2012 1 4 1 2 4 1 0 0 2 15 
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3.6 BOARD OF VARIANCE APPLICATIONS 

Number of Board of Variance Applications Received 
By Electoral Area 

A B c D E F G H I Total 
1980 1 4 2 1 2 5 5 1 1 17 
1981 5 10 0 7 3 5 5 7 3 44 
1982 10 12 2 2 11 3 3 3 1 55 
1983 10 12 5 3 13 3 3 4 5 60 
1984 12 9 2 2 12 1 1 4 8 60 
1985 4 3 5 6 3 6 6 6 6 43 
1986 3 11 3 3 2 2 2 4 0 30 
1987 4 8 7 7 3 0 0 2 8 40 
1988 0 1 1 0 2 1 1 0 1 7 
1989 5 2 2 3 1 1 1 0 2 17 
1990 2 2 2 1 3 3 3 0 0 15 
1991 3 3 4 2 1 2 2 1 3 19 
1992 4 5 6 1 3 2 2 0 0 22 
1993 4 4 1 1 1 1 1 1 0 14 
1994 2 5 3 2 3 5 5 1 2 24 
1995 2 6 0 0 1 1 1 3 1 15 
1996 4 4 3 3 1 1 1 2 2 20 
1997 2 4 1 0 0 0 0 1 0 8 
1998 0 2 0 0 2 1 1 0 0 6 
1999 0 0 0 1 0 1 0 0 1 3 
2000 0 0 0 0 0 0 0 0 0 0 
2001 0 0 0 0 0 0 0 0 0 0 
2002 0 1 0 0 0 0 0 0 0 1 
2003 0 0 0 0 0 0 0 0 0 0 
2004 0 1 0 0 0 0 0 0 0 1 
2005 0 0 0 0 0 0 0 0 1 1 
2006 0 0 0 0 0 0 0 0 0 0 
2007 0 0 0 0 0 0 0 0 0 0 
2008 0 0 0 0 1 1 0 0 0 2 
2009 0 0 0 0 0 0 0 0 0 0 
2010 0 0 0 0 0 0 0 0 0 0 
2011 0 0 0 0 0 0 1 0 0 1 
2012 0 0 0 0 0 0 0 0 0 0 
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3.7 NEW HOUSING STARTS 

New Housing Starts 
By Electoral Area 

A 8 c D E F G H I Total 
1980 41 85 23 20 27 13 23 28 4 264 
1981 32 121 31 25 46 37 13 40 8 353 
1982 10 52 6 4 7 10 15 14 5 123 
1983 14 64 15 14 23 13 10 12 8 173 
1984 17 37 18 12 17 10 6 13 3 133 
1985 11 34 6 8 9 9 8 13 0 98 
1986 18 24 15 9 18 12 9 11 3 119 
1987 17 63 44 8 10 10 9 17 3 181 
1988 34 68 121 17 13 9 14 18 4 298 
1989 40 143 130 16 10 14 14 15 2 384 
1990 33 108 92 15 20 11 27 32 2 340 
1991 29 89 66 15 . 35 21 20 24 8 307 
1992 36 205 89 16 54 27 24 44 15 510 
1993 50 81 76 5 28 14 13 20 24 311 
1994 42 72 120 16 55 9 15 21 15 365 
1995 24 35 50 13 19 10 22 14 9 196 
1996 19 26 43 16 21 11 8 28 8 180 
1997 38 38 54 12 22 15 5 8 3 195 
1998 24 29 18 5 13 5 10 6 5 115 
1999 18 53 32 4 12 8 8 10 3 148 
2000 50 23 18 2 5 7 4 3 4 116 
2001 17 29 23 2 6 6 5 7 3 98 
2002 21 65 37 8 4 6 8 7 4 160 
2003 22 58 20 21 17 8 4 8 4 161 
2004 47 59 23 49 22 6 5 14 4 229 
2005 68 39 15 47 17 (-8) 12 41 20 251 
2006 46 62 15 28 17 16 17 15 28 244 
2007 61 86 9 45 16 12 10 18 15 272 
2008 47 71 20 17 18 12 13 13 15 227 
2009 23 83 44 12 5 2 3 2 17 191 
2010 41 80 34 21 19 6 16 10 11 238 
2011 44 40 17 27 18 10 7 18 12 193 
2012 39 36 7 22 10 7 15 14 10 160 
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1989 
1990 
1991 
1992 
1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 
2001 
2002 
2003 
2004 
2005 
2006 
2007 
2008 
2009 
2010 
2011 
2012 

RESIDENTIAliBWliDING PERMITS ISSUED 

A B 
74 214 
72 183 
70 186 
77 201 
82 184 
82 190 
64 111 
23 48 
68 94 
53 86 
46 104 
37 74 
44 78 
41 118 
50 116 
70 121 
91 123 
65 128 
100 150 
88 134 
58 162 
67 133 
69 89 
54 83 

Number of Residential Building • ~· """"'~ issued 
By Electoral Area 

c D E F G 
171 54 46 37 50 
128 44 62 32 54 
130 52 73 _43 44 
157 34 112 51 48 
128 19 73 41 38 
173 38 94 32 43 
85 31 60 34. 43 
48 15 27 13 14 

101 15 49 29 26 
51 17 41 18 34 
71 16 29 21 20 
44 19 28 16 22 
51 18 22 23 21 
74 15 22 16 24 
52 35 37 27 27 
48 60 40 16 22 
38 52 40 24 34 
47 40 38 31 36 
35 67 41 23 29 
40 37 49 34 41 
76 28 33 33 24 
68 43 42 19 37 
34 45 41 26 31 
30 29 34 25 30 

Value of Residential Building Permits issued 
IBy Electoral Area($) 

(not adjusted for inflation) 

11 

H i !<>tal 
43 28 ]17 
61 18 654 
54 21 (373 
84 26 790 
53 39 _657 
62 38 752 
47 25 _500 
18 16 222 
27 11 ~-0 
23 20 343 
23 16 346 
11 11 262 

24 12 293 
25 12 347 
27 13 _384 
29 14 42C 
54 34- _19_0 
29 44 458 
41 35 ~ 
34 31 488 
34 32 480 
30 25 464 
36 26 397 
28 17 330 

A B C D E F G H I Total 

1989 3,415,094 9,559,113 10 1,338,374 810,37· 1,041,471 1,308,280 1,309,758 ?~~.R~R ?9 ?0? 375 
199_0 3,130,058 8, 7, 1. 1 989,410 2,676,166 3,157,001 358,317 29,857,238 
1991 3,302,572 8,301,059 7,7JQ n~ 1,919,421 3,163,640 1,785,795 2,003,924 2, 773,310 31,559,301 
1992 4,050,473 13,986,338 ?R04~? ??~,043 4,t ? 4RR ?41 2,592,562 4,078,473 ,603,248 45,103,567 
1993 5,806,014 9,310,183 7,437,511 488,771 1,733,947 1, 2,249,702 ,247,355 34,19~ lRr 
1994 l7 1 , 14,316,822 qqq,R76 5,790,247 1,091,248 2,120,179 31 ,972,520 47 
1995 4,077,789 5,347,235 6,590,402 1,751,620 2,780,916 1,308,439 1,827,224 1,996,211 1 ,303,028 26,982,864 
1996 1,314,365 2,661,758 :,625.972 1,721,682 1,697,315 719,151 1 .~~R~~o 14,773,428 
19[7 5,474_,QQQ_ 5,775,397 1,427,070 'iQ RC 1,491,321 1,492,852 , 4 29,031,461 
1998 3,043,682 5,321,380 3,604,434 781 '141 1,890,584 768,885 .068,015 658,756 681 '124 21,818,001 
1999 ?,657,999 R , 5,156,1_43 932,130 1, 648,364 ,0_21,86~ 1,451,831 _697,330 20,790,97C 
2000 4,990,189 3,602,720 3,213,814 722,380 707,739 464,274 ,10:,349 704,828 649,331 11 
2001 Ll,o??Ll•M 3,7~:\nr 1,221,870 765,172 913,916 1,143,195 2,11· ,279 ~" 18,136,997 
2002 2,997,385 8,077,426 ~~?~~03 27 71J4,469 SS~ 9fi~ 1,338,915 1,862,403 R?R ?SR 23,4~S,OLlC 

2003 4,011 699 8,817,990 2,878,921 2,685,78: 1.15~ 962 916,436 1 ,546,135 785,417 26,397,93( 
2004 8,177,395 3,573,219 5,834,417 3,018,220 779,063 1,072,030 2,29' ,712 567,901 32,899,51C 
2005 7,474,224 2,712,342 S , 2,565,088 823,379 1,885,779 6,344,587 2,731,641 ~Q,R?Q,613 

2006 6,384,207 9,993,765 2,204,188 4,207,257 1' ' 1,517,734 2,672,659 1' ~Ll,%? 04? 
2007 9,580~ 14,. 2,383,767 5,363,788 2,730,959 l1 1, 3,592,433 ,426,116 ' 
2008 10,532,070 14,237,670 l4~ Q67 2,705,130 3,744,801 ? ~?S,817 3,151,954 2,718,737 2,269,179 4 I,S?Q,~?'i 
2009 5,935,540 13,973,396 7,775,580 , 75 1. 1 ,279,150 2,544,RO~ 2,302,220 :3,:)87,530 40,871,161 
2010 9,023,743 1 ' 'i75 7,4 1,038,166 4,271,410 1,617,250 2,404,102 151,571,594 
2011 10,126,570 7,704,963 Q?~ ~q~ ; O?R C)70 4,607,220 2,176,175 2,851,655 4 ?~4 ORC 3,182,750 I 43,853,758 
2012 8,740,090 7,265,547 _:1,]59,275 

1
2,791.836 2,105.070 3,671.525 I 2,837,760 2,731,122 36,037,490 

*Prior to 2004 agrir> >it• ""'building permits were included under the residential building permit category 
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3.9 COMMERCiAl BUilDING PERMnS ISSUED 

Number of Commercial Building Permits Issued 
By Electoral Area 

A B c D E F G H I Total 
1989 3 0 3 4 2 0 0 0 4 16 
1990 4 1 3 6 4 2 0 2 1 23 
1991 4 3 6 2 3 1 1 2 2 24 
1992 16 1 4 6 2 1 0 2 3 35 
1993 9 8 2 2 4 0 0 3 0 28 
1994 2 3 4 6 1 1 1 1 0 19 
1995 4 1 3 4 1 0 0 0 1 14 
1996 0 3 1 5 0 0 0 1 0 10 
1997 2 5 19 8 1 3 1 2 2 43 
1998 3 1 3 4 5 3 0 0 0 19 
1999 1 4 7 2 1 0 0 2 0 17 
2000 0 1 4 0 0 0 0 1 0 6 
2001 3 1 1 3 0 1 0 3 2 14 
2002 8 1 1 5 0 12 2 1 1 31 
2003 4 4 1 2 2 7 2 1 0 21 
2004 4 4 2 4 0 7 1 0 1 23 
2005 4 4 5 2 0 7 0 1 0 26 
2006 0 6 9 4 3 2 1 2 0 27 
2007 2 7 4 2 3 4 1 3 0 26 
2008 4 9 2 2 3 1 2 1 2 26 
2009 1 1 1 5 1 0 0 1 4 14 
2010 4 2 1 5 3 0 0 2 0 17 
2011 3 2 2 4 0 0 0 1 0 12 
2012 4 0 0 2 1 0 0 0 1 8 

Value of Commercial Building Permits Issued By Electoral Area ($) 
(not adjusted for inflation) 

A B c D E F G H I Total 
1989 62,400 0 149,726 44,450 120,000 0 0 0 58,900 435,476 
1990 595,158 7,500 192,828 55,125 182,300 58,080 0 52,256 2,304 1 '145,551 
1991 1,876,400 50,000 1,158,000 34,500 215,000 60,000 21,000 87,750 108,860 3,611,510 
1992 3,767,236 500,000 259,243 51,665 58,000 140,000 0 84,400 253,808 5,114,352 
1993 533,800 1,597,455 24,700 160,000 167,767 0 0 320,000 0 2,803,722 
1994 24,600 23,900 30,992 485,980 45,217 104,832 70,000 1,000 0 786,521 
1995 36,500 250,000 53,880 136,150 4,000 0 0 0 103,000 583,530 
1996 0 299,000 0 120,160 0 0 0 8,736 0 427,896 
1997 182,000 98,480 2,792,300 440,555 1,360 300,377 42,000 72,520 9,000 3,938,592 
1998 59,000 10,000 908,000 56,080 261,240 85,246 0 0 0 1,379,566 
1999 18,252 67,500 116,160 4,284 600 0 0 38,000 0 244,796 
2000 0 100,000 110,000 0 0 0 0 1450000 0 1,660,000 
2001 1 '160,360 115,730 170,000 91,800 0 58,400 0 467,595 197,500 2,261,385 
2002 1,171,127 8,800 1,000 316,000 0 93,847 55,000 55,800 28,020 1,729,594 
2003 224,410 420,000 560,000 118,575 303,700 65,569 256,800 40,000 0 1,989,054 
2004 50,000 966,094 643,150 239,510 0 33,020 40,000 0 10,000 1,742,264 
2005 24,000 43,696 135,000 17,200 21,000 66,703 0 68,210 0 375,729 
2006 0 287,858 2,719,012 142,109 881,975 21,868 11,440 10,000 0 4,074,262 
2007 200,000 235,934 190,000 12,360 1,284,545 242,400 109,200 734,000 0 3,008,439 
2008 55,000 340,068 575,000 205,000 366,300 111,750 7,500 97,050 520,000 2,277,668 
2009 3,000,000 108,150 406,275 377,500 84,990 0 0 3,600 336,000 4,316,515 
2010 328,700 25,480 100,000 128,750 447,500 0 0 159,000 0 1 '189,430 
2011 314,800 24,100 82,500 35,500 0 0 0 100,000 0 556,900 
2012 3,017,000 0 0 6,000 109,500 0 0 0 30,000 3,162,500 
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3.11li ~NDUJSTR~AL BUJIWING PERi\ll~TS ISSUIEIJ 

-

Number of ~ndustrial Building Permits Issued 
By Electoral Area 

A B c D E F G H I Total 

1990 0 0 3 0 6 1 0 1 1 12 
1991 0 0 0 0 7 1 0 1 0 9 
1992 0 0 4 0 8 1 0 0 0 13 
1993 1 0 2 0 6 0 0 1 0 10 
1994 2 0 1 0 8 1 1 2 0 15 
1995 2 0 0 1 4 0 0 1 2 10 
1996 0 0 0 0 8 1 0 0 0 9 
1997 1 0 1 0 7 0 0 0 0 9 
1998 0 0 1 0 6 0 0 0 0 7 
1999 2 0 0 0 5 0 0 0 0 7 
2000 0 0 4 1 5 1 1 0 1 13 
2001 0 0 0 0 6 2 0 0 0 8 
2002 1 0 2 0 5 3 1 1 0 13 
2003 1 0 3 0 8 1 0 0 0 13 
2004 0 0 1 1 4 0 1 0 0 7 
2005 2 0 1 0 2 1 1 1 0 8 
2006 0 1 2 0 6 0 0 0 0 9 
2007 0 0 2 0 1 1 0 0 0 4 
2008 0 3 1 2 1 1 2 1 2 13 
2009 1 3 0 2 2 0 0 1 1 10 
2010 1 2 3 1 2 0 0 1 0 10 
2011 0 0 1 0 3 0 0 1 0 5 
2012 1 0 2 2 1 0 0 0 0 6 

Value of Industrial Building Permits issued- By Electoral Area~ ($) 
(not adjusted for inflation) 

A B c D E F G H I Total 
1990 0 0 170,000 0 669,390 53,170 0 35,000 165,000 1,092,560 
1991 0 0 4,000 0 247,448 10,800 0 645,900 0 908,148 
1992 0 0 266,500 0 524,882 30,600 0 0 0 821,982 
1993 69,435 0 60,000 0 490,800 0 0 250,000 0 870,235 
1994 167,980 0 60,000 0 1,460,040 180,000 18,000 188,000 0 2,074,020 
1995 140,600 0 0 800,000 457,680 0 0 21,500 94,522 1,514,302 
1996 0 0 0 0 462,750 0 0 0 0 462,750 
1997 62,660 0 381 ,560 0 893,000 0 0 0 0 1,337,220 
1998 0 0 30,000 0 316,558 0 0 0 12,000 358,558 
1999 314,034 0 0 0 159,800 0 0 0 0 473,834 
2000 0 0 511,400 300,000 327,570 150,000 130,000 0 30,000 1,448,970 
2001 0 0 0 0 798,687 70,480 0 0 0 869,167 
2002 90,000 0 202,994 0 205,000 435,000 42,000 30,472 0 1,005,466 
2003 24,998 0 529,600 0 554,803 33,600 0 0 0 1,143,001 
2004 0 0 170,000 10,000 193,920 0 54,600 0 0 429,520 

2005 0 114,768 32,760 0 82,040 0 55,200 270,000 0 554,768 
2006 0 1,300,000 278,800 0 1,001,680 0 0 0 0 2,580,480 
2007 0 0 0 40,800 100,000 0 0 0 0 140,800 
2008 0 3,202,400 400,000 0 39,000 0 0 8,696,000 0 12,337,400 
2009 26,350 657,980 0 350,000 271,800 0 0 10,000 785,460 2,101,590 
2010 45,000 424,790 86,500 25,000 625,000 0 0 15,000 0 1,221,290 
2011 0 0 16,000 0 2,218,720 0 0 7,920 0 2,242,640 
2012 0 0 43,500 1,041,280 0 0 0 0 0 1,084,780 
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3.11 ~NST!TUT!ONAL BU~LD!NG PIERI\Iii'lrS ~SSUIED 

irnstitutiornal Buildirng Permits Issued 
By Electoral Area 

A B c D E F G H I Total 
1990 3 3 3 3 0 3 1 2 1 19 
1991 1 2 2 2 3 1 0 0 0 11 
1992 2 5 2 2 2 3 2 3 3 24 
1993 2 7 2 0 0 0 1 2 0 14 
1994 5 5 1 3 3 2 1 1 2 23 
1995 6 4 5 1 0 1 1 0 2 20 
1996 0 0 0 1 0 2 1 0 2 6 
1997 5 5 4 1 2 2 2 1 2 24 
1998 6 3 3 2 2 1 0 1 1 19 
1999 3 1 0 0 2 1 0 0 1 7 
2000 3 2 4 2 2 1 1 0 0 15 
2001 4 7 1 0 0 1 0 0 0 13 
2002 5 7 0 0 1 1 1 0 0 15 
2003 0 2 0 0 3 0 0 0 1 6 
2004 8 5 1 0 3 0 0 0 0 17 
2005 2 5 2 0 0 0 0 1 1 11 
2006 3 3 1 0 0 0 0 0 0 7 
2007 0 0 2 0 1 1 0 0 0 4 
2008 3 1 2 2 3 0 2 2 0 15 
2009 0 4 0 1 2 0 0 1 0 8 
2010 3 3 0 0 1 1 0 1 1 10 
2011 2 6 1 1 1 0 2 0 0 13 
2012 3 3 0 2 4 0 0 0 0 12 

Value of irnstitutiona! Building Permits issued 
By Electoral Area ($) 

(not adjusted for inflation) 

A B c D E F G H I Total 
1990 321,712 32,740 130,500 135,000 0 31,408 17,000 63,000 0 596,360 
1991 12,960 825,000 165,000 65,120 73,760 0 0 0 0 1 '128,880 
1992 130,000 1,783,140 124,917 35,000 11,232 549,818 120,155 2,137,376 1 '125,440 6,017,078 
1993 180,000 1,420,300 210,500 0 0 0 12,000 53,500 0 1,876,300 
1994 390,000 926,000 17,500 125,000 22,688 258,000 30,000 85,000 32,000 1 ,866,188 
1995 457,120 968,700 652,620 80,000 0 716,000 80,000 0 115,210 3,069,650 
1996 0 0 0 2,000 0 22,112 14,400 0 187,154 225,666 
1997 437,550 556,743 61,063 1,920 55,400 103,928 75,000 20,000 261,500 1 ,573,108 
1998 2,403,000 3,170,000 76,320 265,000 53,328 19,575 0 94,750 0 6,081,973 
1999 50,186 82,740 0 0 65,000 3,500 0 0 3,000 204,426 
2000 1,181,000 127,650 3,008,455 1,353,780 40,800 20,000 638,300 0 0 6,369,985 
2001 385,000 3,845,746 1,768 0 0 17,408 0 0 0 4,249,922 
2002 5,648,600 1,292,512 0 0 5,900 20,000 352,000 0 0 7,319,012 
2003 3,000,000 535,000 0 0 240,178 0 0 0 30,000 3,805,178 
2004 1,000,715 5,425,342 5,000 0 186,600 0 0 0 0 6,804,257 
2005 12,850,000 306,616 10,000 0 0 17,628 0 0 175.000 13,341,616 
2006 200,000 7,070,522 20,000 0 0 0 0 0 0 7,290,522 
2007 0 0 1,062,800 0 32,186 0 0 0 0 1,094,986 
2008 10,187,000 1,713,650 678,652 0 160,000 13,500 225,000 0 0 12,977,802 
2009 0 1,429,375 0 7,500 165,240 0 0 5,000 0 1,607,115 
2010 8,120,000 194,340 0 0 30,720 45,000 0 40,000 3,000 8,433,060 
2011 666,450 4,273,320 5,000 1,000 19,500 0 20,000 0 0 4,985,270 
2012 291,280 1 ,629,000 0 110,000 115,500 0 0 0 0 2,145,780 
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3.12 AGRICUlTURAl BUILDiNG PERMITS ISSUED BY ElECTORAl AREA 

Agricultural Building Permi~s Issued 
By Electoral Area 

A B c D E F G H I Total 
2004 1 3 2 1 7 1 2 4 0 21 
2005 1 2 3 3 6 0 0 2 0 17 
2006 0 3 5 7 6 1 0 1 0 23 
2007 3 4 2 0 12 2 0 2 0 25 
2008 2 1 2 2 3 0 2 2 0 14 
2009 1 0 2 1 3 0 0 0 0 7 
2010 1 2 1 1 3 0 1 0 0 9 
2011 0 3 3 2 2 1 0 1 0 12 
2012 1 1 0 1 6 1 0 0 0 10 

Value of Agricultural Building Permits issued 
By Electoral Area($) 

(not adjusted for inflation) 

A B c D E F G H I Total 

2004 40,000 137,000 25,000 10,000 142,000 25,168 35,880 44,600 0 459,648 
2005 0 53,500 60,050 351,084 79,575 13,468 0 47,880 0 605,557 
2006 0 85,000 216,000 96,780 150,000 10,000 0 61,880 20,000 639,660 
2007 186,140 27,958 12,500 0 1,335,311 40,000 0 105,000 0 1,706,909 
2008 27,000 75,000 103,000 130,000 89,000 0 136,000 160,000 0 720,000 
2009 7,500 194,000 116,500 25,000 226,560 6,000 0 15,500 0 591,060 
2010 100,000 85,000 1,000,000 150,000 165,500 0 20,000 0 0 1,520,500 
2011 0 132,000 1,848,055 127,000 648,000 17,280 0 1,000 0 2,773,335 
2012 30,000 2,500 0 5,000 662,000 30,000 0 0 0 729,500 

.. .. 
•priOr to 2004 agncultural bu!/dmg perm1ts were mcluded under the resJdent1af bui/dmg perm1t category. 
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3.'13 TOTAL BUILDING PERMITS ISSUED 

Number of Building Permits Issued - By Electoral Area 

-
A B c D E F G H I Total 

1989 81 212 178 59 55 37 49 46 30 747 
1990 80 188 137 53 69 38 55 68 20 708 
1991 77 191 133 56 80 44 45 56 22 704 
1992 96 209 168 44 115 58 51 85 33 859 
1993 94 198 134 21 83 42 39 59 39 709 
1994 91 198 178 48 106 36 46 67 39 809 
1995 77 116 93 37 65 34 43 49 30 544 
1996 51 94 89 32 71 35 32 31 28 463 
1997 76 104 125 24 59 34 28 31 15 496 
1998 63 91 59 24 54 24 34 24 22 395 
1999 50 98 73 18 36 19 20 23 17 354 
2000 40 77 56 23 35 18 24 12 12 298 
2001 51 86 53 21 28 27 21 27 14 328 
2002 44 111 71 17 24 28 25 27 9 356 
2003 57 123 57 38 57 35 29 30 15 441 
2004 83 133 54 66 54 24 26 33 15 488 
2005 100 134 50 57 48 32 35 59 35 549 
2006 68 141 64 51 53 34 37 32 44 524 
2007 105 161 45 69 58 31 30 46 35 580 
2008 100 154 51 44 61 37 49 42 33 571 
2009 58 148 75 35 40 33 21 32 37 479 
2010 85 151 74 51 53 20 37 28 26 525 
2011 79 100 40 54 48 28 34 38 26 447 
2012 63 87 32 36 46 26 30 28 18 366 

Value of Building Permits Issued - By Electoral Area ($) 
(not adjusted for inflation) 

-
A B c D E F G H I Total 

1989 3,637,994 9,683,613 10,360,437 1,387,824 1,232,679 1,047,421 1,308,280 1,571 '188 375,756 30,605,192 
1990 4,046,928 8,792,522 8,046,840 1,584,928 2,697,379 1 '132,068 2,693,166 3,307,257 525,621 32,826,709 
1991 5,191,932 9,176,059 9,076,058 2,019,041 3,699,848 1,856,595 2,024,924 3,294,172 882,170 37,220,799 
1992 7,947,709 16,269,478 9,931,152 2,311,708 5,412,811 3,188,659 2,712,717 6,300,249 2,982,496 57,056,979 
1993 6,589,249 12,327,938 7,732,711 648,771 3,695,089 1,733,947 1,895,075 2,873,202 2,247,355 39,743,337 
1994 6,222,517 12,144,965 14,425,314 2,610,856 7,318,192 1,634,080 2,238,179 3,417,945 2,004,520 52,016,568 
1995 4,712,009 6,565,935 7,296,902 2,767,770 3,242,596 2,024,439 1,907,224 2,017,711 1,615,760 32,150,346 
1996 1,314,365 2,960,758 3,625,972 1,843,842 2,160,065 776,678 733,551 1,347,326 1,127,183 15,889,740 
1997 6,156,274 6,430,620 10,900,149 1,869,545 4,209,596 1,895,626 1,609,852 2,101,723 706,996 35,880,381 
1998 5,852,403 7,996,119 4,618,754 1,102,221 2,521,710 873,706 2,068,015 753,506 708,124 26,494,558 
1999 3,040,471 6,386,905 5,272,303 936,414 2,214,046 651,864 1,021,862 1,489,831 700,330 21,714,026 
2000 6,171 '189 3,898,369 6,799,338 2,376,160 1,075,309 662,114 1,239,932 2,154,828 679,331 25,056,570 
2001 4,896,188 8,483,970 3,924,773 1,313,670 1,563,859 1,060,204 1,143,195 2,578,874 552,738 25,517,471 
2002 9,907,112 9,378,738 6,129,897 1,642,327 996,369 1,102,810 1,787,915 1,948,675 656,278 33,550,121 
2003 7,311,107 9,778,990 4,689,187 2,997,496 4,516,464 1,255,131 1,173,236 1,826,135 825,417 34,373,163 
2004 8,076,268 15,305,831 4,446,369 6,063,927 3,540,740 837,251 1,202,510 2,336,312 577,901 42,387,109 
2005 22,809,928 7,992,804 2,950,152 5,722,929 2,747,703 921,178 1,940,979 6,730,677 2,906,641 54,722,991 
2006 6,584,207 18,737,145 5,438,000 4,446,146 4,024,289 1,549,602 2,684,099 2,008,094 4,075,384 49,546,966 
2007 9,967,006 14,507,915 3,649,067 5,416,948 5,483,001 2,319,331 1,989,012 4,431,433 2,426,116 40,254,767 
2008 20,801,070 19,568,788 5,600,619 3,040,130 4,399,111 2,451,067 3,520,454 11,726,787 2,789,179 73,897,195 
2009 9,059,390 16,362,901 8,298,355 3,006,675 2,175,055 1 ,285,150 2,544,605 2,336,320 3,837,790 48,906,241 
2010 17,617,443 15,778,185 8,612,319 6,602,190 5,712,804 1,083,166 4,291,410 1,831,252 2,407,105 63,935,874 
2011 11,107,820 12,134,383 5,874,950 5,190,470 7,493,440 2,193,455 2,871,655 4,244,980 3,182,750 54,293,903 
2012 12,078,370 8,897,047 1,802,775 5,297,545 3,678,836 2,135,070 3,671,525 2,837,760 2,761,122 43,160,050 
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MEMORANDUM 

DATE: February 12, 201 3 

... ~·~ ~.-. .. .,., .. 
C~V·R·D 

TO: Tom R. Anderson, General Manager, Planning&. Development Department 

FROM: Grant Breckenridge, Chief Bui lding Inspector, Inspections & Enforcement Division 

SUBJECT: BUILDING REPORT FOR THE MONTI-I JANUARY 2013 

There were 26 Building Permits and 2 Demolition Permit(s) issued during the month of January, 2013 with a total value of $2,636,520. 

Electoral Commercial Institutional Industrial I New SFD 
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11ft .. " I 
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Chief Building Inspector, Inspections & Enforcement Division 

Planning & Development Department 
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0 NOTE: For a comparison of New Housing Starts from 2010 to 2013, see page 2 

Agricultural 

$ -

For a comparison o'f Total Number of Building Permits from 2010 to 2013, see page 3 
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TOTAL OF NEW HOUSING STARTS 

2010 2011 2012 2013 
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I YTD Totals II 13 II 18 II 4 II 12 I 
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TOTAL BUILDING PERMITS ISSUED 
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August 9, 2012 

7:00p.m. 

Minutes of the Electoral Area B Advisory Planning Commission held on the above 
noted date and time at Shawnigan Community Cenb·e. 

Present: 
APC members: Graham Ross-Smith, Sara Middleton, Roger Painter 
Chris Hennecker, Grant Treloar, Dave Hutchinson, Jem1ifer Morros 

Absent: Cynara de Goutiere. 

Director: Bruce Fraser 
Altemate Director: Kelly Musselwhite 

Members of Public: 

ORDER OF BUSINESS 

1) Introductions. 

2) Agenda Review. 

3) Minutes of June meeting 
Motion- None 
Action Items- None 

4) Director Bruce Fraser report: 

'/ l \ 
.J- ;v 

o Gave update on the ongoing discussions with SIA's application. Bruce expects a collaborative 
approach with the CVRD and Ministry in continuing to look for suitable sites as this 
application is unacceptable in a community watershed; 

o A Lakewatch/BlockwatchProgram is in the works. Cunently looking at other models; 
o Bruce asked that going forward there be at least 2 APC members be at all site visits. 

5) Correspondence 
None 

6) Craig Partridge -Ron Sharpe- Proposal2-B-11-RS Development Permit 
Motion- APC recommends that the DP application2-B-11-RS Development Permit 
not be approved. 

7) Steve McLeod- Pmposai3-B-11-RS Development Permit Application (Amended). 
Motion- APC recommends that the DP application 3-B-H-RS Development Permit 
Application (Amended) not be approved. 

Meeting adjourned. 

,.., ... ,_, 

-~) 
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Area D Parks Commission 

Monday, 18 February 2013 
18:30@ Cowichan Estuary Nature Centre 

Present: Kerrie Talbot, Roger Southern, Megan Stone, Dave Nisbet, Lori Iannidinardo, Bruce Clarke, 
Steve Garnett 

Meeting called to order: 18:39 

1. Minutes from Previous meeting: passed 

2. New Business: 

a) Motion: to accept the donation from the Cowichan Estuary Nature Centre and Cowichan 
Land Trust of the Wildlife viewing Platform at Hecate Park. Motion passed. 

b) Marine Gateway Site opening celebrations: 
discussion around the name - Gateway is not a popular name 
Sunday, April21/ 2013 will be the official opening of the site 
Motion: to support the opening by contributing up to $500 to Cittaslow towards food 
& refreslnnents for their Pancake Breakfast that's happening in conjunction with the 
Gateway celebration & the Nature Centre's 1st Anniversary celebration. Motion 
passed. 

c) Martin Family subdivision: Motion to accept the 5% cash in lieu. Motion passed 

d) Kim Johannsen's proposed rezoning application at Cowichan Bay Rd at 4-Ways corner: 
Motion: to request an off-road walking path constructed by Mr Johannsen to CVRD Parks 
standards along the border of Cowichan Bay Rd; a bench in the south em driveway 
constructed to CVRD Parks standards, with or without a plaque; a sign welcoming people to 
Cowichan Bay "A Cittaslow Community", constructed of wooden material, in the maritime 
theme, and in keeping with the theme established by the two other Cowichan Bay signs 
currently bordering the Village; Parks Commission would like to own the land where the 
bench and sign are situated. Motion: passed 

e) Mill Bay Historic Church- update by Kerrie. There is a site visit for Parks Commision 
members on 23/Feb/2013 at 10:00. A decision needs to be made re: the next step in 
construction. Currently there is discussion re: accessible ramp landscaping or indoor 
utilities. 

f) Request from a local resident to sponsor a bench (with a non memorial plaque) @the Marine 
Gateway Site. The Commission likes the idea and recognizes that people- especially those 
with mobility issues- need a bench with a back & arms to be able to more easily lower and 
rise from the seat. Information has been forwarded to CVRD (Brian Farquhar). The Parks 
Commission recommends that the bench be constructed of natural material in keeping with the 
Gateway natural theme. 
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3. Ongoing Business: 

a) Re: Updating Coverdale Watson Park play structure: Need to constmct a survey in order to 
see what the connnunity wants to see in a play structure and amenities. Kerrie to discuss 
construction of questionnaire with CVRD staff. Steven to contact Cowichan Bay Fire 
Department to inquire if the Parks Commission can present the questimmaire at their Easter 
egg hunt event. Plan: hand out the survey to Falcon Crescent residents prior to Easter Egg 
Hunt event and then collect them at the Hunt. At the Hunt, Cmmnission members will also 
be present to hand out surveys to Cowichan Bay Residents attending the Hunt and collect 
feedback. 

b) Wilmot Off Rd walking path: Kerrie to discuss creating a 2nd questionnaire with CVRD 
Parks staff to be presented at same time, and in same manner, as the Coverdale Watson 
survey. Lori to announce both surveys at next OCP meeting. 

c) Cowichan Bay Estates agricultural green space buffer from Koksilah Road to Wessex 
Ravine to be on the next agenda. 

Next meeting 18 March 2013 @ 1830 

Meeting adjourned@ 2005 
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Area F APC Minutes 

Date: 18 Feb 2013 
Time: 7PM 

MINUTES of the Electoral Area F Advismy Planning Conm1ission held on the above noted date and 
time at Honeymoon Bay Community Centre Meeting Room (aka Dining Room) 

PRESENT: 
Chairperson: Sharon Devana 
Vice-Chairperson: Joe Allan 
Secretmy: TED 
Members: Phil Archbold, Bill Bakkan, Peter Devana, Mmy Lowther & Susan Restall 

ALSO present: 
Director: Not available 
Alte1nate Director- Dave Darling 
Guests: Alison Garnett CVRD Staff- Plmming Dept. 

Absent- Bob Restall 

The Chair, Sharon Devana called the meeting to order at 7:04PM 

ACCEPTANCE OF MINUTES: 

It was Moved and Seconded that the minutes of the Area F APC meeting of 25 June 2012 
be accepted. 

Motion can·ied 

ORDER OF BUSINESS: 

Hem 1 -Election of new Area F APC Officers 

In the absence of Area F Director Ian Monison, Altemate Director Dave Darling called for nominations for 
Area F APC Chairperson. 
Joe Allen nominated Sharon Devana, Phil Archbold seconded. There were no further nominations and 
Sharon Devana was acclaimed Chairperson until the next election. 

Dave Darling then called for nominations for Vice Chairperson. 
Peter Devana nominated Joe Allan seconded by Phil Archbold. There were no further nominations and 
Joe Allan was acclaimed Vice Chairperson until the next election. 

Dave Darling called for nominations for Secretary. 
Mary Lowther nominated Peter Devana seconded by Joe Allan. There were no further nominations and 
Peter Devana was acclaimed Secretary until the next election. 
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Item 2 -Area E Proposed Revisions for their OCP I 490 amending bylaws 3680 & 3681 - Area F APC 
Comments & Recommendations 

Note: Prior to this discussion Alison Gamett was asked to clarify certain things: 

1. Why are we being asked to comment on these amendments to the Area E OCP 1490? 
Answer- Because the north eastern comer of Area F is included in the Area E OCP and therefore may be 
affected by these new Bylaws. 
2.What is the status ofthis part of Area E/F? 
Answer - It is in Area F but is also included in the Area E OCP. 
3. Do you want us to comment on the entire Bylaw 3680 & 3681 or just specific clauses? 
Answer- The specific clauses aud policies that apply to this part of Area F. 

4. Do you want general or specific comments. 
Answer- Both 

With those clarifications resolved, Alison explained to all, with the use of small scale maps, the area of 
concern (thereafter refen·ed to as the "Sliver") and the potential concems to Area F. 

She wanted to detennine if we were supportive of these amendments as to how they might effect Area F . 

.Discussion 

Joe Allan initiated the discussion by questioning whether Wet Land Development Permits (Bylaw 3680 
Policy 14.12) would apply to Area F, even this "Sliver," which is defined as the common area in question. 
Answer was NO. 

Joe then queried about the proposed Caretaker building that is being planned for the Chemainus River Park, 
which has been a victim of vandalism. If it is in Area F, are we in agreement to allowing the cabin to be 
built? The consensus was YES as long as it's built in the conect area closest to the problem. If the logical 
location for the caretaker's cabin is in Area F we would agree to the required rezoning for this purpose. 

Joe next raised the question of Social Sustainability and Amenities 
(Bylaw 3681 Policy7.11). 

After a lengthy discussion by all members the following Motion was made and seconded: 

Motion : Area F APC requests that the Area E "Social Sustainability" Policies NOT apply to that 
portion of Area F that is in question ie "'The Sliver" 

Carried 

Amendment 3680 Discussion 

The entire Amendment was discussed with conm1ents made on: 
*Policy 4.2.1 -it doesn't apply to the "Sliver" area in question; 
* Policy 7. I 0- it doesn't apply now but will if the Paldi proposal goes through; 
*Policy 13.2 Does apply to Area F "Sliver";and 
*Policy 14.12 does NOT apply to Area F. 
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Amendment 3681 Discussion 

The entire amendment was discussed in detail. 

No specific concerns or comments were made with this "house keeping" amendment, however; Area F 
members came to a general consensus and recommendation that: 

The negativity contained in both amendments (3680 & 3681) seems to be very restrictive in nature and 
could be improved by changing all negative wording to positive tenninology that would be more inviting 
to future development proposals, other-wise prospective futme opportunities could be lost by "first 
impressions" created by the negative restrictions cun-ently depicted in these proposed amendments. 

Respectfully submitted for your consideration and further action. 

New Business 

Item 1 - Need for more Area F APC members 

Sharon infonned attendees that since several people have recently tendered their resignations we need to 
consider recruiting new members in regions of Area F where we don't cunently have representation. 
It was agreed by the members that if we found any possible recruits we should fmward their names to our 

Director for his fmiher action, possible approval, and appointment. 

Adjournment 
There being no fmiher business a motion was made for adjoumment and seconded. 

Canied 
Meeting adjourned at 9:04PM 

Signed (Certified Authentic), 
Peter N Devana 
Secretmy 

Copies to: 
Area F APC members 
Electoral Area Services committee ds@cvrd.bc.ca 

cc to CVRD Planner Alison Garnett 
cc to Area F Director Ian Morrison 
cc to Alternate Director Dave Darling 
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Minutes ofthe Cowichan Station/Gienora/Sahtlam parks and Recreation Commi: 
Annual General Meeting, held on January 29'". 2013 at the HUB, Cowichan Static 

Call to Order 

The meeting was called to order at 7:00 by Chairman Frank McCorkell. 

Introductions 

Director Loren Duncan introduced the Commission members as well as Mr. Roland Brown, a past 
member of the Commission for many years. At this point Director Duncan requested the 
members of the public to introduce themselves. 

Purpose ofthe Meeting 

It was mentioned that the meeting would provide everyone a general outline on the work 
undertaken by the Commission over the past twelve months (2012) as well as nominate a total of 
five new Commission members to serve during 2013. There will be an additional four individuals 
appointed by Director Duncan to the Commission, thus bringing the total to nine. 

Minutes 

The Minutes of the 2012 Annual General Meeting were distributed to all present and reviewed. 
There were no questions as to the contents and accepted as presented. Past 2012 budget 
numbers along with the proposed 2013 budget were distributed as well. 

The Chair's Report 

Chairman Frank McCorkell outlined the work already undertaken at the new park that is across 
from the Sahtlam fire hall, as well as the improvements to be undertaken during the 2013 fiscal 
year. This will included installing new picnic tables, playground equipment, some of which will be 
made of metal and portions of wood, additional fencing and a parking lot area. 

Chairman McCorkell then discussed the improvements at the Glenora Trails Head Park which 
included the completion of the cookhouse, which he said was becoming well used by many 
individuals and groups. Director Duncan added that this park, developed over the past number of 
years, is of the highest standard with quality facilities and extremely well used, drawing people 
from not only the local area but from throughout the Cowichan Valley and far beyond. People, he 
mentioned, not only stop at the park when using the Trans Canada Trail (Cowichan Valley Trail), 
but use 'it as a gateway to the other trails and to our Cowichan River Community Park, just a 
fifteen minute walk away. 

There was also a brief mention of other parklands purchased by the Regional District within 
Electoral Area 'E' that will add to the overall public lands inventory but were funded through the 
Regional Parks function. 

Agenda Topics 

1. 2011 Sahtlam Parks and Recreation Survey 

Director Duncan provided the assembly with copies of both the questionnaire and 2011 survey 
results. He then spoke about why a survey was warranted in the Sahtlam area. He mentioned 
that the Commission did not want to 'impose' what they thought the community should have but 
rather ask the community what they wanted and through the survey the results provided the 
Commission with excellent ideas that were much appreciated and gave them direction to provide, 
among other things, new park land within the Sahtlam area. This survey will be referred to in the 
future and assist the Commission with the development of other new parks and trails. 

2 .. 
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2. 

Electoral Area E Parl<s and Recreation Commission Annual General Meeting, January 29, 
2013 continued: 

Marie Hogg from Fairbridge suggested we should have a similar survey for the Cowichan Station 
area. Commission member Patty John mentioned that there have been regular community 
meetings hosted by the Cowichan Station Area Association to gain the pulse of the community 
since 2007. The next one will be held on February 2nd Nevertheless, Chairman McCorkell 
believed a similar survey could be undertaken and would be distributed to all households within 
the Cowichan Station area, most likely in the fall. Community discussion of the Cowichan station 
survey results would then follow. 

There was a brief discussion about the HUB development, (applause) as well as the possibility of 
the elimination of the *two-tier fees now charged to residents of Area E to use the Aquatic centre 
in North Cowichan. Director Duncan outlined what is proposed at the present time. *(Area E 
residents, among others, who do not contribute annual funding assistance through their property 
taxes, are charged an additional fee to use the facility) 

Director Duncan also discussed the very strong desire to have a 50/50 split of monies allocated 
for parks and recreation facilities used by and paid for by residents of Electoral Area 'E'. He 
mentioned that he wants to see 50¢ of every $1 stay within the electoral area to assist with the 
purchase, development and maintenance of present and future parks, trails, facilities and 
recreational programs, the remaining funds would be available for recreation facilities outside of 
Area "E". He mentioned that at the moment the Islands Savings Centre is costing Area "E" 
homeowners - $67 per $100,000 assessment on their property, with local parks costing the same 
homeowner - $33. The two$ to one$ imbalance may need addressing, public awareness and 
discussion is needed. The vision and goal is to have local facilities that will be well used, of high 
quality and meet the needs of the local community whether it be Sahtlam, Cowichan Station or 
Glenora so residents don't have to travel to the valley's major urban area as much as at present. 

Nominations for the Park Commission for 2013 

The following residents were nominated, and acclaimed, at the meeting for a one year term; 
Patty John, Paul Slade, Mike Lees, Irene Evans, and Larry Whetstone. 

Adjournment 

The meeting was adjourned at 8:25p.m. 

fJl.~: Minutes of the Parks & Recreation 
Commission AGM, January 2013 
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