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REGIONAL DISTRICT OF NANAIMO

ELECTORAL AREA PLANNING COMMITTEE
TUESDAY, JANUARY 9, 2007
6:30 PM

(RDN Board Chambers})
AGENDA

CALL TO ORDER

DELEGATIONS

MINUTES

Minutes from the regular meeting of the Electoral Area Planning Commiitee held
November 14, 2006.

BUSINESS ARISING FROM THE MINUTES

PLANNING

AMENDMENT APPLICATIONS

Zoning Amendmeit No. ZA0606 — Point Ellice Propertics 1.4d. — Main Road —
Arca A,

DEVELOPMENT PERMIT APPLICATIONS

Development Permit Application No. 60657 — Allen/Kehoe Hoidings — Andover
Road — Area L.,

Dcvelopment Permit Application No. 60658 ~ Allen/Eilers — Carmichacl Road -
Arca E.

Development Permit Application No. 60660 — Homes by Kimberly/Blanke — La
Seiva Place — Area E.

Development Permit Application No. 60661 — Ken Clarke & Keith Wick —
Beldon Place — Arca .

Development Permit Application No. 60663 - Quest Homes Inc., on behalf af
Green Thumb Nursery & l.andscaping ~ Isiand Highway No. 19A & Coburn
Road — Area 1.

OTHER

Building Strata Conversion Application — JE Anderson & Associates on behalf of
J. Glazier Developments Ltd. ~ 430 Evergreen Way - Area G.
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Request for Relaxation of the Minimum 10% Perimeter Frontage Requirement —
WR Hutchinson on behalf of Boa Enterprises Ltd. — South Forks Road — Area C.

Request for Relaxation of the Minimum 10% DPerimeter Frontage Requirement
WR Hutchinson on behaif of Kevin Ford 0758399 BC Ltd. — off Nanaimo River
Road — Area C.

Riparian Areas Regulation Implementation OCP Amendment Bylaw Nos.
1240.03, 1152.03, 1148.04, 814.09, 1055.03, 1115.04, 1335.02, 1007.05.
1400.01.

Building Strata Conversion Application — Fern Road Consuiting Lid., on behall
of Janette Hooper — 440 Parker Road — Area G.

Electoral Area ‘G’ Official Community Plan Review Warkshop Summarics and
Updaic.

ADDENDUM

BUSINESS ARISING FROM DELEGATIONS OR COMMUNICATIONS
NEW BUSINESS

IN CAMERA

ADJOURNMENT



REGIONAL DISTRICT OF NANAIMO

MINUTES OF THE ELECTORAL AREA PLANNING COMMITTEE
MEETING HELD ON TUESDAY, NOVEMBER 14, 2006, AT 6:30 PM
IN THE RDN BOARD CHAMBERS

Present:

Director (. Holme Chairperson
Director 1. Burnett Elecioral Ares A
Birector M., Young Elecioral Area C
Director L. Biggemann Flectoral Area F
Darector J. Stanhope Electoral Area G
Alternate

Director I, Heenan Electoral Area H

Also in Attendance:

P. Thorkelsson General Manager, Development Services
M. Pearse Semor Manager, Corporate Administration
T. Osbome General Manager, Recreation & Parks

P. Thompson Manager, Long Range Planning

N. Tonn Recording Secretary

CALL TO ORDER
The Chawperson welcomed Alternate Director Heenan to the meeting,
MINUTES

MOVED Director Stanhope, SECONDED Director Young, that the minuwes of the Electoral Arca
Planning Committec meeting held October 10, 2606 be adopted.

CARRIED
COMMUNICATIONS/CORRESPONDENCE

Rass Peterson, re Development an the Nanoose Estuary at 2991 Nerthwest Bay Road.

MOVED Director Stanhope, SECONDED Drirector Biggemann, that the correspondence received from
Ross Peterson regarding the development of 2 bed and breaklast structure on the Nanoose Estuary at 2991
Northwest Bay Road be received for information.

CARRIED
PLANNING

AMENDMEND APPLICATIONS
Zoning Amendment Application No. AAD604 — Addison — Myles Lake Road — Area C.

MOVED Director Young, SECONDED Director Burnett, that Amendment Application No. AAD604 be
held in abeyance pending the development of an amendment application review process establishing
criteria for reviewing proposed OCP/Zoning amendment applications involving RGS ‘fine tuning’
amendments,

CARRIED
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DEVELOPMENT PERMIT APPLICATIONS
Development Permif Application Nea. 60647 — Mardaga and Giroux — 3790 Mallard Place — Area F.

MOVED Director Stanhope, SECONDED Director Biggemann, that Development Permit Application
No. 60647 10 facilitate construction of a dwelling unii and accessory building, for the parcel legally
deseribed as Lot 22, District Lot 78, Nanoose Dhstrict, Plan 28593, be approved according to the
conditions outlined in Schedules No. 1, 2 and 3,

CARRIED

Development Permit Application No. 60652 — Luksay — Viking Way — Area G.

MOVED Director Stanhope, SECONDED Direclor Young, that Development Permit Application No.
60652, to vary the minimum front lot Iine setback requirements of the Residential 5 (RS5) zone from 8.0
metres to 548 metres to permit the construction of a dwelling unit on T.ol 23, District Lot 28, Nancose
District, Plan VIP76143 located on Viking Way, be approved subject 1o the terms outlined in Schedule
No. t and to the notification procedure pursuant to the Local Government Act.

CARRIED
DEVELOPMENT VARIANCE PERMIT

Develepment Variance Permit Application No. 90622 — Peck — 2135 Sherritt Drive — Area E,

MOVED Director Stanhepe, SECONDED Director Biggemann, that Development Variance Permit
Apphcation No. 90622, submitted to vary the minimum setback and maximum height requirements, as sct
out on Schedule No. 4, to allow the construction of an addition and modification to an existing single
dwelling unit and accessory building on Lot A, District Lot 37, Nanocose District, Plan 46562, be
approved subject w the conditiens contained in Schedules No. 1, 2 and 3 and to the notification pracedur,
pursuant to the Zocol Government Act.

CARRIED
Development Variance Permit Application No. 90624 — Dailly — 1315 Marina Way — Area E.

MOVED Director Stanhope, SECONDED Director Young, that Development Variance Permit
Application No. 90624, to relax the minimum setback and maximum height requirements, as set out on
Schedule No. 1, to accommodaie the construction of an accessory building for the property legally
described as Lot 32, Block A, District Lot 38, Nanoose District, Plan {0777, be approved subject to the
conditions contained in Schedules No. 1, 2 and 3 and to the notification procedure pursuant to the Local
Government Act.

CARRIED
Development Variance Permit Application No, 90625 — Malo — 2620 South Forks Road — Area C,

MOVED Director Young, SECONDED Director Burnett, that Development Variance Permit Application
No. 90625 be approved according to the terms in Schedule No. 1 and subject to the notification procedure
pursuant 1o the Local Government Act.

CARRIED
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OTHER

Request for Acceptance of Parkland and Relaxation of the Minimum 10% Perimeter Frontage
Reguirement — JE Anderson & Associates, BCLS, on behalf of 504351 BC Ltd. (Camelot Homes) —
Ballenas and Wall Beach Roads - Area E.

MOVED Director Burnett, SECONDED Director Young, that the request for relaxation of the minimum
10% perimeter frontage requirement, submitied by JE Anderson, BCLS, on behalf of 504351 BC Lid.
{Camelot Homes), in conjunction with the subdivision on the parcel legally described as Lot 1, District
Lot 72, Nanoose District, Plan 4058 Except Those Parts in Plans 15430, 17630 and 17681 and located
adjacent to Ballenas and Wall Beach Roads, be approved.

MOVED Director Bumnett, SECONDED Director Young, (hat the applicant provide 3% cash i heu of
park land.

CARRIED
ADJOURNMENT

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

TIME: 6:40PM

CHAIRPERSON
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TO: Susan Cormie A
Acting Manager, Current Planning

Deeember 20, 2006

FROM: Greg Keller FILE: 3360 30 0606
Planner

SUBJECT:  Zoning Amendment No, ZA0606
Regional District of Nanaimo, on behalf of Point Elice Properties Lid.
Electoral Area A’ — Main Road

PURPOSE

To consider amending "Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987
for Lot 5, Block 7, Scctien 12, Range 7, Cranberry District, Plan 1643 and Lots 6 and 7, Block 7, Sections
12 and 13, Range 7, Cranberry District, Plan 1643 to amend the zoning from Industrial 5 Subdivision
District J' {IN5J} to a light industrial zone suitable to the area and consistent with "Regional District of
Nanaimo Llectoral Area 'A’ Official Community Plan Bylaw No. 1240, 20061".

BACKGROUND

As directed by the Board, staff are proposing to rezone the subiect properties to a comprehensive
development zone that permits light industrial uses that are more compatible with the surrounding uses
and do nol negatively affect the natural environment and ground water resources.

The subject properties are located on Main Road in Electoral Area "A’ and are currently zoned Industrial 3
Subdivision District 'J" {INSJ) pursuant to "Regional District of Nanaimo Land Use and Subdivision
Bylaw No. 500, 1987". Selkirk Recovery Inc. doing business as Budget Steel (Budget Steel). is currently
operating a metal colection, salvage, and recycling depot, on all three lots, The existing operation is
permitted by the IN5 zone.

Budget Steel is in the process of submiliing a Development Permit application to authorize the existing
operation on the subject properties, Staff have conducted a review of the proposal and have requested
additional information. Once the requesied information is received, staff will proceed with preparing the
report to be forwarded to the Electoral Area Planning Committee for its consideration under separate
process.

In 1975, the subject properties were zoned Residential 1 (RS1) pursuant 1o "Regional District of Nanaimo
Zoning Bylaw No. 178, 1975". When "Regional District of Nanaine Land Use and Subdivision Bylaw
No. 500, 1984", was adopted, the subject properties were zoned Industrial 1 (IN1). On September 9, 1986,
the Board approved amendment Bylaw No. 300.30, 1986, which rezoned the subject properties from IN1]
to Industrial 5 (IN3} and amended the definition of 'Heavy [adustry'. When "Regional District of Nanaima
1.and Use and Subdivision Bvlaw No, 500, 1987 was adopted, the IN3 zoning was carried forward on the
subject properties.

Adjacent land uses include Residential 2 zoned properties on the east side of Main Road and Industrial |
7oned properties to the north, west, and south. The adjacent Residential 2 zoned properties were originally
zoned Residential 1 (RS1} pursuant to "Regional District of Nanaimo Zoning Bylaw No. 178, 1975".
When Bylaw No. 500, 1987 was adopted, the properties on the east side of Mair Road were rezoned from
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Residential 1 to Residential 2. As of the date of this report, the Residential 2 zoning is still in effect on the
properties on the east side of Main Read.

As there is no community water or sewer service in the area, the subject properties and surrounding
properties are serviced with private sewage and water systems.

The Regionai District of Nanaimo (RDN) has received a number of concerns from the adjacent property
owners on the cast side of Main Road regarding the impacts of the current operation, which include the
protection of their drinking water source, noise, heavy truck traffic on Main Road, environmental
protection issues, and in general a negative impact on the use and enjoyment of the adjacent property
owners’ lands.

Several mectings have been held between Budget Steel, the Regional District of Nanaimo, and the
adjacent property owners in an atternpt to reduce the impact of the current operation on the adjacent
properties. The operators of Budget Stec] have cooperated and made adjustments to their operation.
Howcver, the negative impacts of the operation of the facility are continuing to be feit by the
neighbourhood.

In response to the concerns identified by the community, the planning department has reviewed the
current zoning and is of the opinion that it is not compatible with the surrounding uses and is not
consistent with the intent of the South Wellington Industrial — Commercial pelicies, which support
industrial and highway commercial uses that enhance the character of the area and do nol have a negative
impact on the natural environment and ground water resources.

Public Information Mecting

Staff arc proposing to hold a public information meeting after the Board's consideration of the
T

corresponding bylaw for 1™ and 2™ reading to obtain input on the proposed bylaw amendment prior to
proceeding to pubiic hearing.

ALTERNATIVES

[. To approve the amendment for 1™ and 2™ reading and proceed (o hold a Public Information Meeting
followed by a Public Hearing.

2. To not approve the amendment for 1% and 2" reading and provide staff with further direction.
OFFICIAL COMMUNITY PLAN IMPLICATIONS

"Regional District of Nanaimo Elecioral Arca 'A' Official Community Plan No. 1240, 2001", policies
support the rezoning of the subject parcel to a comprehensive development zone for a light industrial use
in this location.

DEVELOPMENT IMPLICATIONS

Land Use Implications

As mentioned above, the existing metal collection, storage, and salvage operation is permitted by the
Industrial 5 zone, which is the heaviest industrial zone permitted by Bylaw No. 508, The IN5 zone permits
'Heavy industry’, which is defined as follows:

‘Heavy Industry’ means the use of land, buildings or siructures for the storage, collection, pracessing,
repairing, salvage, or recycling of a product, article, substance, or compound and includes a vehicle
wrecking yard and seafood processing, but specifically excludes a waste dispasal site.”

Heavy Industrial Uses typically require relatively large parcels of land in areas that are easily accessible
and reasonably separated from residential and other non-compatible uses in order to operate in a manner
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that ensures compatibility between surrcunding land uses and is environmentally responsible. The area of
L.ots 5, 6, and 7 are approximately $.4 ha each for a total Jand arca of approximately 1.2 hectares, which
does not provide adequate site area; on an individual or a combined basis; to appropriatcly address the
concerns related to access {both internal and external traffic flow}, environmental protection {both ground
water and surface water), drainage, landscaping, and screeming. This has inevilably led o land use
conflicts that are difficult to resolve. In order to address these issues, stafl are proposing to establish a
minimum parcel size of 1.0 hectare and provide minimum site area requirements for cach use permitted by
the proposed zone.

In order to provide adequate separation distance between fumre uses proposed on the subject properties
and the surrounding properties, staff are proposing thal minimum seiback requirernents be established as
follows:

! Lot Line " Minimum Setback Requirement (mefres)
1 Front Lot Line 1.0
i Rear and Side Lot Lines 50

Other Lot Lines 8.0

The existing use of the subject properties is less ebtrusive than other Heavy Industrial uses permitted by
impacts on the community and the environment and are not appropriate for the site.

As the surrounding properties 1o the north, south, and west are zoned Industrial 1 and in consideration of
the adjacent Residential 2 zoned properties, staff are proposing a comprehensive development zone that
inciudes uses that are compatible with the surrounding uses and character of the arca. Please refer to
Schedule Neo. | for a draft comprehensive development zone, Ilease note that amendments may be
required upon receiving the feedback from the public information meeting,.

Landscaping and Screening

Currently "Regional District of Nanaimo Land Usc and Subdivision Bylaw No. 500, 1987" does not
require landscaping adjacent to Main Road, Staff are concerned that without appropriate screening and
buffering, light industrial uses may not he appropriate for the site due to the close proximity of the subject
properlies lo Residential 2 zoned properties. Therefore, the proposed zone requires a landscaped buffer
adjacent te Main Road, no less than 5.0 metres in width to be constructed in accordance with the
landscaping standards contained in Bylaw No. 500.

In addition, in order to achieve an appropriate level of noisc abatement, a combination of fencing and
tandscaping adjacent to Main Road is supported. The proposed zone permits fencing up to a maximum of
3.0 mewres in height within the applicable minimum setback requirements.

Servicing Implications

Currently there is no community water or sewer service in the area, and it is not anticipated that these
services will be available in the near future. Therefore the subject property and surrounding properties rely
on private water wells and septic disposal systems. There have been concerns raised from nearby residents
regarding the guantity and quality of their water sources and the potential {or contamination due to
industrial activity in the area. In response, staff is proposing to include uses in the proposed zone that
typically have low water consumption and are not known to invelve materials or activities that pose a risk
of ground water contamination. In addition, the proposed zone requires that all storm water drainage be
directed through an engineered oil water separator and matntained in accordance with the manufacture's
specifications.

Access and Egress Implications

Currently the subject properties are accessible only off of Main Road. Concerns have been raised over the
use of Main Road for heavy truck traffic as it is constructed with a relatively narrow road construction
standard and is shared with residential traffic including cyelists and pedestrians. Although, the control of
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access and public roadways is under the jurisdiction of the Ministry of Transportation, the Regicnal
District of Nanaimo can affect the type and volume of traffic using Main Read by limiting the permitted
uses in the proposed zone to those that typically do not require high traffic volumes and those that do not
rely an heavy truck traftic on a regular and on-going basis.

Future Use Implications

Should the Bouard approve the propesed bylaw amendinent, ail lawful uses that existed prior to the
adoption of the proposed bylaw amendment. would beeome legal non-conforming and would be afforded
protection under Section 911 of the Local Government Act. Therefore, as provided in Section 911, those
uses deemed lepal non-conforming could continue 10 operate as a non-conforming use. If the nom-
confarming use is discontinued for a continuous period of 6 months, any subseguent use of the land,
building or other structure is subject to Bylaw No. 500. In addition, a non-conforming use can not be
continued on a scale or 10 an extent or degree greater ihan that at the time of the adoption of the
corresponding bylaw. All uses proposcd afier the adoption of the corresponding bylaw amendment must
carform with the current regulations,

Legal Implications

The Board has the [egistative awhority to0 rezone lands within its jurisdiction in a manner that that is
consistent with its Official Community Plans. In this case, the proposed zoring amendment is consistent
with the Regional District of Nanaimo Electoral Area 'A" Official Community Plan Bylaw No. 1240,
2001

ENVIRONMENTAL IMPLICATIONS

The subject properties contain an unnamed tributary of Thatcher Creck that flows above ground in an
open ditch for approximately 20 metres before going underground through a culvert. This watercourse is
not identified by Regional District of Nanaimo mapping. However; as part of Development Permit
Application No. 60638 submitted by Budget Steel on behalf of the property owner, an assessment
prepared by a Qualified Environmental Professional was conducted to safisfy the requirements of the
Riparian Areas Regulations.

The report found there to be no fisheries values on site, however; the watercourse is a stream as defined in
the Ripariun Areas Regulations because it eventually flows into Thatcher Creek which coniains
important fish habitat and is known to support populations of coho, chum, steelhead, and both
anadromous and resident cutthroat trout, The report recommends that the watercourse be contained in a
culvert to reduce the potential for contamination.

The Electoral Area 'A' Official Community Plan states "Groundwater protection and sustainability is
especially important 1o the Avea vesidents. The Plan Area is unigque in that a number of aquifers are
located here ... Plan Area residents recognize the importance of these aguifers and their relationship to
groundwater supplies”.  In staff's opinion, the existing Industrial 5 zone permits uses that have the
potential to negatively affect ground water resources. Therefore the proposed zone provides provisions for
the protection of the aquifer both in terms of water quantity and water quality,

INTERGOVERNMENTAL IMPLICATIONS

As part of the amendment process, staff will refer this application to the Minisiry of Transportation,
Ministry of Environment, the Vancouver Island Health Authority, the Cranberry Fire Hall, and the City of
Nanaimo. As the subject properties are located within 800 metres of a controtied access highway, Ministry
of Transportation approval is required prior 1o 3" reading.

VOTING

Electoral Area Directors - one vote, except Electoral Ares 'B.
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SCMMARY AND CONCLUSION

Based on a number of concerns raised by adjacent property owners. the Board directed staff to initiate the
process to rezone the subject propertics to a Light Industrial zone suitable for the arca.

Staff have reviewed the existing Industrial 5 zoning and the surrounding uses and arc of the opimon that
IN5 zoning is not compatible with the surrounding uses. In addition, a number of concerns related o
environmenial protection, access, iraffic aleng Main Road, landscaping and screening have been
identificd. Many of these concerns can be addressed by implementing the proposed zone.

The Flectoral Area "A" OCP designates the subject properties within the South Wellington Industrial —
Commercial Area, which supports industrial and highway commercial uses that enhance the characier of
the area and do not have a negative impact on the natural envircnment and ground water resources. The
propased zone is consistent with the policy as the zone includes provisions for the protection of the natural
environment and requirements to enhance character of the area by improving the aesthetic appeal of future
development of the site through the use of landscaping and fencing.

Although no immediate change in land use and aesthetic appeal would result if the Board approves the
proposed bylaw amendment as the existing legal uses would be protecied under Section 931 of the Local
Government Act, should the property be redeveloped in the future, all uses would have to conform fo the
proposed zone. in the long term, if the Board approves the proposed bylaw amendment, ali subsequent
uses of the subject property would be more compatible with the adjacent uses. Therefore, staff
recommends Alternative No. | to approve the amendment for 1% and 2™ reading and proceed to hold a
Pubtic Information Meeting followed by a Public Iiearing.

RECOMMENDATIONS

i. That "Regional District of Namaimo Land Use and Subdivision Bylaw Amendment Bylaw No.
500,338, 2006 to rezone the properties legally described as Lot 5, Block 7, Section 12, Range 7,
Cranberry District, Plan 1643 and Lots 6 and 7, Block 7, Sections 12 and 13, Range 7. Cranberry
District, Plan 1643 from Industrial 5 Subdivision District ‘F (INS3J) to Main Road Light Industrial
Comprehensive Development 37 (CD37) be given 17 and 2™ reading.

2. That "Regional District of Nanaimo Land Use and Subdivision Bylaw Amendment Bylaw
No. 500.338, 2006" be approved 1o proceed to Public Hearing.

dnd Subdivision Bylaw

3. That the Public Hearing on "Regional District of Nangimo L
T if ajicrnate.

Amendinent Bylaw No. 500.338, 2006." be delegated t - urnett

Gc?eral A cyrreng

CR A

Manager Concurrence CAO Concurrence

COMMENTS:

devsysireporia! 2006/ jan 3360 30 G606 Regional Dustrict of Nanaimo Pt Ellice Propernes Lid. Report
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Schedule No. 1 (page 1 of 3)
Proposed Comprehensive Development Zone
Zoning Amendment Application No. ZAJ606
Lot 5, Block 7, Section 12, Range 7, Cranherry District, Plan 1643 and Lots 6 and 7, Block 7,
Scctions 12 and 13, Range 7, Cranberry District, Plan 1643
Main Road
Section 3.4.137

MAIN ROAD LIGHT INDUSTRIAL

CD37
COMPREHENSIVE DEVELOPMENT ZONE
Section 3.4.137.1 Permitted Uses Minimum Site Area Requirements
a)  Light Industry 8000 m’
b Residential Use n'a
¢) Mini Storage 8000 m*
dy Contractors Business 8000 m’
¢} Home Based Business n/a
3.4.1372 Maximum Number and Size of Buildings and Structures
Dwelling units/parcel |
Height of buildings 80m
Parcel coverage 35%
3.4137.3 Minimum Parcel Size: 1.0 Hectare with or without community water and

community sewer services.

3.4.137.4 Minimum Setback Requirements

Front Lot Line 10.6 meires

Rear Lot Line and Interior Side Lot Line 5.0 metres

Al ather Lot Lines 8.0 metres
3.4.137.5 QOther Regulations

@y All uses must b fully contained within a building. with the exception of cutdoor stotoge areas,

by Al putdoor storage areas must ke focated 10 the rear of buildings, must not be tesated between any duilding and 1ot line adjacent to Main
Roud, and must he sorerned to a mitumum beighl of 3.0 mefres with a combination of fencing and landscaping on afl sides, cxcluding
ENLIANCE Wavs.

©) Mo seiback sequirement shall be required from the frong, rear, side. or other tot hne for fenees 3.0 metres o less in heighs,

dy  Adl oft-street parking arcas must be paved.

ey} Al sterm water renoff from buildings and other nep-pervious surfaces must be directed through an engineered cil-waler separator
appropriatelv sized to sccomondate anticipated flows and must be maintained in accordance with the manufacturer’s sccommendations,

£} Al sworntwater drainage must be retained on site, unfess otherswise gpproved by the Ministey of Transportdion

11
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With respect to Heme Based Business uses — te regulations set out in Section 3,3.12 applicabte to Resiiential 2 vone shall apply to this
200,

Exsept whete varied by this zone, ofisireet parking and loading spaces shatl bs provided in accorcance with Schedute 31V of this zone.

Far the purpose of Bhis zong:

a

c)

<)

Light industry means the wholesale, warehousing, fesling, service, of repair ol non-hezardous articles, substances, materipls, fabrics ot
compounds fully contined within a building and may include gecessory sales of goods, wares, inerchandise, of articies and an sccessory
office.

Conractors Business means the use of a building or buildiangs for the storage of tonls, equipment. and non-hazerdous materials, the display
of building supplies, iandscaping supplics, and other building materials, and may inclede an acoessory affice, and retail sales accessory o the
prnciple use.

Masnfzcturing Use means the assembling and manufaciering of a product or products fully contained in a building and may inciude induor
accessory retait sales of the pruductis) produced to a maximum of 10% of the Noor area of the building and may include an accessery offize
use,

Mini Srorage meuns a building or buildings containing separate, individual seif-storage units each with a separate catrance desigacd to be
rented or leased 1o the general public for private storage of personal poods, materials, and equipment and does not include outside slerage o
the rental or lease of moving inudss or moving trailers.

'3.4.137.7  Landscaping

£l

4

Iandsceping shall be provided o thesatisfaction of the RDN adjacet to Main and Tees Roads excluding eairmces 1o a minimum
width of 5.0 m and shall include a minimum of 75% sereening from erade lovel to a height of 3.0 mand at Juast 25 % screening
from a heighl of 3.0 m o 3 0 m above grade.

Landscaping shatl, a1 a minimum, include planting one evergreen tree for every 2.0 m of parcel fronjuge.

All lundscaping abusting off-street parking or other areas on Site that are accessible to vehicles shall be protecied by o permaneit
cuib of 2 mintmm of 13 cm in hetght to protoct landscaping from potential vehicular damage.

Excepl where varied by ths zons, landscaping shatl be provided in accordance with Schedule 538 - I.andscaping Reauiations
and Sterndards.

3.4.1378 Reguired Number of Off Street Parking Spaces

Use

! Required Parking Spaces

Contractors Business t per 15.0 m’ of floor area used for sales plus;

1 for each employee working on any given shift plus;

1 per 175 m” of floor area used for storage; plus,

1per 95 " of flaor area used for display

12
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Attachment No. 1
Subject Property Map
{attached attached for convenicnee only)
Lot 5, Block 7, Section 12, Range 7, Cranberry District, Plan 1643 and Lois 6 and 7, Black 7,
Sections 12 and 13, Range 7, Cranberry District, Plan 1643
Main Road
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TO: Susan Cormie DATE: December 19, 2006
Acting Manager of Current Planning
FROM: Greg Kelfer FILE: 3060 30 60657

Planner

SUBJECT: Development Permit Application No. 606537 Allen/Kehoe Holdings
Lot 5, Bistrict Lot 78, Nanocose District, Plan VIP68559
Andover Road - Electoral Ares *E' Fairwinds

PURPOSE

To consider a request for the issuance of a development permut to permit the construction of a single
dwelling umit within the Sensitive Ecosystem Protection Development Permit Area pursuant to "Regional
District of Nanaimo Nanooese Bay Offictal Community Plan Bylaw No. 1409, 2005."

BACKGROUND

This application proposes to construct a single dwelling unit on the subject property legally described as
Lot 5, District Lot 78, Nanoose District, Plan VIP68559. The subject property is 1134 m” in area and is
tocated on Andover Road in the Fairwinds area of Electoral Area 'E’ (see Anachment No. ‘I, The
subject parcel is zoned Residential 1 Subdivision District ‘'P' (RS1P) pursuant 1o "Regional District of
Nanaimo Land Use and Subdivision Bylaw Nea. 500, 1987."

The subject property is located within the Sensitive Ecosystem Protection Deveiopment Permit Area
pursuant to "Regional District of Nanaimo Nanoose Bay Official Community Plan Bylaw No. 1400,
2003". Therefore a Development Permit 1s required in order to permii the construction of the proposed
dwelling uni,

The majority of the subject property has previousty been cleared. The back half of the subject property is
steeply sloping towards Andover Road before leveling off near the buiiding site adjacent to Andover
Road.
ALTERNATIVES

I. 'fo approve the request for Development Permit No. 60657 subject to the conditions outlined in
Schedule No. f1°.

2. Tonot approve the request for a development permit.
DEVELOPMENT IMPLICATIONS

Zoning Implications:

The subject property is currently zoned Residential | (RS1) pursuant to "Regional District of Nanaimo
Land Use and Subdivision Bylaw No. 500, 1987." The applicants are not requesting any setback or
height relaxations to Bylaw No, 560, 1987. The permitted uses within the RS1 zone include Residential
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Development Permit Application No. 605657
December 19, 2006
Pape 2

Use and llome Based Business. The proposed dwelling unit is in compliance with the RST zoning
requirermnents.

OCP and Envirenmental Implications:

According to the applicant, the subject property has previously been cleared prior to the adoption of
“Regional District of Nanaimo Nanoose Bay Official Community Plan Bylaw No. 1400, 2005". In
addition, the applicant indicates that the subject property was used for storing rock removed from other
properties in the Fairwinds area for use in masonry works for projecis uadertaken elsewhere in the
Fairwinds area.

Based on air photo interpretation, it appears that the subject property was cleared some time between
2002 and July 2005, prior to the adoption of "Regional District of Nanaimo Nanoose Bay Official
Cotmmunity Plan Bylaw No. 1400, 2005". The applicant also indicates the subject property was eleared
prior to September ot 2003, As there was no Development Permit designation prior to the adoption of the
current Official Community Plan, a Development Permit was not required to permit the land clearing,
The current Official Community Plan's Sensitive Ecosystem Protection Developiment Permit Area does
not exempt the proposed development. Therefore, a Development Permit is required o construct the
proposed dwelling unit on the subject property.

Any subsequent land clearing afier the adoption of "Regional District of Nanaimo Nanoose Bay Official
Community Plan Bylaw No. 1400, 2005" is subject ro the current Sensitive Ecosystern Protection
Development Permit Area. However; at this time, the applicant is not proposing any further land clearing.

The applicant is proposing to site the proposed singie dwelling unit in the previously cleared portion of
the property to minimize the impact of the proposed development. During staff's site visit it was noted
that there is a mixed stand of mature Arbutus, Maple, and Douglus Fir trees along with sparse understorey
including ferns and mosses.

As a result of the previous clearing and due to the small size of the lot and lack of remaining natural
features, staft did not require the applicant to submit a report from a regisiered professional biologist.

The applicant is not proposing to remove any additional vegetation at this time. FHowever, should the
applicant wish to retmove additional vegeraiion in the future, a further Development Permit would be
required. Tn order to encourage the reintroduction of native plant species on the subject property staff are
recommonding that as a term of the Development Permit the applicant be strongly encouraged to reduce
the area of land planted in non-native grass specics and to plant native plant species that are suited to the
iocal soil and water conditions.

I1 should be noted that it appears at least one Douglas Fir Tree and one Maple Tree located at the edge of
the clearing and the toe of the slope may have been disturbed during clearing. Due to the small lot size,
these trees may pose a risk to the proposed single dwelling unit and may need to be removed for safety
reasons. Therefore, staff is recommending that the applicant be permitted to remove these trees if they are
deemed hazardous by a certified arborist and pose a threat o the proposed dwelling unit.

As the property has previously been cleared, it is not anticipated that the proposed single dwelling unit
wiil have a negative environmental impact. The proposed dwelling unit meets the intent of the Sensitive
Ecosystem Protection Development Permit Area guidelines and staff recommends that this Development
Permit he approved pursuant to "Regional District of Nanaimeo Delegation of Authority Bylaw No. 1166,
1699

VOTING
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Development Permnit Application No. 60657
December 19, 2006
Page 3

Llectoral Area Directors - one vote, except Electoral Arca ',

SUMMARY/CONCLUSIONS

This is an application to permit the construction of a single dwelling unit within the Sensitive Ecosystem
Protection Development Permit Area pursuant to "Regional District of Nanaimo Nanoose Bay Official
Community Plan Bylaw No. 1400, 2005", No variances to "Regional District of Nanzimo Land Use and
Subdivision Bylaw No. 500, 1987" are being requested as part of this appiication.

As the subject property has previously been cleared, there were no environmentally sensitive features
identified, and the proposed development is not anticipated 1o have a negative impact on the environment.
In staff's opinion, the proposed development {single dwelling unit} is consistent with the Sensitive
Fcosystem Protection Development Permit Area guidelines and staff recommmends that the board approve
the request for a Development Permit as submitied by the applicant.

RECOMMENDATION

That Development Permit No. 60657 submitted by Walier Allen on behalf of Kchoe Holdings Ltd. to
facilitate the construction of a single dwelling unit on Andover Road be ‘
gonditions ouilined in Schedule No. “17,

7% vl /.

Rep(M"ﬁfr General

Manager Concurrence CAO Concurrence

COMMENTS:

devsusirepors 2006 dn jan 3060 30 96357 Kehne Haidings Ltd Report.
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Development Permit Application No. 60657
December 19, 2006
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Schedule No. ‘1°
Development Permit No. 60657
Counditions of Approval
Lot 5, District Lol 78, Nancosc District, Plan VIP68339
Andover Roaid

1. Siting

a) The dwelling unit shall be generally sited as shown on Schedule No. *2°.
2. Maximum Height

a) The dwelling unit shall not exceed 8.0 metres in height.
3. Envirenmentz] Protection

a} No additional vegetation shall be removed other than what is necessary to allow for the
construction of the dwelling unit.

b) Iligh visibility fencing shall be installed along the cdge of the cleared land to ensure that no
further encroachment in to the vegerated portion of the subject property occurs,

¢} The reinroduction of drought tolerant native plant species well suited fo the local soil and water
conditions present on the subject property is strongly supported.

4. Hazard Tree Management

) Trees deemed hazardous by a certified arborist may be removed upon submission of an
acceptable arborist’s repori to the Regional District of Nanaimo Planning Department provided
that the tree(s) being removed are replaced with an equal amount of native vegetation well suited
1 the local soil and water conditions present on the subject property.
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Development Permil Application Neo. 60657
December 19, 2006

Schedule No. 2° (page 1 0f 2)
Development Permit No. 60657
Proposed Building Location
{as submitted by applicant / reduced for convenrience)
Lot 8, District Lot 78, Nanoose District, Plan VIP68559
Andover Road
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Development Permit Application No. 606

Schedule No. ‘2’ (page 2 of 2)
Development Permit No. 60657
Proposed Site Plan
(as submitted by applicant / reduced for convenience)
Lot 5, District Lot 78, Nanocose District, Plan VIP68559
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Development Permil Application No. 60637
December 19, 2006
Page 7

Attachment No. °T°
Development Permit No. 60657
Location of Subject Property
(as submitted by applieant / reduced {for convenience)
Lot 5, Distriet Lot 78, Nanoose District, Plan VIP68539
Andover Road
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T Susan Cormie G 4 DATE: December 19, 2006
Acting Manager of Current Planning
FROM: Greg Keller FILE: 3060 30 60658

Planner

SUBJECT:  Development Permit Application No, 60658 ~Allen/Filers
Lot 8, District Lot 78, Nanoaese District, Plan V1P78139
Carmichael Road - Electoral Area 'E' Fairwinds

PURPOSE

To consider a request for the issuance of a development permit to permit the construction of a single
dwelling unil within the Sensitive Ecosystem Protection Development Permit Area pursuant to "Regional
District of Nanaime Nanoose Bay Official Community Plan Bylaw No. 1400, 2005."

BACKGROUND

This application proposes to construct a singie dwelling unit on the subject property fegally described as
Lot 5, District Lot 78, Nanoose District, Plan VIP78139. The subject property is 1308 m” in area and is
focated on Carmichaesl Road in the Fairwinds area of Electoral Arves 'E' {see Aitachment No. ‘1), The
subject parcel is zoned Residential 1 Subdivision District 'P' (RSIP) pursuant to "Regional District of
Nanaimo Land Use and Subdivision Bylaw No. 500, 1987."

The subject property is located within the Sensitive Ecosystem Protection Development Permit Area
pursuant to "Regional District of Nanaimo Nanoose Bay Official Community Plan Bylaw No. 1400,
2005". Therefore a Development Permit is required in order to permit the construction of the proposed
dwelling unit,

The majority of the subject property has previcusly been cleared and contains a rocky outcropping that
the applicant is proposing to remove in order to construct the proposed single dwelling unit.

ALTERNATIVES

i, To approve the request for Development Permit No. 60638 subject to the conditions outlined iv
Schedule No. *1°.

2. Te not approve the request for a develepment permit.

DEVELOPMENT IMPLICATIONS

Zoning Implications:

The subject property is currently zoned Resideniial 1 (RS1) pursuant to "Regional Disirict of Nanaimo
Land Usc and Subdivision Bylaw No. 500, 1987." The applicants are not requesting any setback or
height relaxations to Bylaw No. 500, 1987. The permitted uses within the RS1 zone include Residential

Use and Home Based Business. The proposed dwelling unit is in compliance with the RSt zoning
requirements,
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Development Poernit Application No. 60658
December {9 2006
Page 2

OCP and Environmental Implicarions:

According to the applicant, the subject property has previously been cleared prior to the adoption of
"Regional District of Nanaimo Nancose Bay Official Community Plan Bylaw No. 1400, 20057, Based on
air photo interpretation, it appears that the subject property was cleared some time between 2002 and July
20035, prior 1o the adoption of "Regionat District of Nanaimo Nanoose Bay Official Community Plan
Bylaw No. 1400, 2005". When the cleaning occurred, "Regional District of Nanaimo Nancosc Bay
Officiat Community Plan Bylaw No. 1118, 1998" was in afleet and designaied the subiect property in the
Sensitive Ecosystem Protection Development Permit Area, However, ag no environmentally sensitive
features were identified by the Environmentally Scnsitive Features Atlas on the subject property, the
previous land clearing was exempt from requiring a Development Permit. The current Official
Community Plan's Sensitive Ecosystem Proteetion Development Permit Arca does not exempt the
proposed development. Therefore, a Development Permit is required to construct the proposed dwelling
unit on the subject property.

Any subscquent land clearing after the adoption of "Regional District of Nanaimo Nanocose Bay Official
Community Plan Bvlaw No. 1400, 2005" is subject 1o the current Sensitive LCeosystem Protection
Development Permit Area. Al this time, the applicani s not proposing any further land clearing.

As a resuit of the previous clearing and due 1o the small size of the lot and lack of rematining natural
features, staff did not require the applicant to submit a report from a registered professional biologist.

‘The applicant is proposing to site the proposed single dwelling unit in the previously cleared portion of
the property to minimize the impact of the proposed development. During staff's site visit it was noted
that there is a mixed stand of mature Arbutus, Gary Oak. and Douwglas Fir trees along with sparse
understorey including mosses and what appeared to be shallow soils along the exterior of the subject
property.

The applicant is not propesing to remove any additional vegetation at this time, however should the
applicani wish to remove additional vegetlation in the future, a further Development Permit would be
required. It should be noted that it appears that the root systems of at least one Douglas Fir Tree and one
Garry Oak Tree located at the edge of the clearing and the top of the rocky outcropping may have been
disturbed during clearing, These trees may need to be removed for safety reasons. Therefore, staff is
recommending that the applicant be permitted to remove these trecs if they are deemed hazardous by a
certified arborist and pose a threat to the proposed dwelling unit.

As the property has previously been cleared, it is not anticipated that the proposed single dwelling unit
will have a negative environmental impact, The proposed dwelling unit meets the intent of the Scasitive
Feosystem Protection Development Permit Area guidelines and staff recommends that ithe Board approve
the request for a Development Permit as submitted by the applicant.

VOTING
Electoral Area Directors - one vote, except Electoral Area D"

SUMMARY/CONCLUSIONS

This is an application to permit the construction of a singie dwelling unit within the Sensitive Ecosystem
Protection Development Permit Arca pursuant 1o "Regional District of Nanaimo Nanoose Bay Official
Coemmunity Plan Byiaw No, 1400, 2005°. No variances to "Regicnal District of Nanaimo Land Use and
Subdivision Bylaw No. 500, 1987" are being requested as part of this application.
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Development Permit Application No. 64658
December {9, 2006
Page 3

As the subject property has previously been clearcd, there were no environmentally sensitive fealures
identified, and therefore; the proposed development is not anticipated to have a negative impact on the
environment. In staff's opinion, the proposed single dwelling unit is comsistent with the Sensitive
Ecosystem Protection Development Permit Area guidelines. Therefore, statf recommends that the board
approve the reqguest for a Development Permit as submitted by the applicant.

RECOMMENDATION

That Development Permit No. 60658 submitted by Walter Aller on behalf of Florian and Allice Lilers to
facilitate the construction of a single dwelling unit on Carmichael Road hérapproved subject to the
conditions outlined in Schedule No. *1°.

Manager Concurrence CAQ Concurrence

COMMENTS:

devavsrenorts/2000:dp jan 2040 38 £6658 Filers / Waiter Allen Repart
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Development Permit Application No. 60638
December 19, 2006
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Schedule No. *17
Development Permit No. 60658
Conditions of Approval
Lot S, District Lot 78, Nanocose District, Plan VIP78139
Carmichael Road

1. Siting

a} The dwelling vnit shall be generally sited as shown on Schedule No. 27,
2. Maximum Height

a) The dwelling unit shall not exceed 8.4 metres in height.
3. Environmental Protection

a) No additiona! vegetation shall be removed other than what is necessary to allow for the
construction of the dwelling unit,

b}y High visibility fencing shall be installed along the edge of the clearcd land to ensure that no
tfurther encroachment in to the vegetated portion of the subject property occurs.

¢} The reintroduction of drought tolerant native plam species well suiled 10 the local soil and water
conditions present on the subject property is strongly supported.

4. Harard Tree Management

a) Trees deemed hazardous by a certified arborist may be removed upon submission of an
acceptable arborist's report to the Regional District of Nanaimo Planning Department provided
that the tree(s) being removed are replaced with an equal amount of nalive vegetation well
suifed to the local soil and water conditions present on the subject property.
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Development Permit Application No. 60638
December 19, 2006
Page 6

Attachment No, ‘1’
Development Permit No. 60658
Location of Subject Property
{(attached for convenience only)
Lot 3, District Lot 78, Nancose District, Plan VIP78139
Carmichael Read
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TO: Susan Cormie DATE: December 19, 2006
Acting Manager of Current Planning

FROM: Greg Keller FILE: 3060 30 606660
Planner

SUBJECT: Development Permit Application No. 60660 Homes by Kimberly/Blanke
Strata Lot 4, District Lot 32, Nanoose District, Strata Plan VIS5826 together with an
interest in the common property in proportion to the unit entitlement of the strata
Iot as shown on form V.
La Selva Place - Electoral Area 'E' Fairwinds

PURFPOSE

Te consider a request for the issuance of a development permit to permit the construction of a singie
dwelling unit within the Sensitive Ecosystem Protection Development Permit Area pursuant to "Regional
District of Nanaimo Nanoose Bay Official Community Flan Bylaw No. 1408, 2005."

BACKGROUND

This application proposes to constract a single dwelling unit on the subject property legally described as
Strata Lot 4, District Lot 52, Nanoose District, Strata Plan V185826 together with an interest in the
commen property in proportion 1o the unit entitlement of the strata Iot as shown oo form V. The subject
property is 1.03 hectarcs in area and is located on La Selva Place in the Fairwinds area of Electoral Area
'E' (see Attachment No. 1i, The subject parcel is zoned Rural 5 Subdivision District 'T' (RUSF} pursuant
to "Regional District of Nanaimo land Use and Subdivision Bylaw No. 500, 1987."

The subject property is located within the Sensitive Ecosystem Protection Development Permit Area
pursuant to "Regionat District of Nanaimo Nanoose Bay Official Community Plan Bylaw No. 1400,
2005", In this case the purpose of the Development Permit Area designation Is to protect a known eagle
nesting tree and two eagle perch trees located on the subject property. As a portion of the proposed access
driveway encroaches in (o the Development Permit Area, defined as a 60.0 metre radius measured from
the base of the tree, a Development Permit is reguired in order to permit the construction of the proposed
dwelling unit.

The Board previously approved Devclopment Permit 60358 on February 10, 2004 as part of the
subdivision process. Appurtenant to this application Development Permit No. 60358 required the
registration of 2 Section 219 for the protection of the eagle nesting tree and eagle perch trees.

The subject property is primarily treed with mature native vegetation and is moderately stoping towards
La Sclva Place,

In support of this Development Permit application, the applicant has submitted a biological assessment
report dated October 21, 2006 prepared by Michael Shepard assessing the proposed Development in
relation to the eagle nesting tree.
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Development Permit Application No, 60660
December 19, 2006
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ALTERNATIVES

i. To approve the request for Development Permit No. 60660 subject to the conditions outlined in
Schedule No. *1".

2. To deny the requested development permit as submitted.

DEVELOPMENT IMPLICATIONS

Zoning Implications:

The subject property is currently zoned Rural 5 (RUS) pursuant 10 "Regional District of Nanaimo Land
Use and Subdivision Bylaw No. 500, 1987." The applicants are nol requesting any setback or height
relaxations to Bylaw No. 500, 1987, The propoesed dwelling unit is in compliance with the RUS zoning
requirements,

OCP and Environmental Implications:

The subject parcet is part of a six lot bare Jand strata subdivision located at the south east end of La Selva
Place in the Fairwinds area of Electoral Area 'G'. At the time of subdivision, a Scction 219 covenant
registered as EMO68460 was registered on title protecting an cagle nesting tree located on the subject
property. The covenant was deposited in 1998, This covenant was amended in 1995 as a condition of
Developinent Permit No. 60338 to include the protection of two existing Bald Lagle perch trees. The
amended covenant is registered at the fand titles office as document number EX0G90855 and s 0.120
hectares in area.

Based on the site plan submitled by the applicant the proposed single dwelling unit is located partially
within the 60.0 metre radius measured from the base of the tree and the drive way is completely within
the 60.0 metre radius measured from the base of (he tree and therefore, a Development Permit is required.

The applicant’s biological assessment report indicates that the nest was likely unoccupied in 2006. At the
time of the biologist’s site inspections on October 2 and 17, 2006, the biologist did not observe any eagles
occupying the nest. Staft conducted a site visit on December 8, 2006 and obscrved one cagle occupying
the nest. StafT discussed these findings with the applicant’s biclogist and the Ministry of Environment.
Based on the response from the Ministry of Environment and the Applicant's biologist, it is not unusual
for eagles 1o be in and around their nests this time of year, but it does not necessarity mean that the nest
will be occupied in 2007,

The best management praciices for conserving nesting Bald Eagles on Vancouver Island suggest a 60.0
metye buffer measured as a radius from the base of the tree. No buildings or other man made structures
should be located within this buffer and all vegetation should be maintained. Further to the above, to
reduce the risk of disturbance and nest abandonment, a no disturbance buffer of a 100.0 metre radius from
the base of the tree should be provided during the breeding season (January 30 o June 38}. It should be
noted that Bald Eagle nests and nest trees are protected by Section 34 of the Brivish Columbia Wildlife
Act.

The biological assessment report indicates that the eagle nesting tree is of reasonable health and under
current wildlife/danger trec assessment methods considered safe. The report indicates that there are five
veteran old-growth Douglas Fir Trees ou the subject property that have some lean and are in a state of
decline and therefore, require removal and or modification. The report states that the removal or
modification of these trees is not anticipated fo negatively impact the usc of the property by Bald Eagles
in the future as there are many young health Douglas Fir trees growing near the nest tree that will likely
provide good buffering and adequate recruitment of perch trees in the future.
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Development Permit Application No, 60660

December 19, 2046

Page 3

The biclogical assessment report indicates that the construction of the proposed dwelling unit will have

little if any effect on the occupation of the site by Bald Eagles, provided that the recommendations

contained in the report followed. In sammary, the applicant’s biclogist has provided the following
recommendations:

t. The hazard trees be removed and or modilied to ensure safety;

2. Anexisting arbutus (possibly maple) log adjacent to the house site be retained as wildiife habitat;

3. The northern parl of the subject property 1s lined in yellow ribbon as shown on the site plan
submiited by the applicant be surveyed and designated a covenant area 10 maintain the integrity
of the cagle nest site;

4. Minimal rehabilitation and enhancement of the covenant area be required including the removal
of thistles and other invasive species and the planting of sword fern and Douglas Fir in the
disturbed portion of the covenant arca; and

5. The site must be monitored by a professional biologist to assess eagle site occupancy if exterior
construction is between January 31% and June 30™.

Staff recommends that the applicant, as a condition of the corresponding permit be required to follow all
reccommendations contained in the biologists report dated October 21, 2006 prepared by Michael Shepard
as attached in Schedule No. <37,

In order to comply with the biologist's recommendations, the applicant has submitted a replanting plan,
attached as Schedule Ne. ‘4” that proposes 1o reintroduce native vegetation within the disturbed areas of
the covenant. The applicant has also submitted an itemized cost estimate and has requesied that the
landscaping sccurity deposit be required 1o be submitted prior to cccupancy of the proposed single
dwolling unit.

Please note in order t permit the proposed hazard tree vemoval and modification an
amendment/discharge to the existing Section 219 covenants (EMO68460 and EX090853) is required,
Both covenants are held by the Ministry of Environment. Statf recommends that the applicant be
required to complete the following prior to the issuance of the corresponding Development Permit:

a. should the applicant wish to proceed with removal and modification of the identified hazard trees,
the applicant at the applicant's expense and to the satisfaction of the Ministry of Environment
amend/discharge the existing Section 219 covenants to permit the proposed hazard tree removal
and modification; and,

b. at the applicanis cxpense and to the sausfaciion of the Regional District of Nanaimo survey the
northern part of the subject property is lined in yellow ribbon as shown on the site plan submitted
by the applicant and designate that area as a Section 219 covenant 1o maintain the integrity of the
eagle nest site. The proposed covenant area would permit the proposed development and hazard
tree management, but would prohibit further disturbance.

Based on the Biologists recommendations little if any limpact is expected on the occupation of the site by
Bald Eagles as a result of the proposed development. In staff's opinion, the proposed dwelling unit meets
the Sensitive Ecosystern Protection Development Permit Area guidelines and staff recommends that the
Board approve Development Permit No. 60660 as submitted by the applicant subjeet to the conditions
outlined in Schedule No. *1°.

VOTING

Flectoral Area Directors - one vote, except Electoral Area 'B.

28



Development Permit Application No, 60660
December 19, 2006
Page 4

SUMMARY/CONCLUSIONS

'T'his is an application to permit the construction of a single dwelling unit within the Sensitive Ecosystem
Protection Development Permit Arca pursuant to "Regional District of Nanaimo Nanoose Bay Official
Community Plan Bylaw No. 1400, 2005". No variances to "Regional District of Nanaimo Land Use and
Subdivision Bylaw No. 500, 1987" are being requested as part of this application.

Little if any impact is anticipated on the use of the subject property by Bald Eagles provided the
biologist's recommendations are followed. In staff's opinien, the proposed development (single dwelling
unit) is meets the Sensitive Ecosystem Protection Development Permil Arca puidelines and staff
recommends that the board approve the request for a Development Permit as submitted by the applicant.

RECOMMENDATION

That Development Permit No. 60660 submitted by Homes by Kimberly on behail of Alien and Boene
Blanke to facilitate the construction of a single dwelling unit on La Selva Place be approved according to
the conditions outlined in Schedule No, 17,

7
1 /%// /? - }_ PaR—
Re@xy& oene}n}maﬁg;;ﬁ@/mnw

et

Manager Concurrence CAO Concurrence

COMMENTS:
devevsreporis 2086/ jan 3060 30 60661 Blanke Homes by Kimberly feport.

30



Development Permit Application No. 60660
December 19, 2006
Page 5

Schedule No. *1*(Page ! of 2)
Conditions of Development Permit No. 60660

Strata Lot 4, District Lot 32, Nanoose District, Strata Plan VIS5826 together with au interest in the
common property in proportion to the unit entitiement of the strata lot as shown on form ¥

La Selva Place

1. Issnance of Permit

aj

Prior to the issuance of this permit the applicant must, atl the applicant's expense and o the
satisfaction of the Regional District of Nanaimo {RIIN} complete the following the satisfaction of
the RDN:

i. should the applicant wish to proceed with removal and modification of the identitied
hazard wees, the applicant at the applicant's expense and to the satisfaction of the Ministry
of Environment amend/discharge the existing Section 219 covenants to permit the
proposed hazerd tree removal and modification; and,

i1, at the applicants expense and to the satisfaction of the RDN survey the northern part of the
subject property as flagged in vellow as shown on the site plan submitted by the applicant
and designate that area as a Section 219 covenant with a save harmless clause and priority
agreement to maintain the integrity of the eagle nest site. The proposed covenant arca
would permit the proposed development and hazard tree management, but would prohibit
further disturbance.

2. Siting

The dwelling unit shall be generally siled as shown on Schedule No, ‘27,

3. Maximum Height

The dwelling unit shall not exceed 8.0 metres in height.

4. Environmental Protection

a)

b)

d)

¢)

)

The subject property shall only be developed in accordance with the biologists report dated
October 21, 2006 and subsequent amendments prepared by Michael Shepard and attached as
Schedule No. 37,

The site must be monitored by a professional biologist {0 assess eagle site occupancy if exterior
construction or tree removal or modification is to occur between January 31 and June 390,

If exterior construction or tree removal within a 60.0 metres of the radius measured from the base
of the Bald Eagle nest tree is to occur between January 31 and June 38, the applicant must submit
to the RDN a letter of undertaking from a professional biologist indicating that environmental
monitoring will occur and that the proposed timing of development and construction methods will
not negatively impact the use of the subject property by Bald Eagles.

No additional vegetation shall be removed other than what is necessary to allow for the
construetion of the dwelling unit.

High visibility fencing shall be installed along the edge of the proposed covenant area 10 ensure
that no encroachment occurs,

The reintroduction of drought tolerant native plant species weil suited to the local soil and water
conditions present on the subject property is strongly supported.

All disturber arcas within the covenant area must be replanted in accordance with the replanting
plan attached as Schedule *4°,

31



Development Permit Application No. 60660
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Schedule Nu. ‘1’(Page 2 of 2)
Conditions of Development Permit No. 60660
Strata Lot 4, District Lot 52, Nanoose District, Strata Plan VISS826 together with an interest in the
common property in proportion to the unit entittement of the strata lot as shown on form V
La Selva Place

5. Bailding Inspection Implications
h) Prior to the issuance of an occupancy permit for the proposed single dwelling unit. the applicant

shall submit a landscaping sceurity deposit in the amount of $2692.4G in the form of cash,
cheque, or irmevocabie letter of eredit with an automatic extension clause.
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Schedule No. *2°

Development Permit No, 60661
Proposed Building Location
{as submitted by applicant / reduced for convenience)
Strata Lot 4, District Lot 52, Nancose District, Strata Plun VISS8206 together with an interest in the
commeon property in proportion to the unit entittement of the strata lot as shown on form V
La Selva Place
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Developrment Permit Application No. 60660
December 19, 2606
Page B

Schedule No, °3° (Page I of 3)
Development Permit No. 60660
Biological Assessment Report
Strata Lot 4, District Let 52, Nanocose District, Strata Plan VIS5826 fogether with an interestin the
common property in proportion to the unit catitlemient of the strata lot as shown on form V
La Selva Place

Michae! G, Shepard, RPBio #1430
Manning, Cooper and Associates Lid.
533 Fou! Bay Road, Victoria BC V8S 4G9
(2503 519-0530

Homes by Kimberly
3200 Bluchil! Place
Nanoose BC

Var oIy

Octuber 21, 2006
Re: Bald Eagle sest tree @ La Selva Place, Nanoose BC
Attention! Laurc! Lambern

(O Qctober 2 & 17, 3686, | visited Lot 4 of Strata Plan V185820, D.L. 52. Napoase
rsingt.

The nurpose of these vists was to asssss potential distorbance 1o ¢a gles possibly nesting
in Lot 4 and as relaed to construction of 4 house an ths Tot. Tused a binocular to sunvey
individual tree canopies, and also investigated the bascs 67 large trees within this arsa fo

check for prov remains ar {2cal droppings. My findings are prevenied below.

NEST OCCUPANCY
There wes goad ghtig and visibiiity on the nest structure. §was uneble to detect any
evidence of nest eccupancy this year, Supposting evidence for this included:
+  Nest struciute is stightly dilapidezed with no siga of newly added marcrial.
s Nosign of prey remains,
My conslusion is that the nest was LTKELY unoceupied 2008,

BEST MANAGEMENT PRACTICES FOR NESTING BALD EAGLES ON
VANCOUVER ISLAND

Best management practices for conserving resting Bald Eaples on Vancouver Island
suggest a 60 tn duffer measured 25 a radius [rom the base of the rest wree. Buildings or
ather man-made stuctures sheuld 5ot be located within the buffer and all vegstation
should be retained. To reduce the cisic of 2gy or neshing abandonment. an acditional
poise and no disterbance Satfer of at Ioast 100 metres in radius should be provided
around rhe core 60 metre huffer during the breeding season (anuwary 30 10 June 30)
When blesting berween January 30 1o Jone 30, it is recommended thal tauters of 1.000
metres be manmained between active nest stes and blasting shes (BC Ministry of
Favironment, Lands and Packs 2004, Bald Sogle nests end nest trees ard protected by
Suection 34 of the Bridsh Colusnbia Wiidlife Act.
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Development Permit Application No, 60660
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Schedule No. *3’ (Page 2 of 3)
Development Permit No. 60660
Biological Assessment Report
Strata Lot 4, District Lot 532, Nanoosc District, Strata Plan VIS5826 together with an interest in the
common property in proportion to the unit entitlement of the strata lot as shown oun form V¥
La Sclva Place

I should be noted that nesting Bald Tagles hove increased dramaticsily in (e Georgie
Basin in recemt years with popudations increasing at 6.02% annvally stuce the 190605
{Capadian Wildlifz Service 2008), This populaon is expanding in an area that is
experiensine al the sarse ime incrzasing human development. Population expansion in
the Ceersln Basin s Hkely refaled w several factors (Canadian Wildlite Service 2606}
but is ciearly reinted In par 1o increasing wlemnce of Baid Eagle for humaa activitizs dug
w0 dechining human persecution of eagles fsee diseussion on disturhanee by Duehlet
20007

POTENTIAL DISTURBANCEISSULES RELATED TO THE PROPOSED HOUSE
LOCATION AND ASSOCIATED CONSTRUCTION ACTIVITIES

01 is my professional opinion that locating a house in the proposed site wilt have litthe if
anv effect on the cvcupation of the site by Baid Bagles, provided that the
recommendations made below pre foflowed. tt must be noted that each enigle hebaves as
ar bdividual. Seme eagles are susceptible to distwrbance. while others can tolere
mtepsive hunan activity,

TREY HEALTH ISSUES

There are five vetzman old-growth Deuglas-fir trees in Lot 4. Most of (hem have somz
lean and sre in a siate of deching. The res? trer is veasonably healthy, end under curvent
wiidliferdanger tree assessment steadards can be considersd salv, The athier trees do have
s poteiticily dungerous defecis (for exainple, one ree is dead with considerable
tesn). Development on Lot 4 will tequire some tree removal for worker safety and tarpet
hapard reasons. There are many young healii:y Deuglas-fir growing near the nest trecs
that witl Ekelv provide gead boffering snd adequate recruitment of perch trees in the
{utlire,

RECOMMENDATIONS
§ recommend that coastrection of the house and associated servizes on Jou 4 be permited
vr the following conditions.

+  Tnedead, lesning class 6 Douglay{ir tree be removed four safiety reasons

»  Thelive, heavily leaning Douglas-1r tree {flaggeed with vellow “Wildlife™ ribbon)
be reroved or reduced o height for salery reasons. The combination of lean,
oresence of Phetlinus pini fungat hzartret conks, and mederate resinosus {sap
weeping) define this as a danger wor for construction activities uader current
ssandards. This tree is within the proposed covenant area, but neods (o be
modified. | supgest leaving itas an approximately 8m stub to provide
woodpecher feeding habitat, 1 for safery reasons, the arborist canrot aceommpish
ths. then the tree w315 need 1o be lelled.

s The old arbutus (possibly maplc) log adiacent 1o the house site showld be retained
as wildlife habilt,

» The northern part of Lot 4. as flagged in yeliow, be surveyed and designated a
covenant ares 10 malmain the inteprity of the eagle nest site. The covenant ayea
shauid be left intact, without traits, or debris dumping. The flagged area excludes
a small gection in the nerthwest comer of the ot that wifl allow removal ol a fow

’fr/'/r..?,..
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Developmnent Permit Application No. 60660
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Schedule Ne. *3” (Page 3 of 3)
Development Permit No, 60660
Biological Assessment Report
Strata Lot 4, District Lot 52, Nanoose District, Strata Plan VIS3826 together with an interest in the
common property in proportion to the unit entitlement of the strata lot as shown on form V
La Selva Place

second-growth Douglas-fir and western redcedar if necessary for driveway
construction. .
» Rehabilitation and enhancemem requirad in the covenant area will be rinimal.
The following is suggested.
» Remove thistles adjacent to the bouse site.
% Plani sword forn, and anc Douglas-fir in disturbed area of covenant
adjacent o house site.
5 TRemove thistles and other Jarge exotic plants along old cleared < riveway
within the covenanted area, Plant Douglas-fir at the rale of ong tree per 3
metres along the ofd driveway.
> Remove brosh piles at edges of covenantad avea,
»  The site must be monitored by a protessionat biotogist 1o assess eagle site
occupancy if exterior house construction 1s to oeour hetween January 3! and June
0.

REFERENCES

British Columbia Ministry of Favironment, Lands and Porks. 200 . Environmental
Objectives, Best management Practices and Requirements for Land Developments.
Vancouver 18iand Region. Nanaimo, British Columbia,

Buehler. D.A. Bald Eagle. No. $06 in The Birds of North America (A. Poole and T. Gitl.
ods.). The Birds of North American, Inc. Philadeiphia, PA. 40pp.

Caradian Wildlife Service. 2006. Bald Fagle. An indicator of wildlife sustainability in
British Columbia, hpfiwww,ceoinfo ec.ge.caleny ndirerion/baldeariefeaple ecim

Sincerely

A7 {
N A
Michacl G. Shepard. RPBio. #1480

Wildlife Biclogis: and Wildiife/Danger Tree Assessor
Manning. Cooper and Associates Ltd.
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Schedule No. ‘4
Development Permit No. 60660
Proposed Repianting Plan
(as submitted by the applicant / enlarged for convenienee)
Strata Lot 4, District Lot 52, Nanoose District, Strala Plan VIS5826 together with an interest in the
common property in proportien to the unit entittement of the strata lot as shown on form V
La Selva Place

Proposed Replanting Plan Key

P Do, {A) BLANT & FIR TREES B METSERS APART ON LD DRIVEWAY
Q\?‘ & . e {B) PLANT 1 FiRt TREE AND 17 SWORD FERNS
#&@ .' Sow o (CYREKOVE WEEDS AND MON N IVE VEGETATION
R\ ol - gy {D}RETAN LOG INSIDE COVENANT ARTA

Al B TR LTI R
I ANOCHITH & ARRGTNTES

1
E
3

!,.
I

STRATALOT A4
AR Mt RS L
AREA ’;ﬂ !:i;“
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Development Permit Application No, 60660
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Attachment No. ‘17
Development Permit No. 60660
Subject Property
{attached for convenience only)
Strata Lot 4, District Lot 52, Nanoose District, Strata Plan VIS3826 together with an interest in the
common property in proportion to the unit entitlement of the strata lot as shown on form V
La Selva Place
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Acting Manager of Current Planning
FROM: Greg Keller FILE: 3660 30 60661

Planner

SUBJECT: Development Permit Application No. 60661 Ken Clarke & Keith Wick
Lot 11, District Lot 78, Nanoose District, Plan VIP36854
Beldon Place - Electoral Area 'E' Fairwinds

PUORI’OSE

‘To consider a request for the issuance of a development permit with vanance to permit the construction of
a single dwelling unit within the Sensitive Ecosystem Protection Development Permit Area pursuant to
"Regional District of Nanaimo Nanoose Bay Official Community Plan Bylaw Ne. 1400, 2005."

BACKGROUND

This application proposes to construct a single dwelling unit on the subject property legally described as
Lot 11, District Lot 78, Nanoose Land District, Plan VIP80854. The subject property s 0.2081 hectares
in area angd is located on Beldon Place in the Fairwinds area of Electoral Area ' fsee Antachment No. 1).
The subject parcel is zoned Residential | Subdivision District 'P' (RSIP) pursuant to "Regional District of
Nanaimo [and Use and Subdivision Bylaw No. 500, [987."

The subject property is located within the Sensitive Ecosystem Proteclion Development Permit Area
pursnant to "Regional District of Nanaimo Nanoose Bay Official Community Plan Bylaw No, 1400,
2005". The Board previoushy approved Development Permit No. 60619 on June 28, 2006 during Phase
9B in Fairwinds, Developmment Permit No. 60619 created building envelopes on proposed fots 27 10 33,
while the remaining proposed lots (including the subject property) did not require the creation of building
envelopes as there were no environmentally sensitive features identified that require proteciion by the
applicant’s biologisl.

Development Permit No. 60619 previously satisfied the Sensitive Ecosystem Protection Development
Permit Area Guidelines applicable to the subject property and this application 1s consisient with
Development Permit No. 60619, However, the applicant is requesting a variance to "Regional Distriet of
Nanzime Land Use and Subdivision Bylaw No, 500, 1987 to permit the construction of an over height
single dwelling unit and Development Permil No. 60619 did not include any variances. Therelore, a
Developiment Permit with variance is required to permit the proposed single dwelling uvait.

The subject property has been primarily ¢leared and is sieeply sloping away from Beldon Place, In order
to prepare for construction, the subject property has been excavated and the building site is approximatcly
two metres below Beldon Place. The applicants are proposing to construct a single dwelling unit with a
main level entry and a walk oul basement.

There is a sanitary sewer easement registered as document number FA048697 on the north west property
line and east of the proposed single dwelling unit as shown on Schedule No. *2°.
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The applicants indicate that the proposed variance is necessary due to the sloping topography of the
subject property, in order 1o avoid blasting, due the location of an existing easement, and due to the high
ground water level on the subject property.

Proposed Varience

As part of this Development Permit application, the applicant is proposing to vary Section 3.4.61 of
"Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987" by increasing the
maximum dwelling unit height from 8.0 metres to 9.2 metres to pormit the consiruction of a dwelling unn
in substantial compliance with that shown on Schedule Nos. ‘27 and *3°.

ALTERNATIVES

{. To approve the request for Development Permit No. 60661 subiect 10 the conditions outlined in
Schedule No. °1" and the Board's consideration of the comments received as a result of public
notification.

2. To deny the requested approval for a development permiit.

DEVELOPMENT IMPLICATIONS

Larnd Use and Development Implications

The subject property is sieeply sloping to the east and has previously been cleared and excavated in
preparation for construction. The adjacent properties to the east are separated from the subject property by
a narrow band of mature vegetation and are developed with single dwelling units, The adjacent properties
to the cast are slightly lower in elevation than the subject property. There is a large rocky oufcropping that
heging on the southern houndary of the subject property and steeply slopes upwards on to Lot 10 to the
south. Lot 12 to the north has previously been cleared, but is currently undeveloped, The properties to the
west are also currently undeveloped.

Although more than 1000 metres from the ocean, staff note that there may be distant ocean views {owards
the north and north cast which are obscured by existing native vegetation, However, based on the
differences in clevation between the subject property and the adjacent properties and the existing
vegelation which is currently restricling views, it is not anlicipated that the proposed height variance will
have a negative impact on the views from the adjacent properties.

The building envelope on the subject property is severely restricted due 1o the relatively narrow lot
dimensions, the minimum setback requirements, the location of the utility services, and the easement
which is [ccated both on the northwest lot line and cast of the proposed single dwelling unit as shown on
Schedule No. 2°,

The applicant indicates that the right side of the proposed single dwelling unit is located on bedrock and
due to the close proximity of the bedrock to the utility services and the easement, blasting is very difficult.
Therefore, the applicant does not wish {0 excavate below the current grade of the building site.

While excavating the property, the applicant indicates that an underground stream has been opened up
that produces approximately 3 gallons of water per minute running out of the bedrock on the front right
side of the proposed garage and exiting through the cenire of the proposed basement at the rear. The
applicant has had a geotechnical engineer investigate the drainage on site. In order to alleviate the
drainage issues, the applicant is proposing to raise the excavated subgrade by 1.2 metres with free
draining gravel under the supervision of a Geotechnical Engineer. Staff have received a copy of the said
Geotechnical Engincer's report stating the proposed development is safe from a geotechnical perspective.
Piease note, Turther Geotechnical Lngineering may be required as part of the building permit process to
ensure that the drainage issues are adequately addressed.
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As noted above, the applicant is proposing to raise the proposed single dwelling unit by 1.2 metres above
the existing cxeavated prade in order to address drainage issnes. The raiging of the proposed single
dwelling unit triggers the requircment for g variance, If constructed on the present excavated grade, the
proposcd single dwelling unit would be under the maximum dwelling unit height requirement and
therefore, would not require a Development Permit with variance.

The applicant has indicated that should the Board approve the requested variance, no retaining walls 1.0
or more in height or that retain more than 1.0 metre of earth would be required within the minimum
setback requirements.

In staff's assessment of this application, the applicant has demonstrated that the proposed variance is
justified and the proposed development is consistent with the Development Permit Area guidelines. In
addition, the applicant has made efforis to reduce the height of the proposed single dwelling unit by
reducing the roof pitch from a 7/12to a 5/12.

OCP and Environmental Implications:

As Development Permit No. 60619 authorized the construction of a single dwelling unit on the subject

property, the proposed single dwelling unit is in substantial compliance with the Development Permit No.
60619 and the Sensitive Ecosystem Protection Development Permit Area Guidelines.

Policy B LS

Roard Policy B 1.5 was approved by the Board on February 8, 2006 1o provide staff with guidelines for
reviewing development applications that include a request tor a variance{s). Due to the topographical and
man made constrainis iocated on the subject property, the applicant has demonstrated an acceptavle Jand
use justification for the variance being requested. In addition, the applicant has attempted to reduce the
extent of the variance being requested by reducing the pitch of the roof from a 7/12 pitch down fo a 5712
pitch. which is a relatively shallow sloped roof for typical dwelling units in the Fairwinds area.

VOTING
Efectoral Area Direclors - one vote, except Llectoral Area 'B'.

SUMMARY/CONCLUSIONS

This is an application to permit the construction of a single dwelling unit within the Sensitive Ecosystem
Protection Development Permit Area pursuant to "Regional District of Nanaimo Nanoose Bay Official
Community Plan Bylaw No. 1408, 2005". As part of this application, the applicant is proposing to vary
Section 3.4.61 of "Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987" by
increasing the maximum dwelling unit height from 8.0 metres 1o 9.2 metres to permit the construction of
a dwelling unit in substantial compliance with that shown on Schedule Nos. 2" and ‘3°. The proposed
variance is not expected to have a negative impact on the views trom adjacent properties and is supported
from a land use perspective as there are topographical and man made constraints that hinder the
development of the subject property.

In addition the propesed development meets the Sensitive Ecosystem Protection Development Permit

Area guidclines and staff recommends that the Board approve the request for a2 Development Permit with
variance as submired by the applicant.
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RECOMMENDATION

That Development Permit No. 60661 with variance submitted by Ken Clarke and Keith Wick to facilitate
the construction of a single dwclling unit on Beldon Place be approved according to the conditions
cutlined in Schedule No. ‘17 and subject to the Board's consideration of the comps:

of public notification.

received as a result

WL -

Repb Tifer General Manages

ence

Manager Concurrence CAQ Concurrence

COMMENTS:

duevsvaireparts/ 2006/dp ran 3060 36 606617 Clarl Wick Report.
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Schedule No. 17
Development Permit No. 60661
Conditions of Approval
Lot 11, District Lot 78, Nanoose District, Plan VIP8(}854
Beldon Place

1. Variance

a) Section 3.4.61 of "Regional District of Nanaimo Land Use and Subdivision Bylaw No. 500,
1987" is proposed to be varied by increasing the maximum dwelling vnit height from 8.0
metres to 9.2 metres 1o permit the consiruction of a dwelling unit in substantial compliance
with that shown on Schedule Nos, °2” and ‘3,

2. Development of Site
a} The subject property shall be developed in accordance with "Regional District of Nanaimo
Land Use and Subdivision Bylaw No. 500, 1987" except where proposed to be varied.

b) The proposed single dwelling unit shall be generally sited as shown on Schedule No. ‘27 and
constructed in substantial compliance with Schedule Ne, 37,

3. Maximum Height

a} The dwelling unit shall not exceed 9.2 metres in height.
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Schedule No. ‘2°
Development Permit No, 60661
Proposed Building Location
(as submitted by applicant / reduced for convenience)
Lot 11, District Lot 78, Nanoose District, Plan VIP80854
Beldon Place

Proposed height
variance from
8.0 metresto 9.2
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December 19, 2006
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Schedule No, 3” (page 1 of 2)
Development Permit No, 60661
Proposed Building Flevations
{as submitted by applicant / reduced for convenience)
Lot 11, District Lol 78, Nanoose District, Plan VIP80854
Beldon Place
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Development Permit Application No. 60661
December 19, 2006
Page 8

Schedule No. ‘3" {page 2 of 2)
Development Permit No. 60661
Proposed Building Elevations
(2s submitted by applicant / reduced for convenience)
Lot 11, District Lot 78, Nanocose District, Plan VIPR0854
Beidon Place

L lopape
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Development Permit Application No. 60661
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Attachment No. *1°
Development Permit No. 60661
Location of Subject Property
(attached for convenience only)
Lot 11, District Lot 78, Nanoose Ihstrict, Plan VIP80854
Beldon Place

' SUBJECT PROPERTY | | n
Lot 11, VIPB0S54, 5119
DL 78, Nancose LD |- '
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TO: Wawvne Moorman ! DATE: Becember 20, 2006
Muanager, Engincering & Subdivisions

FROM:;: Sasan Cormie FILE: 3060 30 60663
Senior Planner c/r 33202027078

SUBJECT:  Development Permit Application No. 60663
(Quest Homes Inc., on behalf of Green Thumb Nursery & Landscaping
Electoral Area ‘H’ - Isiand Highway No. 19A & Coburn Road

PURPOSE

To consider an application for a development permit in conjunction with the creation of a 3-iot
subdivision within the Environmentally Sensitive Features, Coastal, and Hazards Lands Development
Permit Areas on property in Elecloral Area ‘1.

BACKGROUND

The parent parcels, legally described as Lots 5 & Lot 6 Except That Part in Plan VIP53832, Both of
District Lot 16, Newcastle District, Plan 2076, are located in the Bowser Village adjacent to Cobum Road
and the Island Highway No. 19A in Electoral Area ‘H’ (see Attachment No. 1 on page 7 for location),

The parent parcels total approximately 5,45 ha in size and arc currently vacant. Pursuant to the "Regional
District of Nanaimo Land Use and Subdivision Bylaw No. 300, 19877, the parcels are currently split
zoned as follows;

e Lot 5 - Residential 2 (RS2) Subdivision District ‘M’” / Commercial 2 (CM2) Subdivision District

‘M’ and
¢ l.ot 6 - Residential 2 (R82) Subdivision District “M’ / Commercial 2 (CM2}) Subdivision District
;M’.

The parent parccls are split by the E&N Railway and Essay Road with the commercial zoned lands
situated to the south of the railway and the residentially zoned lands 1o the north of Issay Road and
bordering the Strait of Georgia. Coburn Road is located to the east of Lot 3 and provides public access to
the waterfront. The site contains an uanamed watercourse, & heron colony, and steep slopes.

Surrounding uses include the Strait of Georgia to the north; Coburn Road and residentially zoned parcels
to the east; Island Highway No. 19A and commercially zoned parcels to the south; and commercially
voned parcels to the west,

In addition, the parent parcel is designated within the following development permit areas pursuant to the
Flectoral Area 'H Official Community Plan Bylaw No, 1335, 2003:

= the Environmentally Scnsitive Features Development Permit Area for the protection of the aquifer
and the protection of the coastal area;

* the Hazard Lands Development Permit Area for the protection of development from hazardous
conditions, in this case, the steep slope above the coastal arca; and

s the Village Centres Development Permit Arca for form and character of development in the Bowser;
Village Cenre.
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It is noted that as this application for subdivision will meet the exemption provisions for the Village
Centres Development Permit Area; the Lavironmentally Sensitive Development Permit Arca for the
Coastal Protection portion; and for the Hazard Lands Development Permit Area.

Therefore, a development permit is only required for the Environmentally Sensitive Teatures
Development Permit Avea for the protection of the aguifer.

It is also noted that the heron colony and the unnamed watercourse crossing the residenisal portion of the
subject properties are currently not designated within a development permit area.

Proposed Development

The applicants are proposing to split the commercial zoned lands from the residential zoned lands and
consolidate the commercial portion into one parcel. The proposed new commercial lot will meet the
minimum parcel size requirement pursuant o Bylaw No. 500, 1987, The parcels are propesed to be
served with community water service connections from Bowser Waterworks District and individual septic
disposal systems fsee Schedule No. 2 on paye 6 for proposed tayout).

The parent parcels arc situated within the Bowser Fire Protection Area and outside of an RDN Building
Inspection Area,

As part of this application, the applicants have submitted a Hydrogeological Asscssment prepared by a
professional engineer.

It is noted that the applicants have submitted subdivision and development permit applications for the
development of the residentially zoned portions of the parent parcels and have submitted additional
reports in supporl of these applications including information concerning the heron colony, the unanamed
watercourse, and park land provisions. These applications will be forwarded to the future Electoral Area
Planning Commitice.

ALTERNATIVES

1. To approve Development Permit Application No. 60663, as submitted, subject fo the conditions
outlined in Schedules No. 1 and 2.

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

DEVELOPMENT IMPLICATIONS
Bevelopment Permit Iinplications

With respect to the development permit guidelines for protection of the aquiler, the applicant has
submitied a Hydrogeological Assessment of the parent parcel prepared by a Professional Engineer. The
report concludes that as the proposed subdivision will be served by community watcr scrvice and Tvpe 2
septic disposal systems, the development will represent a low visk to the underlying aquifer water quality.
With respect to ensuring the on-going care of the fulure septic systems, staff recommends that the
applicant prepare and register a section 219 covenant requiring the maintenance of septic systems every 3
years, The applicants are in concurrence to register this covenant.

While the report doss not specifically recommend that no additional wells be dug or drilled and no

underground fuel storage tanks be instatied as further ways to protect the aquifer, the applicants are aiso
in concurrence 1o register a section 219 covenant to provide this added protection to the aquifer.
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Site Servicing Implications

The applicant has applicd for an application for septic disposal approval to the Central Vancouver Istand
Heaith Authority.

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

With respect to access, the Ministry of Transportation staff has indicated the applicant will require a
controfled highway access permit at time of future development for the commercial property, With
respect to the residential properties, the applicant will be required to provide access 10 the Ministry's
standard as the time of subdivision.

The applicant has indicated that community water service will be provided by Bowser Waterworks
District.

With respeet to fire protection, the applicant is responsible to ensure fire protection to the proposed
parcels.

Environmenially Sensitive Areas Atlas

‘The Regional District of Nanaimo Environmentally Sensitive Areas Atlas indicales the presenee of a fish
Present Fish Habitat and the corresponding Fisheries Planning Boundary associated with coasial portion
of the parent parcels. The presence of the Heron colony and the small watercourse crossing the site is not
indicated on the Atlas. These environmentally sensitive features will be reviewed as part of the future
residential subdivision and devclopment applications.

YOTING

Electoral Area Directors ~ one vote, excepl Clectoral Arca "B,

SUMMARY

This is a subdivision application that involves a development permit for the properties focated adjacent to
Coburn Road and the Island Highway No. 19A in the Bowser Village area Electoral Area ‘H’. This
subdiviston application triggers the requirement for a development permit for the protection of the aquiter
as set out in the Environmentally Sensitive Features Development Permit Area pursuant to the Electoral
Arca ‘H® OCP. The development permit, which includes measures for protection of the aquifer at the
time of construction and the registration of covenants restricting no wells, no underground fuel storage,
and the mainenance of the septic disposal systems, is consistent with the applicable guidelines
concerning protection of the aguifer outlined in the Environmentally Sensitive Features Development
Permit Area. It is noted that the applicant has submitted subdivision and development permit applications
for the development of the residentially zoned postions of the parent which will be forwarded to the future
Electoral Arca Planning Committee for its consideration.

Therefore, given that the applicant is in concurrence to provide an additional covenant for the protection
of the aquifer and as the applicable development permit guidelines will be able to be met, staff
recommends Alternative No. | to approve the development permit subject to the conditions outlined in
Schedules No. 1 and 2 of this statf report.
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RECOMMENDATION

That Development Permit Application No. 60663 submitted by Quest Homes Inc., on behalf of Green
Thumb Nursery & Landscaping, in conjunction with the subdivision on the parcels legally described as
Lots § & Lol 6 E:x(.ept Thdt Part in Plan \'IP<?8€2 Boih nf District 1 ot '36 Ne ‘g stle District, Pidn 20;6

protcc,[mn Orlhb aquifer, bc approved '-“,uby.,cl to the couditiong i " etlules No, } and 2 Oftht
corresponan

—_—
Report W mu Gcnck&l Manag-
Manager ¢oncun‘ence CAQO Concurrence
COMMENTS:

devsvsireports/ 200740 ju 3061 30 60653 quest fiomes
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Schedule No. “1” (page 1 of 2)
Development Permit Application No, 60663
Conditions of Approval

The foflowing sets out the conditions of approval in conjunction with the 3-lot subdivision development
of Lot 5 & Lot 6 Except That Part in Plan VIP53852, Both of District Lot 36, Newcastle District, Plan
2076 Except That Part in Plan VIP33382:

1.

tA

Subdivision

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

Hydrological Report

a. The construction of the subdivision shall be in accordance with the Hydrogeologic Assessment
prepared by H;O Environmental Ltd., dated Avgust 15, 2006.

b. Applicant to prepare and regisier, 1o the satisfaction of the RDN, the Hydrogeological Report as a
section 219 covenamt for the protection of aquifer and specifically resiricting deveiopment
according to the recommendations cutlined in the report and including the foliowing:

i. Construction of septic management systems shall be, at a minimum Type 2 pre-treatment of
septic waste prior to pressurized disposal into mounded septic field beds in accordance with
the 2005 BC Sewage System Regulation),

ii.  Any heating oil storage tanks shall not be installed underground.

iii. No wells, for any purpose, shall be dug or driiled on any parcel,

Drait covenant document 1o be forwarded for review 1o RDN. Covenant to be regisicred concurrently
with the plan of subdivision at Land Tille Office, Victoria. Applicants’ soficitor to provide legal
letter of undertaking to register the covenant concurrently with the plan of subdivision.

Protection of Aquifer / Sediment and Erosion Control
During construction, the tollowing applies:

a. All machines on site must be in good working order and no fuels, lubricants or construction
wastes are permitted to enter the environment,
b. A spill kit shall be on-site to prevent the introduction of any fuels in the event of a spill. If a spill
ocours, the Provincial Emergency Program must be contacted,
¢. As required, sediment and erosion conirol measures, must be wutilized to control sediment during
construction and to stabilize the site after construction is complete. These measures must include:
i. Tarps, sand bags, poly plastic sheeting and/or filter fabric are required to be onsite during
works.
it. Cover temporary fiils or soil stock piles with polyethylene or tarps.
iii. Exposed soils must be seeded immediately after disturbance. Soil surfaces to be treated
should be roughened in advance of seeding.

Future Development Permit

This development permit authorizes the subdivision as shown on Schedule No. 2° to be attached to
and forms part of the development permit. Any additional proposed development shall require a
further development permit.

AcCess

Applicant to meet Ministry of Transportation requirements with respect to access to the commerceial
zoncd parcel.
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Schedule No. °1* {page 2 of 2)
Development Permit Application No. 66663
Conditions of Approval

6. Septic System Covenant

The applicant shall prepare and register a seciion 219 covenani concurrently with the subdivision
plan at Land Title Office, Victoria restricting the following:

ii.

No wells, for any purpose, shall be dug or drilled on any parcel.

The registered owner of the parcel provide evidence that their septic system has been
pumped/inspected by a professional engineer or other gualified professional acceptable
to the Health Authority, at least every 3 years, and must provide to the Regional
District (when requested), certification by the professional engincer or other qualified
professional that the septic system has been pumpedfinspected and found to be
functioning according to the specifications of the septic system design and that the
treatment of domestic sewage efflacnt within that septic system efffuent is in
accordance with the standards for approving sewage disposal systems as published by
the Central Vancouver Isiand Health Unii of the Vancouver Island Regional Health
Authority, at his or her ¢ost, and;

In the event that the registered owner fails to provide certification or otherwise fails to
upgrade the septic disposal system such owner shall cause any domestic sewage
cffivent produced on that parcel to be pumped and hauled io an approved sewage
disposal facility.

Appticant to submit drafi covenant to Regional District for review prior to registration at Land Tille
Office. This covenant is to be reviewed and accepted by the Regional District prior fo being
registered on title concurrently with the plan of subdivision at Land Title Office. Applicant’s
solicitor to submit letter undertaking to register this covenant.
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Schedule No. 2

Davelopment Permit Application No. 66663
Dacember 201, 2006

*

Preposed 3-Lot Subdivision
Development Permit Application No. 60663
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Pevelnpment Permit Application No. 60663
December 20, 2006
Page 8

Attachment No. 1
Location of Subject Property

SUBJECT PROPERTIES
Lot 5 & Rem Lot 8, Plan 2076,
DL 38, Newcastle LD
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TO: Wayne Moorman, I, Eng. DATE: December 20, 2006
Manager, Engineering & Subdivisions

FROM: Susan Cormie FILE: 3300 20 430 Evergreen Way
Senior Planner

SUBJECT: Building Strata Coonversion Application — JE Anderson & Associates, BCLS, on
behalf of ¥ Glazier Developments 1.td.
Electoral Area 'G’, 430 Evergreen Way

PURPOSE

To consider a request o approve a building strata conversion of a residential development pursuant to
section 242 of the Strata Property Act that will result in the creation of 2 residential building strata lots.

BACKGROUND

The owner of the subject property, legally deseribed as Lot 8, Block 419, Nanoose District, Plan 32536
and located at 430 Evergreen Way withio Dlectoral Area ‘G°, is proposing to create 2 building siraia lots
over one existing singte dwelling unit and one proposed dwelling unil (see Schedule No. 2 on page 6 for
proposed building strata subdivisiony. The subject property, which is 2.02 ha in size, is currently zoned
Rural i {RU1} and is within Subdivision District "D pursuant to the "Regional District of Nanaimo Land
Usc and Subdivision Bylaw No. 500, 1987" fsee Anrachment No. I on page 9 for location of subject
property). Under the Rural | zone, 2 dwelling units are permitted provided the parcel is greater than 2.0
ha in size. In this case, the parce! can support 2 dwelling units.

The building strata conversion is proposed to be served by private potable water wells and private septic
disposal. Surrounding parceis are zoned rural with Evergreen Way bordenng the north lot line and
Alisbrook Road bordering the south lot line. The parcels to the south of Allsbrook Road are situated
within the Apriculiural Land Reserve (ALR).

‘The subject property is located within an RDN Building Inspection Area.

Section 242 of the Strata Property Act provides for the conversion of previously occupied buildings into
strata fots subject to the approval of the approving authority, in this case, the Regional Board. The
Regional Board is to ensure that an adequate supply of rental units remains available and that units being
converted meet the minimum standard of construction. The Strata Property Aot specifies that the
Regional Board must consider the following eriteria in its decision:

i. The priority of rental accommodation over privately owned housing in the ares;

2. Any proposals for the relocation of persons occupying a residential building;
3. “The life expectancy of the building; and
4. Projected major increases in maintenance costs due to the conditions of the building.
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Request for Strote Conversion Subdivivion
430 Evergrecn Way

Drecember 20, 2006

FPage 2

The Bouard is also required Lo ensure that the buildings substantially comply with applicable bylaws and
the National Building Code of Canada.

In addition to the above-required criteria, the Board may also consider “any other matiers that, in its
apinion, are relevant.” Consideration of these other matters enables the request to be refused at the
Board's discretion, In order to evaluale an application, the Board approved the Strata Conversion Policy
and Guidelines Policy (No. B1.7), which ¢stablishes crilenia (o assist an applicant in the preparation of an
application and 1o assist the Regional District in its review and evaluation of an application.

ALTERNATIVES

1. Te approve the request for the building strata conversion as shown on the plan submitted by the
applicant subject to conditions set out in Schedules No. 1, 2, and 3.

2. To nat approve the request for a building strata conversion.

3. To hold the request in abeyance pending the completion of the Electoral Area *G” official community
plan review.

DEVELOPMENT IMPLICATIONS

Officidl Community Plun Implications

The subject parcel is designated within the Rural land use designation pursuant to the Englishman River
Official Community Plan Byfaw No. 884, 1991 (OCP). Under this land use designation, there is no
specific OCP policy providing direction on considering building strata conversion applications. This
OCP is part of the Electoral Area *(G* Official Community Plan Review which currently under way. As
part of this Review Process, through public consultation, staff is seeking the community’s preference for
building strata development on rural properties. To date, staff has received comments tfrom workshop
aitendees that building strata development in rural areas should not be supported in the new official
community plan. However, this direction has not yet been endorsed by the commuenity as a whole.

Strata Property Act

The request tor approval of this proposed building strata conversion appears that is wilt generally meet
the minimum criteria that the Board must consider in approving a building strata conversion, The
applicant’s professional engineer has stated that the building, which was built during the time period from
1990 te 1992, is in substantiai compliance with the requirements of the BC Building Code and the
National Building Code of Canada.

With respeet to the priority of rental accommodation over privately owned housing in the area; the
neighbourhood where the subject property is located is characterized by owner-occupied singie dwellings
situated on residential and rural residential parcels. As a result, the priority of rental accommeodation is
not considered to be significant.

With respect to the life expectancy of the building, the applicant has submitted a professional engineer’s
reporl certilying a minimum of ‘over 50 vears’ life expectancy of the building.

With respect 1o the projected major increases in maintenance costs due to the conditior of the building,
the applicant’s engineer has certified that no major maintenance costs are expected for a number of years.
To the best of planning staffs knowledge, there appears to be no major increases in the cost for the
maintenance of the building at this time. Tt is noted that the roof of the existing dwelling unit has recently
been replaced.
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Fage 3

Building Strata Conversion Policy Guidelines

The applicant has provided a report prepared by a wastewater practitioner supporting the on site septic
system wiil meet all the criteria set out in the Sewerage System Regufation pursuant to the Health Act.
Staff recommends that confirmation of adequate septic disposal for each proposed strata unit be a
condition of approval.

With respect to potable water, the applicant's well driller has provided information supporting the
availability of potable water to the second dwelling unit. Therefore, based on this tofonmation, staff
recotnmends that confirmation of potable water for both proposed strata units be a condition of approval,

Subject to the conditions being completed, the application, as submitted, will be able to meet the
requirements of the RDN Building Strata Conversion Policy Guidelines.

Environmentally Sensitive Areas Atlas

The Environmentally Sensitive Arcas Atlas indicates the subject properly does not comtain an
cnvironmentaly sensitive feature.

Ministry of Transportation

Ministry of Transportation staff has reviewed the proposed strata plan and lias no concerns with respect o
access.

Proposed Building Unit Implications

The subject property currently supports one dwelling unit. The applicant does not wish to procecd with
the construction of the sccond dwelling unless approval of this application has been granted. The
applicant has submitted both a site plan (see Schedule No. 2 on page 6j showing the proposed siting of the
seccond dwelling and plan profiles of the dwelling wnit (see Schedule No. 3 on pages 7 & 8. It s
recommended that if approval for the building swrata is granted, such approval be subject to the submitted
house plans being constructed in the location as shown on the site plan and certified that construction
meets the current building code requirements pursuant to the Strate Property Act provisions.

VOTING

Electoral Area Directors -- one vote, except Electoral Areca *B’.
SUMMARY

The applicant is requesting a building sirata conversion of one existing single dwelling unit and one furure
dwelling unit. The application, as submitted, appears that it will meet the minimum requirements for the
approval of a building strata conversion as set out in the Strafa Property Act. The applicant has
submitted a report on the sewerage system which supperts the availability of septic disposal for the
second dwelling unit and a well driller's report stating that there is sufficient potable water available for
residential use. Ministry of Transportation staff has indicated that they have no concerns with the
propasal. The Elcetoral Arca ‘G” Official Community Plan is currently under review and as pari of this
review staff is secking the community’s position on strata conversion applications In rural areas. The
public process to dale has indicated that there may be support for a policy to not support building strata
conversion applications in the rural areas; however, such a policy has nol vet been endorsed by the whole
community. Staff confirms that both the guidelines set out in the comesponding board policy and the
technical provisions for stratification pursuant to the Strata Property Act wilt be able 10 be met subject to
the conditions outlined in Schedule Nos. 1, 2, and 3 being completed, As a result, staff recommends
Alternative No. 1 to approve the request for strata conversion.
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Request for Strate Conversion Subdivision
430 Evergreen Way
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Page 4

RECOMMENDATION

That the request from JE Anderson & Associates, BCLS, on behalf of Glazier Developments Ltd., for the
building strata conversion as shown on the Proposed Strata Plan of as Lot 8, Blog ose District,

Plan 32536, be approved subject (o the conditions being met as go i sNob. 1,2, and 3 of the
staff report.

M vone o
Report Writer General fla 14

. /Eg(\f\md

I -‘q L B
CAQ Uoncurrence

COMMENTS:

Devsvsireports/strata 2007 ja 3300 20 430 Evergreen Way fern Road Consulting Houper.due
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Reguest for Strata Conversion Subdivision
4380 Evergreen Way

December 20, 2006

Puge 5

Schedule No. 1
Conditions Attached fo Proposed Building Strata Conversion
430 Evergreen Way / Lot 8, Block 419, Nancose District, Plan 32536

The following conditions are to be completed by the applicant to the satisfaction of the Regional District
of Nanaimo:

rJ

-

Submission of a completion report prepared by a prolessional enginecr with expertise in
wastewater treatment certitying that the septic disposal systems for both proposed building strata
lets have been canstructed to and will meet the corrent provineial regulations, This report must
be acceptable to the Regional District,

Submission of a completion report prepared by a professional engineer with expertise in
hydrology certifying that for each proposed strata unit, a drilled water well is constructed each of
which, at a minimum, has a year round potable water supply in the amount of 3.5 m” per day and
that the water supply meets the minimum Canadian Drinking Water standards. This report must
be acceptable to the Regional District,

Submission of writien confirmation that the Ministry of Transportation has issued access permits
and accesses are compieted to the Ministry’s satisfaction,

The new single dwelling is to be sitvated as shown on the submitted site plan and built in
accordance with the plans prepared by Glazier Developments Ltd., as shown on Schedule
No. “3’ and located in substantial compliance with the Proposed Strata Plan prepared by JE
Anderson & Associates, BCLS, File No. 83822 as cutlined in Schedule No. 2"

Submission of a professional engineer’s with expertise in building construction certifying that the
new building sirata has been built to the current code requirements pursuant to section 242 of the

Strata Property Act.

BCLS confirmation that new dwelling unit meets all requirements pursuant to Bylaw
Ne. 300, 1987.

Applicant to apply for all necessary building permits in conjunction with this strata conversion,
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Reguest for Strara Conversion Subdivision
430 Evergreen Way
December 20, 2006

Page 6

Schedule No. 2°
Proposed Plan of Building Strata Plan
430 Evergreen Way / Lot 8, Block 419, Nanoose District, Plan 32536
(as submitted by the applicant / reduced for convenience)
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Reqguaest for Strate Conversion Subdivision
438 Fvergreen Way

Dacember 20, 2005

Page 7

Scheduie No, *3* (page 1 of 2)
Plan Profile of Proposed Second Dwelling
in Conjunction with Building Strata Conversion Application
430 Evergreen Way / Lot 8, Block 419, Nanoese Distriet, Plan 32536
(as submitted by the applicant / reduced for convenience)
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Kequest for Strata Conversion Subdivision
430 fvergreen Way

December 20, 2000

Page 8

Schedule No. ‘3* (page 2 ot 2)
Plan Profile of Proposed Second Dwelling
in Conjunction with Building Strata Conversion Application
430 Evergreen Way / Lot 8, Block 419, Nanoose District, Plan 32536
{as submitted by the applicant / reduced for convenience)
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Atiachment No. 1

Request for Strata Conversion Subdivision
430 Evergreen Way

December 20 2006

Page 9

Location of Subject Property
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. CHAIR BOARD :
swat OF NANAIMO G4
TO: Wayne Moorman DATE: December 20, 2006
Manager, Engineering & Subdivisions
FROM: Susan Cormie FILE: 33203027170

Senior Planner

SUBJECT:  Request for Relaxation of the Minimum 10% Perimeter Frontage Requirement
WR Hutchinson, BCLS, on behalf of Boa Enterprises Ltd.
Electoral Area ‘C® — South Forks Road

PURPOSE

To comsider a request to relax the minimum [0% perimeter frontage requirement for both proposed
parcels in conjunction with the creation of 2-lot subdivision.

BACKGROUND

This is an application requesting the relaxation of the minimum 10% perimeter frontage requirement for
both parcels as part of a 2-lot subdivision proposal for the property legally described as Lot A, District
Lot 3, Douglas Disirict, Plan VIP77998 and located adjacent to South Forks Road within Electoral Arca
‘C” (see Attachment No.1 on page 3 for location of subject parcel).

The subject property, which is 7.136 ha in size, is currently zoned Rural 9 (RUY) and is within
Subdivision District D’ pursuant to the Regional District of Nanaimo [.and Usc and Subdivision Bylaw
No. 500, 1987. The applicants are proposing to subdivide the parcel into 2 lots. The Tilectoral Area
Planning Committee may recall that this parcel was created as part of 21-parcel phased subdivision plan
of Disirict Lot 3. To date, 9 parcels plus the remainder have been created. These proposed new parcels
will be greater than the 2.0 ha minimum parcel size, therefore meeting the minimum parcel size
requirement (See Schedule No. I on page 4 for proposed subdivision).

The subject property is bordered by RDN park land and Rural 9 zoned parcels to the north; Rural 9 zoned
parcels to the east; Rural 1 zoned parcels to the south; and South Forks Road and a Resources
Management 8 zoned parcel o the west. The dedicaled park land containg a watercourse,

As part of the original subdivision review, the Regional Board accepted the applicant’s offer to dedicate
14.9% or 9.7 ha of the original total land arca as park land. As the adjacent park land has been previously
dedicated, there is no park land to be dedicated under this subdivision application. The balance will be
dedicated at the time of the remaining phase. which has been forwarded t the Electoral Area Planning
Commitiee under a separate application.

In addition, there is a section 29 covenant on title which restricts the maximum number of dwelling

units to 1 per parcel. This covenant was placed to title to ensure that the provisions of the Rural 9 zone
would be met,
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The parcels are proposed 1o be accessed off South Forks Road via panhandles and served with individual
private septic disposal svstems and private water wells. The parent parcel is located outside of an RDN
Building Inspection Arca.

10% Minimum Ferimerer Frontoge Requivement

Proposed Lot 1 and the proposed Remainder of Lot A, as shown on the plan of subdivision submitted by
the applicant, will not be able to meet the minimum 10% perbmeter frontage requircment pursuant to
section 944 of the Loca! Government Aet. The requested frontages are as follows:

. Proposed Lot No. | Required Frontage | Proposed Frontage % of Perimeter
f i 95.0 60m 1.7%
= Renm lotA | 157.6m 16.0m 0.1 % i

Therefore, as the proposed parcels will not be able to meet the minimum 10% parcel {rontage requirement
pursuant to section 944 of the Local Government Act, approval of the Regional Board of Directors is
required.

ALTERNATIVES

1. Te approve the reguest to relax the minimum 10% perimeter frontage requirement for proposed Lot |
and the Remainder of Lot A,

2. To deny the request to relax the minimum 10% perimeter frontage requirement.

DEVELOPMENT IMPLICATIONS

The original proposal for this phase of the overall subdivision included 3 parcels 10 be served via a cul-de-
sac road accessing onto South Forks Read. Due to sight distance implications, the applicant amended the
original 3-lot subdivision proposal and created 1 parcel with a panhandle access. The Board approved the

LA

minimum 10% fromage requirement for this parcel in 2004.

Since that time, the applicant has been unsuecessful in obtaining Ministry approval for a cul-de-sac road
to serve 3 proposed parcels. As a result, the applicant has now reconfigured the parcel to ¢reate a 2-fot
subdivision with each parcel proposed to be accessed by way of panhandle. The panhandle portions of
the proposed parcels will meet the minimum width requirement pursuant to Bylaw No. 300, 1987, While
the Remainder of Lot A would meet parcel size requirements for further subdivision, the minimum
panhandle width requirement as set out in Bylaw No. 500, 1987 would not be able to be met without a
bylaw variance. To ensure that additional subdivision does not occur, the applicant is in conecurrence to
register 4 section 219 covenant on title restriciing {urther subdivision of this proposed lot.

Ministry of Transportation staff has indicated thal access o the proposed parcel will meet Ministry
residential criteria standards and therefore, have no concerns at this time with this request for relaxation
of the minimum 10% frontage.

Riparian Areas Regulation

While the subject property is not designated within a development permit arca, there is a watercourse
crossing the adjacent park land. As the Electoral Arca Planning Committee is aware, the Official
Community Plan is currently being considered [or an amendment to bring the development permit arca in
compliance with the provisions of the provincial Riparian Areas Regulation which will create a 30-metre
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riparian area. Despite the applicant not being required to submit a riparian area assessment, the applicant
is in concuwrrence to register a section 219 covenant on title of the Remainder of Lot A to protect the
watercourse as measured 30.0 metres as defined in the Riparian Areas Regulation.

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

This is a request to relax the minimum 10% frontage requirement pursuant to Section 944 of the Locad
Government Act for both proposed parcels in conjunction with the creation of 2-lot subdivision proposal.
The dedication of park land was approved previcusiy by the Regional Boeard. The applicant is in
concurrence to register covenants on iitle of the proposed Remainder of Lot A for protection of the
riparian area of the nearby creek and restricting no further subdivision. Given that the Minisiry of
Transportation is satisfied that the proposed panhandle accesses will meet Ministry criferia and applicant
is in concurrence to register the above-noted covenants on title of the proposed Remainder of Lot A, staff
recommends Aliernative No. i, to approve the relaxation of the minimum 10% frontage for proposed Lot
1 and the Remainder of Lot A. as shown on Schedule No, 1 of the staff report.

RECOMMENDATION

That the request from WR Hutchinson, BCLS, on behalf of Boa Enterprises L ld fo relax the minimum
10% fmmage ruqmrc.ment for proposed Lot 1 and th(. Remaiipder of Lot as.shawn on the Plan of

sumct

Reporl Writer Genefal Manag* -'
7

\,’Ianager C)éncuncnce CAQ Concurrence

COMMENTS:

Devsrsireports 2087 frige ju 3320 20 27172 boe doe

67



SYI0Y  uities

PRCY

Request for Reloxation of Minimum 10% Frontage Requiremeny
Subddivision File Na. 3320 26 27170

December 20, 2006

Page &
Schedule No. 1
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Attachment No, 1
Location of Subject Property
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TO: Wayne Moorman DATE: December 20, 2006
Manager, Engineering & Subdivisions

FROM: Susan Cormie FILE: 33263027123

Scnior Planncr

SUBJECT:  Request for Relaxation of the Minimum 10% Perimeter Fronfage Requirement
WR Hutchinson, BCLS, on behalf of Kevin Ford 0758399 BC Ltd.
Electeral Area *C’ — off Nanaimo River Road

PURPOSE

To consider a request to relax the minimum 10% perimeter fronlage requirement for one parcel in
conjunction with the proposed development of a 12-1ot subdivision in Electoral Area 'C'.

BACKGROUND

This is an application requesting the relaxation of the minimum 10% perimeter frontage requirement for
one parcel as part of a subdivision proposal for the property legally described as District Lot 3, Douglas
District, Except Part Shown Coloured Red on Plan 163 RW and Except Part in Plans VIP73765 &
VIP77898 and located adjacen: to Nanaimo River Road wilhin Electoral Area “C” (see Artachnient No. 1
on page 6 for location of subject parcel}.

The subject property, which is approximately 32.0 ha in size, is currently zoned Rural 9 (RU9) and s
within Subdivision District “1Y' (2.0 ha minimum parcel size with or withouwt commumnity services}
pursuant to the Regional District of Nanaime Land Use and Subdivision Bylaw No. 500, 1987, The
applicants arc proposing to subdivide the parent parcel into 12 lots. The Electoral Area Flanning
Committee may recall that this parent parcel is the remainder of a 21-parcel phased subdivision plan of
District Lot 3. To date, 9 parcels have been created. The proposed new parcels will be greater than the
2.0 ha minimum parcel size, therefore meeting the minimum parcel size requirement (see Scheduie No. 2
on page 3 for proposed subdivision],

The parent parcel is bordered by a Rescurce Management 4 zoned parcel to the north; Rural 9 zoned
parcels to the east and west; and Rural | zoned parcels and Nanaimo River Road to the south. In addition,
there is dedicated park land, which contains a watercourse, adjacent to a portion of the west boundary.

As part of the original subdivision review, the Regional Board accepted the applicant’s offer to dedicate
14.9% or 9.7 ha of the original total land area as park land. Portions of the park land have been dedicated
concurrently with each phase of subdivision. This phase of subdivision will see the balance of the park
fand dedication for the overall subdivision of DL 3.

A portion of the subject property is also designated within the Watercourse Protection Development
Permit Area pursuani to the Arrowsmith Benson-Cranberry Bright Official Community Plan Bylaw
No, 1148, 1999.
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in addition, there is a section 219 covenant on title which restricts the maximum number of dwelling
units to 1 per parcel. This covenant was placed on titie to ensure that the provisions ot the Rural 9 zone
would be met.

The parcels are propesed to be accessed by a new road off Nanaimo River Road and served with
individual private septic disposal systems and private water wells. The parent parcel is located outside of
an RIN Building Inspeclion Area.

Minimum 10% Perimeter Frontage Kegquiremen!

Proposed Lot 6, as shown on the plan of subdivision sabmitted by the applicant, will nat be able to meet
the minimum 0% perimeter frontage requirement pursuant to section 944 of the Local Gevernment Act.
The requested frontage is as follows:

Proposed Lot No. | Required Frontage | Proposed Frentage | % of Perimeter |
6 106.7 m 15.0m 'i 1.4 % !

|

Theretore, as the proposed parcel will not meet the minimum 0% parcel frontage requirement pursuant
to section 944 of the Local Government Act, approval of the Regional Board of Directors is required.

ALTERNATIVES

1. To approve the request to relax the minimum 10% perimeter frontage requircment for the proposed
Lot 6.

2. To deny the request 1o reiax the minimum 0% perimeter frontage reguirement.

DEVELOPMENT IMPLICATIONS

Site Constrainis

Due to the site constraints of the property in terms of the location of the watercourse and park land
crossing the property in a northwest to southeast direetion combined with the location of the new road,
meeting the minimum frontage requirement for proposed Lot 6 is not possible. It is noted that there is no
ability for further subdivision of Propased Lot 6 and as the parcel is restricted to 1 dwelling unit only, a
huilding strata development is not possible.

The width of the preposed panhandle to Lot 6 will meet the minimum panhandie width provisions as set
out in Bylaw No. 500, 1987.

Ministry of Transportation staff has indicated that access to the proposed parcel will meet Ministry
standards and therefore, have no concems at this time with this reguest for relaxation of the mintmum
10% frontage.

Park Land Requirements

As outlined above, the applicant, as part of this application will be required to dedicate park iand as
previously approved by the Regional District. In addition, the applicant is to provide a pedestrian access
to the park land from the proposed new read. The location of this access will be finalized through the
subdivision process (see Schedule No. 1 on page 4). The applicant’s agent has indicated that the applicant
is in concurrence with providing this pedestrian access.
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Riparian 4reas Regulation

As the watercourse is currently within park land or will be protected through the dedication of park tand
(as mcasured 15.0 metres (rom the natural boundary or from the top of the bank), whichever is grealer,
the applicable exemption guidelines of the current Watercourse Protection Development Permit Area
will be able to be met and as a result, the applicant is exempt from requiring a development permil.

Despite this, the applicant is in concurrence to register a section 219 covenant for the protection of the
watercourse and its riparian area to 30.0 metres as measured from the natural boundary or top of bank,
whichever is greater (see Schedule No. I on page 4 for Conditions of Approval). This proposed covenant
wilt coincide with the Riparian Areas Regulation and will ensure consistency with the proposed riparian
arca amendments to the QCP currently under consideration. It is noted that at this time, if 2 development
permit is not required, the applicant is not required to submit a riparian ares assessment pursuant 10 the
Riparian Areas Regulation.

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

This s a request to relax the minimum 10% perimeter frontage requirement pursuant to Section 944 of the
Local Government Acr for 1 lot in conjunction with the creation of 12 parcels as part of a phased
subdivision proposal. The overall subdivision includes the dedication of the balance of park land which
the Regional Board previously approved. The applicant is in concurrence to register a protective
covenant on title for the area of those proposed properties within 30.0 metres of the creek which coincides
with the Riparian Areas Reguiation and the amended development permit guidelines curreatly under
consideration. Given that the Ministry of Transportation is satisficd that the proposed panhandle access to
Lot 6 is achievable and that the applicani is in concurrence o register a protective covenant for the
riparian area next to the watercourse, staff reccommends Alternative No. 1, to approve the relaxation of the
minimum 10% perimeter frontage requirement for proposed Lot 6 subject to the conditions outlined in
Schedule No. 1 of the staff report,

RECOMMENDATION

That the request from WR Hutchinson, BCLS, on behalf of Kevin Ford 0758399 BC Ltd., 1o relax the
minimum 10% perimeter frontage requirement for proposed Lot 6 in conjunction with the proposed
subdivision of District Lot 3, Douglas District, Except Part Shown Coloured 163 RW and
Except Part in Plans VIP73763 & VIP77998, be approved.

{LL

Report Writer Generalllﬂgna ) W

Manager {oncunence ~ CAO Concurrence

COMMENTS:
Devsrsiraports 2007 frige jor 3320 20 221 7 ford duc
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Schedule No, 1
Conditions of Approval

In conjunction with the subdivision application for the property legally described as

District Lot 3, Douglas District, Except Part Shown Coloured Red on Plan 163 RW and Except Part

in Plans VIP73765 & VIP77998

The following sets out the conditions of approval:

1.

Subdivision

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

Section 219 Covenant (for the protection of the adjacent watercourse and its riparian area)

Applicant to prepare and register a section 219 covenant, 10 the satisfaction of the RDN. for
the protection of the portion of the watercourse and its riparian arca which crosses the parent
parcel for a 30.0 metre strip as measured from the present natural boundary of the creek or,
where there is a bank, 30.0 metres from the top of the bank (as determined by BCLS 1n 2007)
restricting the placement of buildings or structures, decks, patios, driveways, wells, septic
disposal system, storage of materials, goods, or seil, alteration of sails by the hand of man or
removal of vegetation other than noxious weeds within the covenant arca.

Draft covenant document to be forwarded for review to RDN.

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

Applicant to indicate the covenant area (demarcation) on the ground by way of permanent
fencing or other suitable means,

Pedestrian Access

Applicant to prepare and register a statutory right-of-way or dedicate park land for the pedestrian
access from the new curving road to the park land a minimum of 4.0 metre in width and in a
location central to proposed parcel or the east side of the new curving road and to the satisfaction
of Regivnal District.
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Schedute No, 2
Proposed Plan of Subdivision
(As Submitted by Applicant / Reduced for Convenience)
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Attachment No. 1
Location ef Subject Property
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TO: Susan Cormie L—-*—@Q‘“—“—*‘“—‘”J DATE: December 20, 2006
Acting Manager of Current Planning
FROM: Greg Keller FILE: 643030 RAR
Planner

SUBJECT:  Riparian Areas Regulation Implementation OCP Amendment Bylaw Nos, 1240.03,
2006; 1152.03, 2006; 1148.04, 2006; 814.09, 2006; 1053503, 2066; 1115.04, 2006;
1335.92, 2006; 1007.05, 2006 and 1404.01, 2006

PURPOSE

To consider OCP Amendment Bylaws No 1240.03, 2006; 1152.03, 2006; 1148.04, 2006; 814.09, 2006,
1055.03, 2006; 1 115.04, 2006; 133502, 2006; 1007.05, 2006 and 1400.01, 2006 for adoplion.

BACKGROUND

The above noted bylaws were introduced and given 1¥ and 2" reading on Juh 25, 2006. This was
followed by a Public Hearing held on September 13, 2006. The Board granted 3 readmg for the bylaw on
Septermber 26, 2006.

The purpose of these proposed OCP amendment bylaws is to ensure that all Official Community Plan
(OCP) are consistent with the provincial directive as outlined in the Riparian Areas Regulation by
inchuding a new or amended development permit area in each OCP. Minor housekeeping amendments
were also made to ensure consistency throughout each OCP.

ALTERNATIVES
1. To adopt Regional District of Nanaimo Riparian Areas Repulation Implementation OCP Ameadment

Bylaw Nos. 1240.03, 2006; 1152.03, 2006: 1148.04, 2006; 814.09, 2006; 1055.03, 2006: 1115.04,
2006; 1335.02, 20006; 1007.03, 2006 and 14040.81, 2006.

2. To not adopt Riparian Arcas Regulation Implementation OCP Amendment Bylaw Nos. 1240.03,
2006, 1152.03, 2006; 1148.04, 2006; 814.09, 2006; 1055.03, 2006; 1115.04, 2006; 1335.02, 2006;
1007.05, 2006 and 1400.01, 2006,

VOTING

All Electoral Area Directors - one vote except Electoral Area ‘B,
MINISTRY REFERRAL
As part of the bylaw amendment process, pursuant to Section 882 of the Local Government Act, the

amendmeni bylaws were forwarded to the Minister of Community Services for approval. This approval
was granled on December 7, 2006.
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SUMMARY

Regicenal District of Nanaimo Official Community Plan Amendment Bylaw Nos. 1240.03, 2006; 1152.03,
2006; 1148.04, 2006, 814.09, 2006; 1055.03, 2006; 1115.04, 2006; 1335.02, 2006; 1007.05, 2006 and
1400.01, 2006 were considered by the Board and given 1¥ and 2™ reading on July 25, 2006. A Public
Hearing was held on September 13, 2006, and the Board granted 3™ reading on Scptember 26, 2006.The
bylaws were then forwarded to the Minister of Community Services for its approval, which was received
on December 7, 2006,

As the Mivistry of Community Scrvices has approved these Bylaws. they may now be considerced for
adoption.

The following recommendations are provided for the Board’s consideration.
RECOMMENDATIONS

1. That "Regional Disirici of Nanaimo Electoral Area ‘A’ Official Community Plan Bylaw
Amendment Bylaw No. 1240.03, 2006" be adopted.

2. That Regicna!l District of WNanaimo Amowsmith Benson-Cranberry Bright Official
Community Plan Bylaw Amendnent Bylaw No. 1148.04, 2006" be adopted.

1, That "Regional District of Nanaimo East Wellinglon - Pleasant Valley Official Community
Plan Bylaw Amendment Bylaw No. 1035.03, 2006" be adopted.

4. That "Regional District of Nanaimo French Creck Official Community Plan Bylaw
Amendment Bylaw No. 1115.04, 2606," be adopted.

5. 'That "Regional District of Nanaimo Shaw Hill-Deep Bay Official Community Plan Bylaw
Amendment Bylaw No. 1007.05, 2006 be adopted.

6. That "Regional District of Nanaimo Englishman River Official Community Plan Bylaw
Amendment Bylaw No. 814.09, 2006" be adopted.

7. That "Regional District of Nanaimo Electoral Area 'H' Official Community Plan Bylaw
Amendment Bylaw No. 1335.02, 2006" be adopted.

8. That "Regional District of Nanaimo Electoral Area 'F' Official Community Plan Bylaw
Amendment Bylaw No. 1152.03, 2006" be adopted.

That "Reglonal DISII'ICT. of Nanazmo Nanoose Bd) O ’- mypiy Plan Bylaw

Rep&t’/\f Ter
,Wé« ()

ad
ST
M’ \fianager Concurrence CAOQO Concurrence

COMMENTS:
devsyy/Teporls 2006/6430 30 RAR 4% Adoption Report
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TO: Waync Moorman, P. Eng. DATE: December 20, 2006
Manager, Engineering & Subdivisions

EROM: Susan Cormie FILE: 3300 20 440 Parker Road
Senior Planner

SUBJECT:  Building Strata Conversion Application — Fern Road Consulting 1.td., on behalf of
Janette Hooper
Electora! Area 'G', 440 Parker Road

PURPOSE

To consider a request to approve a building strata conversion of a residential development pursuant to
wection 242 of the Serata Property Act that will result in the creation of 2 residential building strata lots.

BACKGROUND

The owner of the subject property, legally described as Lot 3, District Lois 65 and 66, Newcastle District,
Plan 1803 and located at 440 Parker Road within Electoral Area ‘G’, is proposing to create 2 building
strata Jots over one existing single dwelling unit and one proposed dwelling unit (see Schedule No. 2 on
page 6 for proposed building strata subdivisiony. The property, which is 2.01 ha in size, is currently
zoned Rural 1 (RU1) and is within Subdivision District ')’ pursuant to the "Regional District of Nanaimo
Land Use and Subdivision Bylaw No. 500, 1987" (see Attachment No. I on page 9 for location of subject
property). Under the Rural 1 zone, 2 dwelling units are permitted if the parcel is greater than 2.0 ha in
size. In this case, the parent parcel can support 2 dwelling units.

The strata conversion is proposed o be served by private potable water wells and privale septic disposal.
Surrounding parcels are zoned rural with Parker Road to the north. The subject propeny borders
Agricultural Land Reserve (ALR} (o the cast and south while a portion of the parcel o the north (across
Parker Road) is situated within the ALR.

The subjecl property is located within an RDN Building Inspection Area. The proposed building strata
conversion is proposed to be served with private potable well water and a common properly scptic
disposal ficld.

Section 242 of the Strata Property Act provides for the conversion of previously occupicd buildings into
strata lots subject to the approval of the approving authority, in this case, the Regional Board. The
Regional Board is o ensure that an adequate supply of rental units remains available and that units being
converted meet the minimum standard of construction. The Strata Property Act specifies that the
Regional Board must consider the following criteria in its decision:

1. The priotity of rental accommaodation over privately owned housing in the area;
2. Any proposais for the relocation of persons occupying a residential building;

3. The life expectancy of the building; and
4

Projected major increases in maintenance costs due to the conditions of the building.
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The Board js also required o ensure that the buildings sabstantially comply with applicable bylaws and
ihe National Building Code of Canada.

In addition to the above-required criteria, the Board may also consider “any other matters that, in its
opinion, are relevant” Consideralion of these other maitters enables the request to be refused at the
Board’s discretion. In order to evaluate an application, the Board approved the Strata Conversion Policy
and Guidelines Policy {No. B1.7}, which establishes criteria to assist an applicant in the preparation of an
application and to assist the Regional District in its review and evaluation of an application.

ALTERNATIVES

1. To approve the request for the straia conversion as shown on the plan submitted by the applicant
subject to conditions set ouf in Schedules No. 1, 2 and 3.

™

To not approve the request for a building strata conversion.

3. To hold the reguest in abeyance pending the completion of the Electoral Area *G° Official
Community Plan review.

DEVELOPMENT IMPLICATIONS

Official Communiiy Plan Implications

The subject parcel is designated within the Rural land use designation pursuant to the Shaw Hill — Deep
Bay Official Community Plan Bylaw No. 1807, 1996. This OCP is part of the Electorai Area *G™ Official
Community Plan Review which currently under way.  As part of this Review Process, through public
consultation, staff is secking the community’s preference for building strata development on yural
properties.  To date, staff has received comments from workshop attendees that building strata
development in rural areas should not be supported in the new official community plan. However, this
direction has not yet been endorsed by the community as a whole.

There is an existing shed and bamn on site which do not meet the minimum setback requirements pursuant
ta Bylaw No. 500, 1987, The applicant’s agent has indicated that these buildings will be removed.
Therefore, staff recommends that if this request proceeds, the applicant be required to remove these
buildings (see Schedule No. 1 on page 3 for Conditions of Approvai). In addition to these buildings, there
is also a structure labeled as 2 Well Shed within the subject property, which does not meet the minimum
setback requirement. Confirmation is required as to whether this structure will meet the definition of
building and if it is considered a butlding, the building wilf require a variance [or sctbacks or will need o
be modified and moved. This is included in the Conditions of Approval.

Strata Property Act

The request for approval of this proposed building strata conversion appears that it will generally meet the
minimum criteria that the Board must consider in approving a building strata conversion. The applicant’s
professional engineer has stated that the building, which was built during the tune period from 1990 to
1992, is in substantial compliance with the requirements of the BC Building Code and the National
Building Code ot Canada.

With respect to the priority of rental accommodation over privately owned housing in the area; the
neighbourhood where the subject property is located is characterized by owner-occupied single dwellings
situated on rural and rural residential parcels. As a result, the priority of rental accommaodation is not
considered to be significant.
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With respect to the life expectancy of the building, the applicant has submiited a professional engineer’s
report certifying a minimum of a S0-vear life expectancy of the building.

With respect to the projected major increases in maintenance costs due to the condition of the building,
the applicant’s engineer has certified that no major maintenance costs are expected for a number of years.
To the best of planning stafi’s knowledge, there appears to be no major increases in the cost for the
mamtenance of the building at this time.

Building Strara Conversion Policy Guidelines

The applicant has provided a filing on the sewerage system for the subject property concluding that a
common septic disposal system can be designed that will meet the new Sewerage Regulation. Staff
recommends that conlirmation of adequate septic disposal for each proposed strata unit be a condition of
approval.

With respect o potable water, the applicant’s well driller has provided information supporting the
availability of potable water to the second dwelling unit. Therefore, based on this preliminary
information, staftf reconmmends that confirmation of potable water for both proposed strata units be a
condition of approval,

Subject to the conditions being completed, the application, as submitted, will be able 1o meet the
requiremients of the RDN Building Strata Conversion Policy Guidelines,

Environmentually Sensitive Areas Atlas

The Environmentally Sensitive Areas Atlas indicates the subject property does not contain an
environmenially sensilive {eature.

Ministry of Transportation

Ministry of Transportation staff has reviewed the proposed strata plan and has no concerns with respect to
access.

Proposed Buitding Unit Implications

The subject property currently supports one dwelling unit. The applicant does not wish to proceed with
the construction of the second dwelling unless approval of this application bas been granted. The
applicant has submitted both a site plan (see Schedule No. 2 on page 6) showing the proposed siting of the
second dwelling and house construction plans (see Schedule No. 3 on pages 7 & 8). 1t is recommended
that if approval for the building strata is grantcd, such approval be subject to the submitted house plans
being constructed in the location as shown on the site plan and certificd that construction meets the
current building code requirements pursuant to the Strata Property Act provisions.

YOTING

Flectoral Area Dircctors — one vote, except Electoral Area 'B°,
SUMMARY

The applicant is requesting a building strata conversion of one existing single dwelling unit and one future
dwelling unit. The application, as submitted, appears that it will meet the minimum requirements for the
approval of a building strata conversion as set out in the Strate Property Act. The applicant has
submitted a filing on the sewerage system which supports the availability of septic disposal for the second
dwelling unit and a preliminary well driller's report stating that there is sufficient potable water available
for residential use. Ministry of Transportation staff has indicated that they have no concerns with the
proposal. The Electoral Area “G* Official Community Plan is currently under review and as part of this
review stafl is seeking the community’s position on strata conversion applications in rural areas. The
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public process to date has indicated that there may be support for a policy to not support building strata
conversion applications in the rural arcas; however, such a policy has not yet been endorsed by the whole
community. Staff confirms that both the guidclines set out in the corresponding board policy and the
technical provisions for stratification pursuant to the Strafa Property Act will be able to be met subject to
the conditions outlined in Schedule Nos. 1, 2 and 3 being completed.  As a result, staff recommends
Alternative No. 1 10 approve the request for sirata conversion.

RECOMMENDATION

That the request from Fern Road Consulting Ltd., on behalf of Janette Hooper, for the building strata
conversion as shown on the Proposed Strata Plan of as Lot 3, District Lots 65 and 66, Newcastle District,
Plan 1803, be approved subject to the conditions being met as set out in gche i,2 and 3 of the
staff report.

.

Report Writer Generat Managetd)

//% Jio Jib N AN\
Manager Lo LB.ITEI'ICC CAQG Concurrence
COMMENTS:

Devsva'reporis/strata 2007 ja 3360 26 440 Parker Road Fern Rowd Consulting Hooper doc
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Schedule No. 1
Conditions Atiached to Proposed Building Strata Conversion
440 Parker Road / Lot 3, District Lots 65 and 66, Newcastle District, Plan 1803

The following conditions are to be completed by the applicant 1o the satisfaction of the Reglonal District
of Nanaimo:

b2

LWE )

Professional cngineer’s report certifving that the seplic disposal systems for both proposed
building strata lots have been constructed to and will meet the current provincial regulations,
This report must be acceptable to the Regional District.

Professional engineer’s reporl certifying that for each proposed strata unit, a drilled water well is
constructed each of which, at a minimum, has a year round potable water supply in the amount of
3.5 m’ per day and that the water supply meets the minimun Canadian Drinking Water standards.
‘This report must be acceptable to the Regional District,

Written confirmation that the Ministry of Transportation has issued acecess permits and are
completed to the Minisiry’s satisfaction.

New single dwelling 10 be situated as shown on the submitted site plan and buill in accordance
with the plans prepared by Trevor Hooper as shown on Schedule No. ‘3" and located in
substantial compliance with the Proposed Strata Plan prepared by Sims Associates, BCLS, dawed
2006 06 20 as outlined in Schedule No. '2°,

Professional engineer’s repont certifying that the new building strata has been built 10 the current
code requirements (2006) pursuant to section 242 of the Streta Property Act.

BCLS confirmation that new dwelling unit meets all requirements pursuant to Bylaw
No. 300, 1987.

Applicant to remove existing shed and barm buildings.

Applicant’s BCLS 10 provide certification whether the well shed is considered a building or
structure pursuant 10 Bylaw No. 500, 1987, If # is eonsidered a building or structure, the building
will have to be moditied or moved or the applicant will be required to obtain 2 variance from the

Regional District of Nanaimo.

Applicant to apply {or ali necessary building permits in conjunction with this strata conversion.
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Schedule No. *2°
Proposed Plan of Building Strata Plan
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Schedule No, ‘3" {page 1 of 2)
Plan of Proposed Second Dwetling/Detached Garage
440 Parker Road / Lot 3, District Lois 65 and 66, Neweastle District, Plan 1803
{as submitted by applicant/reduced for convenience)

East Flevation

West Elevation
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Schedule No. ‘3’ (page 2 of 2)
Plan of Proposed Second Dwelling/Detached Garage
440 Parker Road / Lot 3, District Lots 63 and 66, Newcastle District, Plan 1803
{as submitted by applicant/reduced for convenience)

Hevaton

North

South Elevation
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Attachment No. 1
Location of Subject Property
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SUBIECT:  Electoral Area 'G* Official Community Plan Review Workshop Summaries and
Update

PURPOSE

To provide the Board with an updale on the Electoral Area 'G" Official Commuanity Plan review process
and present the results of the public workshops.

BACKGROUND

‘The Board endorsed the Electoral Arca 'G' Official Community Plan Review Terms of Reference on
April 25, 2006. Staff have initiated the Official Community Plan review process according to the terms of
reference approved by the Board. Six public workshops have been held at the multi-purpose room at
QOceanside Place. The purpose of this report is to present the results of the public workshops.

The first two public workshops were held on Saturday, September 30, 2006 where the topic for the
morning session was Parks, Recreation and Community Amenities and the topic for the afternoon session
was Invironmental Protection. The third and fourth public workshops were held on Saturday, October
14, 2006 where the topic for the morning session was Land Use in Urban Areas and the topic for the
afternoon session was Water and Sewer Servicing. The fifth and sixth sessions were held on Saturday,
Naovember 4, 2006 and the topic for the moming session was Land Use in Rural Areas and the topic for
the afiernoon session was Transportation and Mobility.

During cach workshop stalf made a brief presentation to the workshop participants summarizing the
purpose of an Official Community Plan (OCP) and Regional Growth Strategy (RGS) before providing a
brief summary and background of the topic being discussed as it relates to Electoral Area 'G'. The
workshop participants were then split in 1o small work groups and were presented with a range of
discussion questions along with supporting background information and accompanying maps. Each
workgroup assigned a note taker from within the group to record the discussion related to cach question.
Each work group alse assigned a group leader from within the group to help keep the discussions on
topic and on schedule. Staff assisted the work groups primarilvy by acting as a resource to answer
questions and explain planning processes,
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ALTERNATIVES

1. To receive this report as information.

2. To receive this report as information and provide staff with further direction.

Summary of the Workshops

The following summarizes the key issues raised at each of the workshops. Please refer to Schedule
No. ‘17 for a complete summary of cach workshop. Please note that the workshop maps are available for
review upon request and will be avaitable during the Electoral Area Planning Committee meeting and
Board meeting.

Workshap No. I« Parks, Recreation and Community Amenities

The workshop patticipants currently enjoy approximately 20% green space in Electoral Area "G" and
support the retention of existing and acquisition of new green space. In particular retaining and acquiring
additional parkland for trails 1o provide safc public accesses to the water and a network of linked
pathways through the area was strongly supported.

A number of ways to acquirc new park fand and trails were discussed including public-private
partnerships, encourage partnerships with the private seclor and non-governmenial agencies, as a
condition of development approval, suppert the retention of Crown lands and lands within the
Agricultural Land Reserve, density bonusing, and density transfer,

Workshop No. 2 - Environmental Protection

The workshop participants identified a number of environmentally sensitive features to idemify and
protect in the new Electoral Area 'G’ Official Community Plan including fish bearing streams and all
sources of water, old growth forest, eagle nesting trees and wildlife trees, ground water resources,
floodplains, and wildlife corridors.

A number of options for protecting the envirenmentally sensitive features were discussed including
Development Permit Areas, park land acquisition at the time of rezoning, through community education
and stewardship, through environmenial protection poliey to be implemented through a Development
Variance Permit, green initiatives, tax incentives, and guidelines [or the application of fertilizers,
chemicals, and pestigides.

The workshop participants support the involvement of a wide range of organizations in environmental
protection including the Regional District of Nanaime, the Provincial Government, the Federal
Governmenl, the Private Sector, Non-governmental Agencies, and community groups.

Werkshop No. 3 - Land Use in Urban Areas

The workshop participants expressed the view that the French Creck Neighbourhood Centre is not
located in an appropriate location because it is not centralized, has issues related to access, fleodplain,
and contains environmentally sensitive features. The workshop participants fels that the Wembley Mail
Neighbourhood Centre would be a4 more appropriate location due to the close proximity to existing
commercial development in the City of Parksville and the fact that this location offers easier access and
is more central for the residents of French Creek.
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Some participants suggested that the Wembley Mall Neighbourhood Cenire shounld support higher
density residential development but should not permit additional commercial uses other than home based
business and neighbourhood commercial such as convenience store, and professional sesvices that are
compatibie with the surrounding uses.

With respect to the density of residential development carrently supported in the Official Community
Plans, it was telt that the 988 units currently supported in the French Creek Harbour Centre is too high
for French Creek and the supported density is too high given the current traffic flow issues. A reduction
in density by up to as much as 50% was supported.

Affordable housing options were discussed and the general consensus was that secondary suites, in-law
suites, and auxitiary dwcllings were supported in all residential areas as long as sufficient on-site parking
is provided.

Workshop No. 4 - Water and Sewer Servicing

The workshop participants wish to ensure thal adequate water is available for existing residents taking n
1o consideration current trends i climate change, Water conservation and the protection of ground water
were strongly supported and a number of oplions to promote and encourage water conservation were
discussed, It was felt that there was a lack of information on the ground water resources in Electoral Area
'G* and thar an aquifer assessment should be conducted in order to pian for development based on the
availability of potable water.

fn arcas that are not serviced by a community sewer system, the workshop participants desired to regulate
the density of development based on the suitability of the local soils 10 accommodate septic effluent
while taking in to account the potential affects on ground water.

The workshop participants supported innovative solutions such as the recycling of gray water and the
metering of septic outflow as another means of reducing water consumption.

With respect to storm water drainage, the workshop participants supported the retention of storm water
on site and the protection of watcrconrses, and ground water,

Workshop No. 5 - Land Use in Rural Areas

In general the workshop participants felt that rural character varies depending on the location, and in
general, includes large open spaces, large minimum parcel sizes, Jow density development, and includes
uses such as agriculture and forestry and olher resource activities. In general, the workshop participants
did not support rezoning of lands to permit smaller parcel sizes than what is currently allowed under
existing zoning,

A number of ways to maintain rural character were identified including the protection and diversification
of agricultural uses, not supporting the creation of parcels smaller than the minimum parcel size outlined
by the zoning bylaw by means of subdivision in accordance with the Strata Property Act, waler
conservation, and protection of ground water sources.

The workshop participants supported the preservation of rural characicr and uses that are compatible
with preserving rural character through a number of options including supporting the maintenance of
lands within the Agricultural Land Reserve, supporting low density residential, supporting forestry and
resource uses, and retaining as much green space as possible.
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It was determined that all of Electorat Area 'G s not the same due to geographic differences, proximity
to watercourses, community valves, and availability of undeveloped tand and hence the Official
Community Plan should recognize these differences where possible. It was also suggested that the
existing Official Community Plans Jand use designations be combined or merged for clarity where
possible.

Warkshop No. 6 - Transportation and Mohility

Workshop participants identified a number of barriers to diversifying mobility in Electoral Area 'G’
including geography such as rivers and the ocean, the Highways (19 and 192A), low density development
that does not support public transit, fack of sidewalks and paved shoulders, the aging population, and
nurTow raadways.

A number of options for improving mobility were identified by the workshop participants imcluding the
installation of additional erosswalks and street lights, public transit options tailored fo the needs of
Electoral Area 'G'. and the installation of safe pedestrian and cvelist pathways to encourage non-
automobile forms of wansportation.

The workshop participants identified a number of wavs to reduce the impact of automobile use within
Electoral Area 'G' including designating car pool/ride share areas, encouraging car pooling, encouraging
funding of alternative forms of transportation, and developing pedestrian and cvelist pathways.

With respect to the road networks in Electoral Area ‘G, a number of problem areas were identitied
including the entrance to San Pariel, the intersection at Church Read and the Alberni Highway, Wembley
Ropad, Lee Road, Johnstone Road, and the Little Qualicam River Bridge. The workshop participants
supported a number of road network improvements including the installation of traffic lights in preblem
areas and the realignment of Church Read to Stanhope Road for use as a truck route.

The workshop participants also supported the creation of a number of new routes and redesignation of
some existing routes to alleviate the vse of residential streets by heavy truck waffic. The creation of trails
was also supported as a means to improve mobility options within Electoral Area 'G".

Official Community Plan Review Process

The Regional District of Nanaimo has received other input that staff will review prior to drafting the
Official Community Plan.

In accordance with the Board approved Terms of Reference, staff will proceed with preparing a third
newsletter to provide a summary of the workshops o the workshop participants and the gencral
community. In addition, staff will also proceed with the preparation of the draft Official Community Pian
teking into consideration all of the comments received during the public workshops, the writien
submissions, and survey.

SUMMARY AND CONCLUSION

Stalf have initiated the Electoral Area "G Cfficial Community Plan review process and have held 2 series
of six public workshops to discuss a number of topics including Parks, Recreation and Community
Amnenities, Environmental Protection, Land Usc in Urban Arcas, Water and Sewer Scervicing, Land Use
in Rural Areas, and Transportation and Mobility.
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A number of key issues were raised by the workshop participants that staff will consider when drafting
the new Official Community Plan. Based on the response from the workshop participants, the most
significant issues appeared to be controlling lund use in rural areas, the retention and acquisition of parks
and green space, cnvironmental protection, the protection of groundwater, improving transportation and
mobility, and controlling the density of development and location of the Neighbourhood Centres in
French Creek.

Overall, the input and discussions during the workshops provided valuable input in to the Official

Community Plan review process. Staff will now proceed with analyzing all of the input received to datce
prior to drafting the new Official Community Plan for Electoral Area ‘G

RECOMMIENDATIONS

That Board receive this report and attached workshop summaries for informatio

o ~
Report \%ter Genera}i ManW

3

/S 77
i Lo A\
Manager Concurrence CAQ Concurrence
COMMENTS

devsusireparis/ 2067 ha 645601 cagr

81



Elcetaral Arca (3 Review Lpdate
January 2, 2007
Page 6

Sehedule No. “1” (page 1 of 26)

Electoral Area '(;' Official Community Plan Review Workshop Summaries and Update
Community Workshop No. 1 — Parks, Recreation & Community Amenities
Workshop Summary
September 30, 2406, 9:00am — 12:00pm

There were approximately 6 community members in atiendance.

Representing the Regional District of Nanaimo (RDN):

Ine Stanhope, Director for Flectoral Area'Gy

Joanne Chase, Alternate Director for Electoral Area '
Paui Thompsen, Manager, Loag Range Planning

Greg Keller, Planner

The comments and suggestions received during the workshop have been compifed and are summarized
below and shown on the attached map. There were four questions asked during the workshop. The
commenis and discussions as a result of cach question are summariad below.

Question No. 1:

Where are the priovity sites for park acguisition located and what types of park and other public lands
are desived by the community?

Please review the map showing existing parks, trails, public lands and cther community facilities and
indicate on the map if the group agrees with the parks and amenities that have already been identified
Also please identify other areas and tvpes of pavks that should be identified for future acquisition. Please
consider the following types of public amenities:

o  Parks

o Traily

*  (reenways

»  Access to water, both river and ocean
»

Playing fields and other recreation facilities
The following summarizes the comments made with respect to Question No. 1@

e Support the protection of Hamillon and Dudley Marshes in Electoral Area 'F as these areas are
key water recharge areas for Llectoral Area '(H,

Retain the existing 20% park/green space currently enjoyed in Electoral Area 'G'

Access to water {ocean, rivers, etg.) and access to trails in the woods are of key importance;
Creeks, rivers, and estuartes are the defining features of Llectoral Area 'Gh;

Provide linkages between beach accesses and other parks and inland trails;

Overcome the two access obstacles in French Creek: the creek itself and the highway;

Support a footbridge on the ocean side of the highway crossing French Creek:

Safe pedestrian access from Qualicum Beach in to French Creck is desirable;

. * & % ¢ 5 &
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Schedule No. *1* {page 2 of 26)

Electoral Area 'G" Official Community Plan Review Workshop Summaries and Update
Community Workshop No. 1 — Parks, Recreation & Community Amenities
Workshop Summary
September 30, 2006, 9:00am - 12:00pm

» French Creek corridor is important 1o protect, but may be better suited for non-continuous parks
due to the topography of the area;

* The existing and proposed frails should be shown in the new Official Community Plan;

* Support existing and proposed trails currently shown in the French Creck Official Community
Plar;

» The development of trail linkages is supported;

» Include the parks in the old Shaw Hill/Deep Bay Official Community Plan as shown on the
Regional Trail System Map dated Qctober 19, 2003,

¢ Acquire public beach access near Centre Road Community Park throngh park acquisition
requests;

* Designate lot 7, 8, and 10 {the riparian area adjacent to the Little Quaticum River) as identificd
on the map as a park;

¢ Provide access and a trail system linking upland arcas to the beach adjacent to the Little
Qualicum River Estuary;

» Parger parccls of land are needed for parks, for halls, baseball diamonds, and other land intensive
uses;

»  Support the creation of trails in Top Bridge Community Park;

* Suppeort the creation of a trail from French Creek to Top Bridge Park to Rathtrevor Provincial
Park; and,

= Support the use of the E & N railway right-of-way to allow for the creation of a trail.

{Greneral Quicomes:

Based on the comments and discussions sinmarized above. it appears that the Riparian Arcas (Rivers,
Lakes, Ponds, Wetlands, Estuvaries, and Ocean) are of key importance and should be considered for
protection possibly through the acquisition of park land.

The residents of Electoral Area ‘G’ enjoy the amount of preen space currently available and indicate the
desire to maintain and increase the amount of green space 1n Flectoral Area'G.

Pedestrian access and safety appeared 1o be of key concern. Providing access traiis and developing an
interconnected trail network throughout Electoral Area 'G' appeared to be a common theme,

There was interest in improving and maintaining public beach access and trail linkages throughout
Electoral Area 'G'. Special emphasis was placed on providing an aliernative stream crossing on French
Creek on the ocean side of the highway and a safe pedestrian route crossing the highway. The use of the
raitway right-of-way was mentioned as a potential linear cotridor,

In general, the group identified trails, Riparian Areas (natural arcas or greenways), large community

parks for land intensive recreational uses, and beach and riparian accesses as the most desirable types of
parks.
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Schedule No. ‘1° {page 3 of 26)

Electoral Area "G’ Official Community Plan Review Workshop Summaries and Update

Community Workshop No. 1 — Parks, Recreation & Community Amcenities
Workshop Summary
September 30, 2006, 9:00am — 12:00pm

Question No. 2:

How showdd new purk land and irails be acquired?

»  Mairmtained as public land (eg. Crown land)

»  Purchase

o Agreemeni with other agency (eg. trail on kighway right-of-wayi
o Subdivision - criteria for accepting pavk through dedication

e A5 g community amenity through a density bonus

s As arequivement of rezoning

s Development Cost Charge for park

The following summarizes the comments made with respect to Question No. 2:

* & @

Support privatc citizens that are atternpiing to acquire park land.

Encourage partnerships with other agencies such as nature conservancies.

Support and promote partnerships in the Official Community Plan,

Acquire park fand through subdivision — park land dedication (5% must be usefual land, support
3% over and above any sensitive arca)

Support density bonusing.

Support development cost charges for park (for community and regional park?)

Support the acquisition of park land through rezoning (general policy for all rezoning
applications that support the Regional District of Nanaimo having 1™ choice in what land to
accept as park)

Support the retention of agricuttural and forest fands.

Include a policy that applies to rezoning applications involving large tand holdings that provides
dircetion for park land dedication and parameters for land exchange

Support a referral process 1o the Parks and Open Spaces Advisory Committee {POSAC) for alj
park land dedications.

General Qutcomes;

A number of options for the acquisition of park land were discussed. It appears that there is a desire to
support a muili-facetted approach to acquiring park land. This corresponds to the desire to retain and
increase the amount of green space in Electoral Area'G
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Schedule No. ‘1* (page 4 of 26)

Electoral Area 'G* Official Community Plan Review Workshop Sammaries and Update
Community Workshop No. 1 — Parks, Recreation & Community Amenities
Workshop Summary
September 30, 2000, 9:00am1 — 12:00pm

Question No. 3¢

Who should be responsible for acquiring parks and other public amenities and who should be providing
these lands? What is the role of each?

Municipalities

RDN

Provincial Government

Federal Gavernment

Private sector (eg. forest companies)
Non-government organizations (eg The Nature Trust)
Community groups/associations

Others

$ ® & ¢ & & + @

The foltowing summarizes the comments made with respect to Question No. 3:

‘The Regional District of Nanaimo should play an active role in park land acquisition through the

options identificd in question pumber 2 above.

2 The Provincial and Federa! Government are encouraged to consult with the Regional Distriet of
Nanaime prior {o disposing of crown lands,

» Nop-government organization are a big factor in acquiring park land.

+ Dedication of jand from private owners through a land conservancy group.

General Ouicomes:

The acquisition of parkland should involve many different agencies including the Regional District of
Nanaimo. The private sector, non-governmenial organivalions, and community groups should play an
important role in the acquisition of park lands.
Question No. 4:
When should the acquisition of parks and other public wnenities ocour?

s Subdivision

s Rezoning

e Purchase

o Other
The following summarizes the comments made with respect to Question No, 4

+ Park land should be acquired as soor as possible and at the lowest price
¢ Park Jand and other amenities should be acquired through subdivision, purchase, and rezoning.
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Schedule Neo. 1” (page 5 of 26)

Electoral Area 'G' Official Community Plan Review Weorkshop Summaries and Update
Community Workshop No. 1 — Parks, Recreation & Community Amenities
Workshop Summary
September 30, 2006, 9:00am - 12:00pm

General Quteomes:

The group appeared in favour of using any and all means necessary as appropriate to oblain parkiand.
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Schedule No. ‘1’ (page 6 of 26)
Electoral Area 'G’ Official Community Plan Review Waorkshop Summaries and Update
Community Workshop No. 2 — Environmental Protection
Workshop Summary
September 30, 2006, 1:00pm — 4:00pm

There were approximately 12 community members in attendance. There were two workgroups set up
each consisting of approximately 6 people.

Representing the Regional District of Nanaimo (RDN):
Joe Stanhope, Director for Electoral Area 'G'
Joanne Chase, Alternate Director for Electoral Avea 'G
Paul Thompson, Manager, Long Range Planning
Greg Keller, Planner

The comments and suggestions received during the workshop have been compiled and summarized
below and are shown on the aitached map. There were three questions asked during the workshop. The
comments and discussions as a result of each guestion are summarized below.

Question No. 1

Where are the brportant environmental features located and what types of environmentally sensitive
areas should be recognized in the OCP as deserving protection?

Please review the map showing tmown environmentally sensitive areas and indicate on the map if there
are others that should be considered for some form of protection. Also please identify the types of
Jeasures that showdd be protected. Please consider the following types of features:

Creeks und other watercourses

Muarshes, werlands, estuaries

Eagle nests and heron rockeries

Sensitive terrestrial ecosystems (i.e. Garry Oak, old growth)
Cthers?

. & @ & @

The following summarizes the comments made with respect to question 1

e Fish bearing streams and all sources of water (riparian areas) should be recognized in the Official
Community Pian as deserving protection,

» Support restoration of buried and destroyed fish bearing streams.

¢ Support protection of the ocean front (i.e. green shores).

¢ Protect old growth and sceond growth forest.

s Prolect eagle nesting trees and wildlife trees {perch trees, roosting trees).

o Provide protection to alternate nesling trees.

¢ Protect ground water resources.

¢ Control impervious surfaces by supporting the retention of storm water on site.
» Profect osprey nests, heron nests and potential habitat at Craig Creek.

¢ Identify Morningstar Ponds as cnvironmentally sensitive.

» Identify Pebbie Beach Pond as environmentally sensitive,
o Identify Alexander Brook (near Eagle crest Golf Course} as environmentally sensitive.
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Schedule No. ‘1’ (page 7 of 26)
Electoral Area 'G' Official Community Plan Review Workshop Summaries and Update
Community Workshop No. 2 ~ Enviroomental Protection
Workshop Summary
September 30, 2006, 1:00pm — 4:00pm

o dentify Englishman River, French Creek, and Little Qualicum River Estuaries as

enviropmentally sensitive.

Identify potential habitat as well as known habitat,

ldentify wildiife corridors.

Drinking water and watershed protection should be included in the Official Commaunity Plan.

The end of Admiral Tryon contains estuary lands, fish habital, floodplain, and maturc trees that

should be identified as environmentally sensitive.

= French Creek watershed should be protected and could include provisions for storm water
MAanagement.

¢ I'he quantity of water withdrawn from the French Creek aguifer was raised as a concern and
should be addressed i the Official Community Plan.

»  Work with the Ministry of Environment {MOE) to support restricting the quantity of water
withdrawn from French Creek.

»  Mature forests and steep banks should be identified as environmentally sensitive.

+  All identifiable wetlands should be protected.

»  Support the removal of noxious weeds (1logweed, Himalayan Blackberry, etc.} without creating
water problems,

+  All floodplains should be identified.

. ¢ W

General Qulcomes:

‘I'he comments and discussions indicated a strong support for protecting the natural environment and
identifying and protecting all knows water features (riparian areas) within Electoral Area 'G', in addition,
groundwater resources, both quantity and quality appeared to be of key importance and should be
protected.

Question No. 2
How and when should the areas/features identified in Question No. I be protected?

Land acquisition

Resirictive covenants at time of subdivision or rezoning
As a eommunify amenity through a density bonuy

As a reguirement of rezoning

Development permit areas

Zoning

Other

The following summarizes the comments made with respect to Question No. 2;

s  Through Development Permit Areas for the proteclion of environmentally sensitive features
{watercourses, eagle trees, wild life trees, potential habitat, old growth trees, wildlife corridors,
drinking water and aquifer protection.

* A 30 metre Development Permit Area along entire marine interface,
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» Through the registration of covenants held by the RDN, MOE, and third party involvement.

s  Through park land acquisition at the time of rezoning, subdivision, and Development Variance
Permit application.

¢ Through community education including real estate agents, developers, ete.

e Through density bonusing,

* By developing a policy for the consideration of variances that supports the protection of the
environment.

» Through policy for voning amendments geared towards the reguirement to protect the
environment on sensitive lands.

e Support partnerships with MOL to eliminate unused water licenses and to monitor the volume of
water being extracted for all watersheds within Electoral Area'G'.

¢ Support green inifiatives to manage storm water (i.e. use nalural drainage systems where possible
while still protecting the environment).

» Through tax incentives and/or agreements to protect sensitive features.

* Through acquisition of land by a land conservancy,

* By keeping lot lines out of the riparian arcas.

+ Support water conservation (xeriscaping, low flow toilets, micro-irrigation, efc.).

* Support environmental stewardship at all levels.

¢ Provide guidelines for the application of fertifizers, pesticides, and chemicals.

General Quicomes:

A number of methods for protecting environmentally sensitive features were identified including
covenants, Development Permit Areas, environmental protection policies, land acquisition, education,
density bonuses, ete. The workshop participants wished to include various options for the environmenial
protection in the Official Community Plan,

Question Ng. 3

Who else should be responsible for protecting environmentally sensitive features? What is the role of
each?

RDN

Provincial Gavernment

Federal Government

Private sector

Non-government organizations fe.g. The Nature Trusi}
Communily groups/associations

Orhers
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)

The following summarizes the comments made with respect to Question No. 3;

Agency Roles and Responsibility
Regional District of + Provide notice to property owners of all environmenial
Nanainmo features on their property,

+ Encourage "Smart Growih" developments to include
innovative conservation features.

s Support and encourage communication and education on

environmentally sensitive features.

Develop a "Green" approval stamp or seal.

Provide tax incentives for properly owners.

t

[

Provincial Government Montitor endangered species.
Identify wildlife corridors
Set an example on highways and roads.

Improve storm water retention,

i Federal Government

Enforce fisheries regulations,
Support migratory bird regulations.

s {9 @i & & 5| »

Private Sector Provide proactive education for real estate agents,
developers, and butiders.

Encourage environmental stewardship and education.

Non-governmental ; =  Puarticipate in the registration and holding of covenants.
organizations Assist with funding for envirenmental conservation.
Organize and hold educational events,

h® [ »

Community Groups Set up standards for certification and awards.
= Agsist with compliance through community policing.

*  Organize and hold special events.

General Qutcomes:

There are many agencies invelved in protecting the natural environmeni. The workshop participants
would like the Official Community Plan to recognize and support the involvement of all levels of
government, the private seclor, community groups, and non-governmental organizations in the Official
Commugnity Plan.
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There were approximately 12 community members in attendance.

Representing the Regional District of Nanaimo (RDN):

foe Stanhope, Director for Electoral Area'G'

Joanne Chase, Alternate Director for Electoral Area'Gf
Paul Thompson, Manager of Long Range Planning
Greg Keller, Planner

The comments and suggestions received during the workshop have been compiled and are shown on the
attached map. The workshop was divided into three parts and participants were asked to consider four
questions, The first part focused on Neighbourhood Centres. In particular where the communily would
like to iocate the Neighbourhood Centres and what uses should occur in them. Part two dealt with the
urban arcas outside of the Neighbourhood Centres and the types of uses and densities that should be
supported. Part three focused on sirategies for making the desired changes with respect to
Neighbourhood Centres and urban areas outside of Neighbowrhood Centres.

After a brief presentation, the workshop participants broke in to two groups, each discussing the
workshop topic, Each group selected a recording secretary and designated a group leader to facilitate the
discussions. At the end of cach workshop, cach table presented their findings for general group
discussion,

The comments and discussions on the workshop questions are summarized below.

Part 1 - Question No. 1:

Location of the Neighbowhood Centres

The French Creek Official Community Plan (CCPj has identified hwo neighbourhood centres. One is
adiacent to Wembley Mall in Parksville and the other is focussed on lands adjacent to the lower reaches
and mouth of French Creck. Please look ar the mop to see the location of the existing neighbourhood
centres, Are these the best places to develop neighbourhood centres? When answering this question
please consider the fullowing:

s A neighbourhood centre should provide for a mix of uses, is close to where people live

and is easily accessible by foot, bicycle and public transit

The mix of uses should cccur within the same development

Is there available land or an opportunity to redevelop?

Can an existing single use site be converted to mixed use?

Is there an existing hub that is already recognized as a neighbourhood centre?

Are there barriers (such as a busy highway) that would discourage access by foot or

bicycle?

Daes it consist entirely of an environmentally sensitive area?

o g this an area that you see ay a focus for development and able to provide a broader
range of services and housing options over time?
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s Can links 1o other parts of the community be easily provided?
*  dre there opportunities for onsite drainage and storm water management?
¢ [fthe neighbourhood centre was a main street where would it be?

If your group believes there is a better location for the neighbowhood centres please draw the
boundaries on the map.

The fellowing summarizes the comments made with respect to Part | - Question No. 1:

» Support the existing Wembley Mall Neighbourhood Centre that is currently within the Urban
Containment Boundary with the possibility to include higher density residential development and the
possibility to expand this designation to the cast as shown on the attached map

¢ The French Creek Harbour Neighbourhood Centre is not located in an appropriate location because it
is nol centralized, has issues related to access, floodplain, and environmental sensitivity.

» Do not support the development of District Lot 28 to the current densities and uses supported by the

existing French Creck Official Community Plan because of issues related to access, flocdplain, and

environmental sensitivity (estuary}).

Why has Parksvillc not encouraged high density development in the Wembley Mall Area?

» Expand the commercial area in Wembley Mall Area.

¢ There may be an opportunity to expand commercial uses next to 1lome Building Centre.

*  Reduce the commercial area adjoining the pub/store in French Creek.

e Multi-family residential development is not suitable adjacent to the French Creek Poliution Control
Cenire.

L J

The terrain in the French Creek Neighbourhood Centre is not suitable for development.

s There are no traffic lights adjacent to the highway and the French Creek Neighbourhood Cenire,
which makes it very difficult to provide safe access.

General Quicomes:

In general, workshop participants agreed that the existing French Creek Harbour Neighbourhood Centre
should be relocated. However, one group wanted to eliminate the existing French Creek Harbour
Neighbourhood Centre and have a new one Neighbourhood Centre focused on Wembley Mall due to
issues relaied to access, traffic, floodplain, geotechnical concerns, and environmemal considerations. The
other group wanied to see it moved north of the highway.,

With respect to relocating the Neighbourhood Centre 1o the Wembley Mall area, the workshop
participants felt that the Wembley Mall area would be a more appropriate location for a Neighbourhood
Centre due to the close proximity to existing commercial development in the City of Parksville and the
fact that this location offers easivr access and is more central for the residents of French Creek.
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Part I - Questions No. 2:
Uses in the Neighbourhood Cenires

For the neighbowrhood centre(s) thar vour group has identified, which types of uses should be
supported? When answering the question please consider the following:

o The ideal is to create a complete community where people can live, play, work, learn,
shop and access services.

®  One objective is to locate frequently used services and amenities close to where people
live thereby reducing the number of trips by automobile; for example small rerail shops,
professional offices and personal services,

e Husiness or use should be feasible in a small space (e.g. no big box stores).

o Successful nodes include a range of housing fypes to accommodate a variety of reeds
and incomes.

¢ The mix of uses can be within the same development fe.g retail on first floor with
residential abave} or located adjacent to each other. '

o Think about the kinds of services and amenities that would provide the most benefit for
nearby residents?

o Consider how greemvays and public spaces can be incorporated into the neighbourhiood
centre.

The following summarizes the comments made with respect to Question No. 2:

¢ Support higher density residential development adjacent to Wembley Mall to take advantage of
the commercial services located in Wembley Mall.

s No addition commercial uses should occur in the Wembliey Mall Neighbourhood Centre.

= DMore green space should be provided in the neighbourhood centres.

» Support home based business and possibly local service commercial (i.e. small convenience
store, doctor's office, not clinic) i the Neighbourhood Centres.

» High density residential development is not suitable for French Creek.

e 088 units as currently supported in the French Creek Harbour Centre is extremely high density
for French Creek.

¢ There is too much density supperted given the current traffic flow jssues.

» Recommend reducing the density by up to as much as 50%.

General Ouicomes:

The general desire of the workshop participants was to reduce the density of residential development
currently supported by the Fremch Creek OCP and shift the location of higher density residential
development from the French Creek Harbour Centre to the Wembley Mall Area. As well, either chminate
the French Creek Harbour Neighbourhood Centre or move it nerth of the Highway.

Of concern was access, enviropment, and the retention and acquisition of green space.
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Puart 2 - Questions No. 3:

Please look at the map to see where different types of uses and densities are supported in the Existing
QOCP. In your group please discuss the following questions:

o Should all commercial, office or personal service uses be limited to the neighbourhood
centres or commercial designations?

If not then which of these uses should be considered in residential neighbourhoods?
How could non-residential uses be regulated in a residentiol neighbourhood?

*  Consider ways other than subdivision o create more dwelling units (e.g. suites in the
main dwelling, auxiliary dwelling units, creatively designed multi-family buildings).

»  Consider how to achieve other goals such as affordable housing, accommodating an
qging population {many of whom would Hike to stay in the community but want a smaller
homelvard;, accommodating a variety of incomes, accommodating a variety of family
lypes, sefting limits based on access and services, protecting environmentally sensitive
areas, and providing parks, trails and greenmways.

Please identify on the map where certain types of uses could be supported
The following summarizes the comments made with respect to Question No. 3:

» Support home based business as long as they do not negatively impact the neighbourhood.
» Support neighbourhoed commercial (small in size) to serve the community only where the use is
acceptable by the neighbourhood it serves, For example Temple Store,

¢ Support secondary suites and auxiliary dwelling units to a maximum floor area of 600 square fect
and provided the parcel coverage doss not exceed 35%,

¢ Support the retention of Moraing Star Golf Course lands as recreational land.

+ Support extended home based business through a revoning to allow perscnal and professional
services {(doctor, dentist, chiropractor, eic.),

¢« Support affordable housing by permitting in-law suites in all residential areas as long as
sufficient on-site parking is provided.

+ Support senior’s housing and care in the Wembley Neighbourhood Centre Arca.

General Qutcomes:

The workshop participants supported a lmited amount of commercial activity ouiside of the
Neighbourhood Centres as long as the development strictly serves the community in which it is located
and does not have a negative impact on the neighbourhood. In general it was felt that the forms of
commercial development that may be appropriate arc home based businesses as currently authorized by
the current zoning bylaw and potential expansions to the uses currently permitted through a rezoning
process. In addition there was some support in some circumstances for small neighbourhood convenience
stores where the proposed use would not negatively impact on the surrounding neighbourhood.
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With respect o affordable housing, the workshop participants supported the use of secondary suites and
auxiliary dwelling units in all residential zones provided there was a limit on the floor area and there was
adequate on-site parking. In addition, senior’s housing/eare was supported in the Neighbourhood Centres,

Pari 3 - Question No. 4:

With respect to land use and development in the Urban Area you have identified the where and the what.
Now it is time to consider how 1o achieve the desired land uses and densities. In youwr group please
discuss the following guestions:

a.  How do we get developments with good design?

b, How do we get the amenities identified by the community? te.g. parks and trails)

¢. Wha else is required fto make it work? fe.g waffic lights, water & sewer servicing,
separcted cycling/walking paths)

The following is a list of some of the to0ls that can be used 1o achieve desired land uses and densities and
to regulate the form and character of development:

o Fublic amenities as a requirement of rezoning

o Density Bonus

o Comprehensive Development Zones

o Development Permit Area for Form and Character
Please see the Fact Sheet for more information on 100ls.

The following summarizes the comments made with respect to Question No. 4:

» Trails and bikeways need to be considered for every rezoning application.

¢ Traffic lights arc nceded at Lee Road, Columbia Drive, and Drew/Johnston Road. Do not support
further development in thesc areas until traffic lights are instalied.

¢ Emphasize and reinforce policies that encourage cooperation belween municipalities on
development proposals adjacent to common boundaries,
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In addition to staff, there were approximately 12 community members in atendance.

Representing the Regional District of Nanaimo (RDN):

Toe Stanhope, Director for Electoral Area'G

Joanne Chase, Alternate Director for Electoral Area '’

Paul Thompson, Manager of Long Range Planning

Wayne Moorman, Manager of Engineering Standards and Subdivision
Mike Donnelly, Manager of Utilities

Iohn Finnie, General Manager of Environmental Services

Greg Keller, Planner

The comments and suggestions received during the workshop have been compiled and are sammarized
below,

After a briel presentation, the workshop participants broke in 1o two groups each discussing the
waorkshop topic. Each group selected a recording sceretary and designated a group leader to facilitate the
discussions. At the end of each workshop, each table presented their findings for general group
discussion.

The comments and discussions received from each group with respect to the workshop questions are
summarized below.

Question No. 1:

Please review the existing policies and objectives related to community water services and then as a
group discuss which should be mainiained, changed or deleted What new policies are needed?

The following summarizes the comments made with respect to Question No. §:

» Lnsure adequate water is available for existing residents, taking into consideration climate
changes.

s The expectation is that summers will become longer and drier. Therefore, we nced to consider
water collection.

» Strongly consider and educate residents on aquifer protection and water conservation.

s lHave an internet site and library open 1o the public with information on aquifer protection and
water conservation.

» Support the use of low flow and composting toilets and support an amendment to the building
bylaw to accommodate this. '

¢ A groundwaler and watershed (aquifer) resources assessment study is supported.

* Water conservation is very importan! and should be promoted through various means such as
micro irrigation, melered water usage, conservation based water pricing, fow-flow toilets
washing machines, ete.

*  Only support development based on the availability of quality water.

»  Encourage the retention, storage, and recyeling of water on site,

E
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Have a base rate water pricing conducive 10 water conservation.

Water consumption should be charged based on the volume of sewer cutput (i.c. meter incoming
and oulgoing flows),

The suitability of Regional Disirict of Napaimo acquisition of any private community water
system shall be considered.

Monitor water licence volumes from Hamilton Marsh.

Water quality concerns in some areas relate 1o the potential for salt water intrusion near the
ogcan.

Support the cancellation of unused water licenses,

Support the protection of all drinking water sources.

The concept of the development of a Regional Bulk Water System o complement existing
groundwater sources for domestic use is French Creek is supposted.

Support the retention of trees and other native vegetation as a means of groundwater refention.

General Ouicomes:

The workshop participants strongly supported policies for the protection of groundwater including both
quality and quantity. Water conservation through various means such as low flush toilets, conservation
based water pricing, micro-irrigation, and cducation was strongly supported as & way o reduce the
volume of ground water consumed. There was also a strong desire 1o ¢cnsure that there is an adequale
reliable long-term supply of potable drinking water to service existing residents, taking into consideration
current trends in climate change, while ensuring that proposed developments do not compromise existing
supplies.

Questions No. 2;

FPlease review the existing policies and obfeciives relared to conumumnity sewer services and then as a
group discuss which should ke maintained, changed or deleted. What new policies are needed?

The following summarizes the comments made with respect to Question No. 2:

Investigate the extended use of effiuent

Allow and encourage allernative scwage Ireatment plants and technigues that are technically
satisfactory.

Consider the option of having an cffective localized treatment plant rather than individual septic
fields provided there is an ongoing, adequate ownership, monitoring, and control.

Meter cutgoing sewage volumes.

Recyele and rense sewage treatment plant by-products.

Work with the Vancouver Island Health Authority to develop strategics for gray water recyeling.
With respect to areas that are serviced with private septic svstems, support densities based on the
suitabitity of the local soils for septic disposal taking in to account the effect on the aquifers.
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General Outcomes:

The workshop participants support pelicy that specifics densities based on the suitability of the local
soils for septic disposal. Innovative technologies that increase the quality of effluent and permit the
recycling or reuse of waste waler is supported as 2 way of reducing water consumption and reducing the
volume of effluent released in to the environment,

Question Ne. 3;

Please review the existing policies and objectives related to stormvater management and then as a
group discuss which should be mainiained, changed or deleted. What new policies are needed?

The following summarizes the comments made withrespect to question 3:

« Consider drainage being a Regional District of Nanaimo function.

e Suppert the retention of storm water on site and ensure that it does not ge directly into a
walercourse.

s Support the policy 2.1.2(1) in the Shaw Hiil-Deep Bay Official Community Plan, which requests
that the Approving Officer reguire subdivisions 1o be designed in a2 manper which does not
interfere with ground water recharge and prevents sediments from entering natural watercourses,
lakes, and wetlands.

¢ Support permeable paving.

General Outcomes:

Storm water drainage and how it affects both ground water and surface water was of primary concern.
The workshop participants support the retention of storm water flows on site as well as ensuring that post
development [lows are equal Lo or less than pre development flows. It was discussed that this may be
achieved in a number of ways such as the use of permeable paving, storm water refention, etc.
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Approximately 30 community members were in attendance. Three workgroups were set up.

Representing the Regional District of Nanaimo (RDN):

Joe Stanhope, Dircetor for Electoral Area'G'

Joanne Chase, Alternate Director for Electoral Area "'
Paul Thompson, Manager Long Range Planning

Greg Ketler, Senior Planner Long Range

The comments and suggestions received during the workshop have been compiled and are summarized
below and are shown on the aftached map. Four guestions were asked during the workshop. The
comments and discussions as a result of each guestion are summarized below.

Question No. 1

What is Rwral Character? How is Rural Character defined in Electoral Avea 'G?  Is there a need jor
more than one definition?

The following summarizes the comments made with respect to Question No. 1:

Rural character means trees, grass, domestic animals, barb wire fence, accessible open streams,
undeveloped, productive agricuiture, minimum noise and fight, open farm land and lots of forest,
few roads, minimum amount of housing, protected forests, parks and land trust areas, and
maintain Crown lands.

It is suggcested that rural character be defined in San Pareil as rural residential, in French Creek as
rural and rural residential, and in Shaw Hill rural residential and rural,

Rural means a low or lower housing density than what currently exisis.

Rural is a perpetuation of a style and quality of life for local residenis on lands originally
established by pionecrs for homesteading and agriculture, with a mixture of protected forests and
a forest interface thar allows for a continuum of wildlife habitat and access to environmentally
sensitive trail systems.

Rural Character is larger parcel sizes.

Rural residentiai varies depending on the region of Electoral Area 'G'.

There ar¢ some areas of Electoral Area 'G' that have existing small lots that should be
recognized.

The rezoning of lands to permnit small parcels sizes shounld be discouraged.

Retain the character of Electoral Area 'G".

There are water system concerns in some areas {and septic tanks and wells close together).

Keep the minimum parcel sizes as they are.

Need more than one definition for rural character — rural residential, farms, industrial (i.e.
Earthbank).

Rural is clean air.

Rural includes industrial uses with limits on noise, traffic, and odour, and includes different
types of development including residential, agricultural, and industrial.
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Rural character is fow popuiation density, large minimum lot sizes, farm Jand and land in the
ALR, park and recreation, resource tand (Forest, Gravel, Mining, etc.)

General Qutcomes:

Although it was felt that rural character varies depending on location, the workshop participants
generally consider rural character 1o be large open spaces, with uses that are typically found in rural
arcas such as agriculture, forest and resource activities, recreation, and low density residential.

Question No. 2

What are possible ways of maintaining the Elecroral Area's vural character?

The following summarizes the comments made with respect to Question No. 2:

“ A& = B

Provide buffers between lands in the agricudtural land reserve and residential uses.

The Agricultural Land Commissions rules are very limiting in what can be done on Jands within
the agricultural land reserve so the Official Community Plan should aliow those uses to the
maximum ¢xtent possible.

Do not allow strata mechanisms {mainly building strata and building strata conversions} to
bypass zoning regulations.

Limit noise and [{ght.

Provide no or minimal community water and sewer services.

Enforce all current regulations.

Support and encourage the Vancouver Island lealth Authority to implement and enforce existing
health and safety regulations.

Maintain a consistent lot size.

The infrastructure must support the existing community. (Do not overload the existing road
network with traffic generated by new development.)

Retain large lot size,

Control development based on the availability of water.

Require an aquifer assessment before development, while recognizing that farming requires farge
guantities of water. {Some concern was expressed over this suggestion because aquifer mapping
needs to be done.)

Support the concept of aquifer mapping, monitoring, and protection so that Development Permil
Areas can be established.

Do not support any new multi-family development cutside of the urban containment boundary.
‘We need to make efforts to retain our water and recognize the danger of global warming.
Vigorously support farming and diversification of farming.

Support the on-site pracessing of farn products.

Support sustainable on-site sepiic and water.
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General Outcomes:

The workshop participants identified a wide array of options for maintaining the rural character of
Clectoral Area '(3’. Common themes included supporting agriculture and large parcel sizes as well as
controlling density and fimiting development based on the availability of water.

Question No. 3

What uses and densities are compatible with preserving rural character?

The feilowing summarizes the comments made with respect to Question No. 3:

7 % & & & & & & » . & &

Support the retention of lands within the Agricultural Land Reserve,

Low density residential is compatible with rural uses.

Ensure that the residents of Elecloral Area 'G* have self-sustaining water and sewer.

Support the retention of golf courses as park or recreational uses in the Official Community Plan,
Land Use should be treated the same in the whole of Electoral Area G

Support and encourage strict enforcement of forest management regulations and provincial
responsibilities such as best management practices.

Combine or merge Official Community Plan land use designations for clarity where possible.

In Rural Residential lands require proof of on-sitc watcr and septic prior to development,

For agricultural lands supporl 2 minimum parcel size of 8.0 hectares.

Support forestry and resource uses.

Maintain farms in Electoral Area 'G',

Support the retention of lands within the Agricultural Land Reserve.

Farm land should not be considered green space or open space. 1t should be called working fand.
Support foresiry uses.

Some concern over compost and faectory farms due te odour.

Cencern about golf courses becoming new housing (retain goif courses in the Agriculiural Land
Reserve).

Retain as much green space as possible,

Maintain status-quo regarding density,

Support higher density development in the Wembiey Road area including affordable housing,
Encourage the Subdivision Approving Officer to deny applications for subdivision if the impacts
on the aquifer are deemed unacceptable.

Rural residential density varies depending on the location.

Encourage larger parcel size by discouraging subdivision.

Existing farmers would like to acquire more 'reasonably priced' land.

Introduce retroactive property laxes (for example 5 vears) that applies to lands removed from the
Agricultura]l Land Reserve.

Support the Resource Management, Rural, Rural Residential, minimum parce! size pelicies from
the Shaw Hill -- Deep Bay Official Community Plan.

Do not allow strata to circuimmvent zoning rules in any manner.
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Support Bed and Breakfast.

Support farm sales of the products produced on the farm,

Do not support more than two dwelling units per parcel.

Enforce the rules with respect to replanting or regenerating logged areas,

. & & 2

General Ouicomes:

In general, the workshop participants desire to protect the ground water rescurces and maintain and
support agricultural and forestry operations in Electoral Area'G'.

Question No. 4

Showld all of the Rural Area he treated the same in terms of land use or is there a need to support
different uses and densities in different parts of the Plan area? Please consider the following when
answering this question:

e current land uses

e uses and densities that are currently supported in the three existing OCPs
s The 8 goals of the Regional Growth Strategy

= Reguiremenis of an official community plan

The following summartzes the comments made with respect to Question No. 4
» All of the rural areas in Electoral Area'G' should not be treated the same because of geographical

differences, proximity to walcrcourses, and availability of unused land.
Support the retention of all iands within the Agriculturat Land Reserve.

v Support no net loss of lands within the Agricultural Land Reserve.

Support agri-tourism, agricultural museums, and festivals.

¢ The curront regulations need to contro] light poilution from green houses.

Encourage mixed {arming on Agriculiural Land Reserve lands and discourage monoculture
farming.

With respect to the goals of the Regional Growih Strategy the {ollowing comiments were received:

s Goal I: Streng Urban Containment, maintain the urban containment boundary on the basis
that we want strong support for leaving the existing urban containment boundary.

¢« Goal 2: Nodal Structure, there is some question about supporting nodal developments in
Electoral Area 'G' as Parksville and Qualicum Beach are effectively Area *G"s nodal services, No
support for French Creek Harbour node. Support the Wembley Mall node. Future developments
must provide nodal service in particular Englishman River Estates residents.

» Goal 3: Rural Integrity, support land and sea based tourism and rural entertainment such as
corn mazes,
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+ Goal 4: Environmental Protection, work with senior governments to influence and enforce
regulations on environmental issues and on farm land.

¢ Goal 5: Iimproved Mobility, no comments received (see Workshop No. 6).

e Goal 6: Vibrant and Sustainable Economy, concentrate on sustainabiliy.

e Goal 7: Efficient Services, no comments reccived

¢ Goal 8: Cooperation Ameng Jurisdictions, encourage strong collaboration between Qualicum
Beach and Parksville. Discourage annexation. Encourage the development of a health centre.

+  We support different uses and densities in the various areas. This does not mean supporting the
subdivision of farmlands into smaller parcels.
We are in favour of the cight goals of the Regional Growth Strategy but we must adhere 10 them.

s Some support for subdivision of farm lands subjecl lo provineial regulations and restrictions

General Quicomes:

The workshop partivipants recognized both a need to standardize rural uses, parcel sizes, and densities
where appropriate, However there was a desire to recognize that there are existing situations where there
are existing small parcels and where higher densities are appropriate including differences in community
standards and geography that warrant different rural standards and densities for ditferent areas within
Elecioral Area '

There was strong support for the retention of lands within the Agricuitural Land Reserve and maintaining
a larger minimum parcel size and diversification of agriculaure.
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Approximately 15 community members were in attendance, Two workgroups were set up.

Representing the Regional District of Nanaimo (RDN):

Joe Stanhope, Director {or Electoral Area 'G'

Joanne Chase, Alternate Director for Electoral Area 'G'
Paut Thompson, Manager Long Range Planning

Greg Keller, Senior Planner Long Range

The comments and suggestions received during the workshop have been compiled and are shown on the
attached map. Four questions were asked during the workshop. The comments and discussions as g resuit
of each question are summarized below.

Question No. 1

What are the barriers to diversifving mobility options within the Plan area? fe.g. land use patterns,
density, natural barviers)?

The following summarizes the comments made with respect to Question Ne. 1:

e The barriers in Llectoral Area 'G' include geography such as rivers, inland highway, bridges,
ocean, Rathtrevor Park, elc.

Flectoral Area (S is spread out.

The risk of earthquakes interrupting traffic flow.

Low density development does not support public transit.

Lack of sidewalks, wide paved shoulders, and bicycle paths are also barriers to mability in
Electoral Area'G'.

+ The aging population and the associated mobility and access issucs are of concern,

s Narrow roadways restrict access.

General Cutcomes:

The workshop participants were of the opinion that the topography of Electoral Area 'G' was a major
constraint. The four main water features (The Ocean, French Creek, Tnglishman River, and Liitle
Qualicum River), the Inland Island Highway, and Highway 19A impact transportation and maobility
options both within Electoral Area "G and within adjoining municipalities.
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Chiestion No. 2

Whar can be done to increase the options for mobility within the Plan area? (nodal development, remove
barriers, education}?

The following summarizes the comments made with respect to Question No. 2:

»  Provide crosswalks at major intersections.

s Improve bridges for both vehicular and pedestrian access.

»  Provide a commuter shuttle bus to Wembley Mall that serves the village centre.

+ Install flashing amber lights.

+  Provide for an off-sirect multi-use trail separated from the road by a green buffer.

s Encourage cooperation between the Town of Qualicum Beach, Parksville, and the Regional
District of Nanaimo,

«  Support public education regarding health and fuel conservation,

+ Install turning tanes.

*  Provide a trail atong the railway right of way.

» Create a connecting pathway between the western side of Qualicum Beach and the Alberni
Iighway.

+ [nstall signage wherever footpaths or bicyele paths cross roads.

+ Encourage nodal development around Wembley Mall.

*  Encourage non-automotive forms of transportation.

* Support a cennection from Qualicum Beach Ring Road to Church Road or alternate Qualicum
Beach to Parksville route.

» Jlan for senior's mobility (accessible pathways).

General Outcomes:

The workshop participants Identified 2 number of options for increasing mobility options within
Electoral Area 'G'. The general discussion was focused around the development of various types of trails
10 encourage non-automotive forms of transporation. In addition, road improvements such as the
instaliation of iraffic lights at key locations of Electoral Area "G' were important to the workshop
participants,

Question No. 3

What can be done to reduce the impacts of automobile use within the Plan area? (e.g road and parking
standards)?

The following summarizes the comments made with respect to Question No. 3:

s Designate car pool/ride share parking areas.
¢ Provide education for carpoeling.
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» [incourage the funding of alternative transportation systems such as pathways and bicycle paths,
not more roads.

» Provide more facilities at parks and beach accesses such as benches, picnic tables, doggie bags,

and garbage cans.

Develop comprehensive maps showing the location of trails, parks, and beach accesses.

Improve transit service.

Encourage walking and cycling by developing more attractive trails with trees and shrubs.

Develop a multi-use trail with connections to parks.

- % 8

General Qutcomes:

The workshop participants identified a number of ideas on how to reduce the impacts of automobiles in
Electoral Area 'G'. In general, it was felt that the Regional District of Nanaimo should support the
development of a more comprehensive and interconnected trail network that is safe, user friendly, and
meets the needs of both the current population and the needs of the aging population. The idea of

supporting and encouraging car sharing/car pooling and using public education to reduce automobile use
was discussed.

Question No. 4

Da the road nenvork plans in the existing OCPs need updating? Please identify on the map titled
Transportation and Mobility Electoral Area G’ site specific areas of concern. Are there road network
related issues that should be recognized in the OCP thar will require coordination with the Ministry of
Transportation and the adjacent municipalities?

The following summarizes the commenis made with respect fo Question No. 4:

¢ The following arcas are problematic: entrance to San Pariel, intersection at Church Road and the
Alberni Highway, Lee Road, Columbia Beach, Johnstone Road, and Little Qualicum River
Bridge.

if the bridge crossing the Little Qualicum River is out, it isolates the citizens up island.

The intersection of Johnstone and Drew Roads needs realignment and a traffic light.

A route to connect with the Qualicumn Beach Ring Road and Parksville.

Need a traffic light and road improvements at Columbia Beach.

Install a traffic light at Lee Road.

Install a traffic light at the intersection of Wembley and Highway 19A with a no left turn from
Wembley Road.

Discontinue Lee Road and Roberton Boulevard as a major connector,

Straighten Church Road to Stanhope Road and designate as a truck route.

install a traffic light at the intersection of Church Road and the Alberni Highway.

Construct a new road connection from Plummer Roead to Resort Way in Parksvitle.

s Provide bridal trails in the Dashwood area.

* Provide more walking trails to existing and proposed commercial areas.
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General Qutcomes:

The general consensus of the workshop participants is that the road networks in Electoral Area 'G' and
within adjoining areas providing access to Llectoral Area 'G need upgrades including the installation of
wraffic signals and turning lanes. A number of key locations that require upgrading were identified as well
as the locations for proposed road linkages improving access in and out of cerlam areas of Elecioral Area
G
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