
Respectfully: 

David Leitch 
Chief Administrative Officer 

Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: April 18, 2023 
FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: ESA DEVELOPMENT PERMIT — DP I D 23 (ANDERSON)  

PURPOSE/PROBLEM 
To consider an environmentally sensitive areas development permit for a property adjacent to 
Upper Campbell Lake that is located at Lot 8, Gold River Highway in Electoral Area D which would 
allow the construction of a single-family dwelling and art studio outside the identified Streamside 
Protection and Enhancement Area (SPEA). 

EXECUTIVE SUMMARY 
The attached report concerning an application for an environmentally sensitive areas 
development permit was reviewed at the April 12, 2023 meeting of the Electoral Areas Services 
Committee at which time the Committee passed the following resolution: 

Rice/Mawhinney: EASC 90/23 

THAT the Committee recommend that the environmentally sensitive area development 
permit DP 1 D 23 (Anderson), as attached in staff report dated April 12, 2023 be approved; 
and 

THAT the Corporate Officer be authorized to issue the permit. 

The actions outlined below are offered in support of the Committee's recommendation. 

Note: Schedule 'B' to the permit [Riparian Area Assessment prepared by Jess Newman,  
BPBio/ was Thadvertently omitted from the Committee report but is attached hereto. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT environmentally sensitive area development permit DP 1 D 23 (Anderson), as attached 
in the April 12, 2023 report from the Chief Administrative Officer be approved, and 

THAT the Corporate Officer be authorized to issue the permit. 
/ 



Staff Report —  ESA DEVELOPMENT PERMIT (ANDERSON) PAGE 2 

Prepared by: E. Watson, Manager, Corporate Operations 

Attachment: April 12, 2023 Report to Electoral Areas Services Committee 



 
 

Environmentally Sensitive 
Areas Development Permit 

 
FILE: 3060-20/ DP 1D 23 

TO: Linda Sams and Brad Anderson (the “Applicants”)  

1. This development permit (DP 1D 23) is issued subject to compliance with all the bylaws of the 
regional district applicable thereto, except as specifically varied or supplemented by this permit for 
the construction of a single family dwelling and art studio outside the identified SPEA on the 
property. 

2. This development permit applies to only those lands within the regional district on the property 
described below: 
Legal Description:  Lot 8, Block 846, Comox District, Plan 15452 
Parcel Identifier (PID):   004-136-314  Folio: 772 05069.000 
Civic Address:    Lot 8, Gold River Hwy., Campbell River BC 

3. The land described herein shall be developed strictly in accordance with the following terms and 
conditions and provisions of this permit, including Schedule A and Schedule B: 
a) All future development activities shall take place in accordance with the site plan shown as 

Schedule A and the recommendations contained within Schedule B - Riparian Area 
Assessment (RAA), prepared by Jess Newman, RPBio., dated March 3, 2022. These 
recommendations include, but are not limited to:  
i) The 15-metre SPEA boundary, extended to the top of the riparian bank as shown in the Site 

Plan, must be determined by a BC Land Surveyor and marked in the field prior to any 
clearing. The reservoir critical water level (222 metres) should be used as a reference to 
apply the setback. 

ii) There is to be no disturbance of vegetation, trees or soils with the SPEA. 
iii) If, following assessment by a certified assessor, trees within the SPEA are removed due to 

potential hazard, tree stumps and root systems are to be left in place, and trees must be 
replaced according to the MoE Tree Replacement Criteria. 

iv) Prior to construction, a temporary barrier such as snow fencing must be established to mark 
the SPEA boundary. The barrier must be situated outside the SPEA and root zone of the 
trees. A Qualified Environmental Professional should verify the location of the barrier prior 
to work beginning on site. No machinery is permitted to enter the SPEA boundary. 

v) Activities requiring extensive excavation or soil movement should be scheduled for periods 
of dry weather. No site drainage during or after construction is to be directed towards the 
SPEA or Upper Campbell Lake. 

vi) Once construction is complete, all exposed soils should be stabilized using mulch, native 
grass mix, or other native plant species. A permanent barrier such as a split-rail fence 
should be installed to prevent future encroachment into the SPEA. 



DP 1D 23 (Anderson)        Page 2 
 

b) As per Section 5 ‘Environmental Monitoring’ of the RAA, a follow-up report prepared by a 
Qualified Environmental Professional (QEP) shall be submitted verifying that the requirements 
stated within the RAA have been met during the development project. 

4. This development permit (DP 1D 23) shall lapse if development is not substantially commenced 
within two (2) years of the issue date of this permit (see below). Lapsed permits cannot be renewed; 
therefore, application for a new development permit must be made, and permit granted by the 
Strathcona Regional District board, in order to complete the remainder of the work. 

5. This permit is NOT a building permit. 

 
 
DEVELOPMENT PERMIT DP 1D 23 issued the ____th day of _________________ 2023. 

 
 
 
 

______________________________ 
Corporate Officer 

 
 

Date:         
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Schedule A 

 
Site Plan 
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Schedule B 
 

Riparian Area Assessment prepared by Jess Newman, BPBio 
 



















































































 
STAFF REPORT 

 

DATE: April 12, 2023 
FILE: 0540-04 EASC 

TO: Chair and Directors 
 Electoral Areas Services Committee 
  
FROM: Dave Leitch 

Chief Administrative Officer 
 
RE: ESA DEVELOPMENT PERMIT: 
  Foreshore   Watercourse    Eagle   Heron 

Planning File No: 3060-20 / DP 1D 23 

Folio No.: 772 05069.000 PID No.: 004-136-314 

Applicants: Linda Sams and Brad Anderson 

Legal Descriptions: Lot 8, Block 846, Comox District, Plan 15452 

Civic Addresses: Lot 8, Gold River Hwy., Campbell River BC 

OCP Bylaw: Bylaw No. 1857 Oyster Bay – Buttle Lake OCP Bylaw 1996 

OCP Designation: Upland Resource 

Zoning Bylaw: Bylaw No. 1404 Campbell River Area Zoning Bylaw, 1991 

Zone: Upland Resource 400 (UR-400) 

PURPOSE 
To consider an environmentally sensitive areas development permit (ESA DP) application to allow 
the construction of a single-family dwelling and art studio outside the identified Streamside 
Protection and Enhancement Area (SPEA) on a property adjacent to Upper Campbell Lake. 

POLICY ANALYSIS 
Sections 488 - 491 of the Local Government Act (LGA) authorizes a local government to manage 
different types of development that occur in specific areas. The LGA allows a local government 
to designate development permit areas and establish guidelines within official community plans 
to protect the natural environment. Accordingly, pursuant to Part 404.1 of Bylaw No. 1857, Oyster 
Bay – Buttle Lake OCP Bylaw, 1996, development within 30.0 metres from the top bank of a 
stream connected to fish habitat as identified in the Regional District’s Sensitive Habitat Atlas, or 
as defined by the Riparian Areas Regulation (RAR), requires an Environmentally Sensitive Areas 
Development Permit (ESA DP) prior to the commencement of development activities. 
  

COPY
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EXECUTIVE SUMMARY 
An application has been received to permit the construction of a single-family dwelling and art 
studio outside the identified streamside protection and enhancement area (S PEA) of a lakeside 
property. The subject property is designated as Upland Resource in the Oyster Bay — Buttle Lake 
Official Community Plan and is zoned Upland Resource 400 (UR-400) in the Campbell RiverArea 
Zoning Bylaw. It is surrounded by UR-400 zoned cottage lots to the north and south, a larger UR-
400 parcel to the east and by Upper Campbell Lake to the west. The proposed development is 
permitted by the zoning bylaw; however, as the proposed work is located within 30 metres of the 
top bank of a watercourse connected to fish habitat, and therefore within an environmentally 
sensitive development permit area (DPA), an environmentally sensitive area development permit 
(ESA DP) is required. 

A Riparian Area Assessment (RAA) has been prepared by Jess Newman, RPBio, which provides 
support for the issuance of the ESA DP and recommendations for the protection of fish habitat 
from the proposed development. In the RAA, the QEP has set criteria for the proposed 
construction, including the erection of temporary and permanent fencing to protect the SPEA both 
during and after the construction phase. With the exception of potential danger tree removal, no 
new encroachment or disturbance of soils is permitted within the SPEA boundaries and all native 
vegetation within the SPEAs must be retained. Under RAR, a post-development report is required 
to provide feedback on the measures taken, that the measures were implemented appropriately 
and the adequacy of the measures in protecting the S PEA. These recommendations have been 
incorporated into the ESA DP, as presented for the Committee's consideration. 

Given that the proposed development is permitted by the Campbell River Area Zoning Bylaw, 
1991, is outside the SPEA identified by the RAA, and as the ESA DP incorporates the 
recommendations provided within the RAA, issuance of the ESA DP to allow the proposed 
development to take place is supportable. 

RECOMMENDATIONS: 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the Committee recommend that the environmentally sensitive area development 
permit DP ID 23 (Anderson) as attached in staff report dated April 12, 2023, be approved, 
and 

THAT the Corporate Officer be authorized to issue the permit. 

Dave Leitch 
Chief Administrative Officer 

BACKGROUND 
The subject property is located within the Oyster Bay — Buttle Lake Electoral Area (Area D) in the 
Oyster Bay neighbourhood and is zoned Upland Resource 400 (UR-400). The lot area is 1700 
square metres (0.4 acres) with the Gold River Hwy. abutting the east property line and UR-400 
zoning on the remaining three sides. This parcel was created in 1962 as part of a subdivision plan 
of part of Block 846, Comox District, and includes 45 mostly lakefront lots intended for seasonal 
recreational use. 

COPY
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The Riparian Areas Regulation (RAR) requires development activities within 30 metres of a 
watercourse connected to fish habitat (which includes Upper Campbell Lake) to undergo an RAR 
assessment to provide recommendations for the protection of fish habitat. A report incorporating 
these recommendations has been prepared by Jess Newman RPBio and has been submitted to 
the RAR Notification Service to review and approval. The report’s recommendations, including 
demarcation of the SPEA and protection of the aquatic habitat, have been incorporated into the 
ESA DP document as attached.  

PLANNING ANALYSIS 

Environmentally Sensitive Areas Development Permit 
A Riparian Area Assessment (RAA) for the subject property dated March 3, 2022 was completed 
by Jess Newman, RPBio. In the RAA, the QEP has set criteria for the proposed construction, 
including the erection of temporary and permanent fencing to protect the SPEA both during and 
after the construction phase. With the exception of potential danger tree removal, no new 
encroachment or disturbance of soils is permitted within the SPEA boundaries and all native 
vegetation within the SPEAs must be retained. Under RAR, a post-development report is required 
to provide feedback on the measures taken, that the measures were implemented appropriately 
and the adequacy of the measures in protecting the SPEA. 

FINANCIAL IMPLICATIONS 
Applicable fees have been collected for this application under the Planning Procedures and Fees 
Bylaw No. 5. 

LEGAL IMPLICATIONS 
The report and development permit as presented comply with the Local Government Act (LGA) 
and regional district bylaws. Development permits are authorized only in the circumstances 
specified in Sections 488 - 491 of the LGA. The authority under this subsection must be exercised 
only in accordance with the applicable guidelines specified under this section in an official 
community plan 

INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 

There are no intergovernmental/regional implications associated with this ESA DP as all works 
are limited to the property. 

CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
Citizen/public relations implications associated with this ESA DP should be minimal as all site 
development and construction works are limited to the property and adjacent road right-of-way.  

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Interdepartmental involvement associated with this development permit is limited; however, the 
processing of the ESA DP will require both planning and legislative staff resources. 

Submitted by:  
 
 
 
______________________ 

Aniko Nelson 
Senior Manager, Community Services 
 
Prepared by:  J. Neill, Planner  
Attachment: ESA Development Permit DP 1D 23 
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Location Map 
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Site Plan 
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Elevation Views of Proposed Residence 
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Environmentally Sensitive 
Areas Development Permit 

 
FILE: 3060-20/ DP 1D 23 

TO: Linda Sams and Brad Anderson (the “Applicants”)  

1. This development permit (DP 1D 23) is issued subject to compliance with all the bylaws of the 
regional district applicable thereto, except as specifically varied or supplemented by this permit for 
the construction of a single family dwelling and art studio outside the identified SPEA on the 
property. 

2. This development permit applies to only those lands within the regional district on the property 
described below: 
Legal Description:  Lot 8, Block 846, Comox District, Plan 15452 
Parcel Identifier (PID):   004-136-314  Folio: 772 05069.000 
Civic Address:    Lot 8, Gold River Hwy., Campbell River BC 

3. The land described herein shall be developed strictly in accordance with the following terms and 
conditions and provisions of this permit, including Schedule A and Schedule B: 
a) All future development activities shall take place in accordance with the site plan shown as 

Schedule A and the recommendations contained within Schedule B - Riparian Area 
Assessment (RAA), prepared by Jess Newman, RPBio., dated March 3, 2022. These 
recommendations include, but are not limited to:  
i) The 15-metre SPEA boundary, extended to the top of the riparian bank as shown in the Site 

Plan, must be determined by a BC Land Surveyor and marked in the field prior to any 
clearing. The reservoir critical water level (222 metres) should be used as a reference to 
apply the setback. 

ii) There is to be no disturbance of vegetation, trees or soils with the SPEA. 
iii) If, following assessment by a certified assessor, trees within the SPEA are removed due to 

potential hazard, tree stumps and root systems are to be left in place, and trees must be 
replaced according to the MoE Tree Replacement Criteria. 

iv) Prior to construction, a temporary barrier such as snow fencing must be established to mark 
the SPEA boundary. The barrier must be situated outside the SPEA and root zone of the 
trees. A Qualified Environmental Professional should verify the location of the barrier prior 
to work beginning on site. No machinery is permitted to enter the SPEA boundary. 

v) Activities requiring extensive excavation or soil movement should be scheduled for periods 
of dry weather. No site drainage during or after construction is to be directed towards the 
SPEA or Upper Campbell Lake. 

vi) Once construction is complete, all exposed soils should be stabilized using mulch, native 
grass mix, or other native plant species. A permanent barrier such as a split-rail fence 
should be installed to prevent future encroachment into the SPEA. 
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b) As per Section 5 ‘Environmental Monitoring’ of the RAA, a follow-up report prepared by a 
Qualified Environmental Professional (QEP) shall be submitted verifying that the requirements 
stated within the RAA have been met during the development project. 

4. This development permit (DP 1D 23) shall lapse if development is not substantially commenced 
within two (2) years of the issue date of this permit (see below). Lapsed permits cannot be renewed; 
therefore, application for a new development permit must be made, and permit granted by the 
Strathcona Regional District board, in order to complete the remainder of the work. 

5. This permit is NOT a building permit. 

 
 
DEVELOPMENT PERMIT DP 1D 23 issued the ____th day of _________________ 2023. 

 
 
 
 

______________________________ 
Corporate Officer 

 
 

Date:         
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Schedule A 

 
Site Plan 
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Schedule B 
 

Riparian Area Assessment prepared by Jess Newman, BPBio 
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