
Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: February 13, 2020 FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: ENVIRONMENTALLY SENSITIVE AREAS DEVELOPMENT PERMIT APPLICATION — 
DP 5D 19 (KNUDSEN)  

PURPOSE/PROBLEM 
To consider approval of a development variance permit which would allow selective tree and 
vegetation clearing outside the identified Streamside Protection and Enhancement Areas 
(SPEA's) and the construction of a gravel driveway with crossing upgrades in order to prepare 
the site for the future construction of a residence located at 3024 and 3044 Vaughn Road in 
Electoral Area D. 

EXECUTIVE SUMMARY 
The attached report concerning an application for a development variance permit was reviewed 
at the last meeting of the Electoral Areas Services Committee at which time the Committee 
passed the following resolution: 

Leigh/Whalley: EASC 35/20 

THAT the Committee recommend that the environmentally sensitive are development 
permit DP 5D 19 (Knudsen), as attached in staff report dated February 5, 2020 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. 

RECOMMENDATIONS 

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

2. THAT environmentally sensitive area development permit DP 5D 19 be approved, and 

THAT the Corporate Officer be authorized to issue the permit. 

Respectfully: 

David Leitch 
Chief Administrative Officer 

Prepared by: E. Watson, Senior Executive Assistant 
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Attachments: February 5, 2020 report to the Electoral Areas Services Committee 



 
STAFF REPORT 

 

DATE: February 5, 2020 
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 5D 19 

FOLIO NO.: 772 05356.410 PID NO.: 004-048-709 

APPLICANT: Sean Knudsen 

LEGAL DESCRIPTIONS: Lot 3, Section 34, Township 4, Comox District, Plan 43648 

CIVIC ADDRESSES: 3024 & 3044 Vaughn Road, Campbell River BC V9H 1A5 

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

OCP DESIGNATION: Country Residential 

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

ZONE: Country Residential Four (CR-4) 

PURPOSE 
To consider an environmentally sensitive areas development permit (ESA DP) application to allow 
the selective tree and vegetation clearing outside the identified SPEAs as well as construction of 
a gravel driveway with crossing upgrades in order to prepare the site for the future construction 
of a residence. 

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 top of 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. 
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EXECUTIVE SUMMARY 
An application has been received to permit the selective clearing of trees and vegetation outside 
the identified SPEAs as well as for the construction of a gravel driveway with crossing upgrades 
in order to prepare the site for the future construction of a residence. The subject property is 
designated as Country Residential in the Oyster Bay — Buttle Lake Official Community Plan and 
is zoned Country Residential Four (CR-4) in the Campbell River Area Zoning Bylaw. It is 
surrounded by Country Residential Four zoning on all sides. As the proposed work is located 
within 30 metres of the top of 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) and Environmental Protection Plan for Culvert Installation 
(EPP) have been prepared by Don Manley, RPBio, which provide recommendations for the 
protection of fish habitat for the proposed activities. These recommendations will be incorporated 
into the ESA DP. In addition to the Regional District's development permit requirements, the 
FLNRORD Habitat Officer has provided conditional approval of the culvert work under Section 11 
of the Water Sustainabillty Act and a Provincial Public Highway Permit Application has been 
submitted. 

The recommendations contained in the RAA and EPP reports provide support for the issuance of 
the ESA DP as provided for the Committee's consideration. 

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 5D 19 (Knudsen), as attached in staff report dated February 5, 2020, be 
approved, and 

3. THAT the Corporate Officer be authorized to execute the permit. 

Respectfully: 

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 Country Residential Four (CR-4). The lot area is 2.05 
hectares, with Vaughn Road abutting the south and Country Residential Four zoning on all sides. 

The subject lot is part of a subdivision plan prepared in 1986 on which there are no permanent 
buildings. It is covered in vegetation, streams, a wetland and ditches on and adjacent to it. The 
proponent wishes to begin preparing the lot for the future construction of a residence. This 
preparation is to include selective tree and vegetation clearing as well as construction of a gravel 
driveway with culvert crossing upgrades. 
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PLANNING ANALYSIS 

Environmentally Sensitive Areas Development Permits 
A Riparian Area Assessment (RAA) for the subject property dated January 20, 2020, completed 
by Dori Manley, RPBio, identifies three streams, the Vaughn Road ditch and a wetland on or 
beside the parcel, and confirms that these watercourses are part of a mapped drainage network 
in the Discovery Coast Stewardship Atlas that connects to downstream fish habitat. 

In the RAA, the QEP has set criteria for the SPEA boundaries, limitations on the amount and 
location of clearing for the driveway construction and crossing upgrades and conditions for 
environmental monitoring of the vegetation clearing and culvert installations. 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. 

An Environmental Protection Plan (EPP) for the subject property signed September 25, 2019, 
completed by Dori Manley, RPBio, outlines protection measures associated with the proposed 
installation of a culvert for the Vaughn Road Ditch and upgrading the existing crossing of Stream 
3. These protection measures are in addition to those presented within the RAA. 

The two crossings will be completed by the installation of corrugated metal pipes. The Vaughn 
Road Ditch and Stream 3 both have an average bankfull width of 1.0 m at the proposed crossing 
locations. Therefore, the culverts used must be 1000 mm in diameter and, according to the 
Ministry of Transportation and Infrastructure, a minimum of 6 m long. The linear crossings will 
transit perpendicular to the drainages with related clearing of riparian vegetation limited to the 
crossing rights-of-way. Fish have been confirmed downstream of the drainages but the presence 
of fish in the drainages at the property is unlikely as poor-quality fish habitat is present at the 
crossing locations and water flow is seasonal in both drainages. Work can be completed 
incorporating measures to avoid causing death of fish or harmful alteration, disruption or 
destruction of fish habitat, therefore project review by Fisheries and Oceans Canada (DFO) is not 
required under the Federal Fisheries Act. 

A Notification of the work in Steam 3 is required under the Water Sustainability Regulation and 
must be submitted 45 days before beginning the authorized change. This was submitted October 
21, 2019 and received permission to proceed October 28, 2019. This is not required for work in 
the Vaughn Road Ditch as it is a constructed ditch drainage, not a natural drainage. The project 
requires a Ministry of Transport and Infrastructure culvert permit, which must be reviewed and 
approved prior to culvert installation. This application was submitted November 4, 2019. 

The attached permit outlines terms and conditions related to the development, including those 
contained in the RAA and EPP. The conditions outlined within the development permit address 
issues related to the protection of the aquatic habitat. The development permit and the 
recommendations set out do not constitute an approval under the federal Fisheries Act for the 
harmful alteration, disruption, or destruction (HADD) of fish habitat. Actions that result in HADD 
may result in a violation under the Fisheries Act. 

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 
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INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 
There are no intergovernmental/regional implications associated with this ESA DP as all works 
are limited to the property and adjacent road right-of-way.  

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. 
The Area D Advisory Planning Commission considered this application at their meeting on 
February 3, 2020 and recommended approval. 

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:  M. J. Van Order, Planner II 
 
ATTACHMENTS 
ESA Development Permit DP 5D 19  
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Location Map 
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Site Plan 
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Environmentally Sensitive 
Areas Development Permit 

 

FILE: 3060-20/ DP 5D 19 
TO: Sean Knudsen (the “Applicant”)  

1. This development permit (DP 5D 19) is issued subject to compliance with all of the bylaws of the 
regional district applicable thereto, except as specifically varied or supplemented by this permit 
for selective tree and vegetation clearing outside the identified SPEAs and construction of 
a gravel driveway with upgraded crossings. 

2. This development permit applies to only those lands within the regional district on the property 
described below: 

Legal Description:  Lot 3, Plan VIP43648, Section 34, Township 4, Comox Land District 

Parcel Identifier (PID):   004-048-709  Folio: 772 05356.410 

Civic Address:    3024 & 3044 Vaughn Road, 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 Dori Manley, RPBio., dated January 20, 2020. These 
recommendations include, but are not limited to:  

i) The SPEA boundaries must be located and marked by a BC Land Surveyor prior to the 
start of any development activities (including vegetation clearing, earthworks or 
construction). 

ii) Once the SPEA boundary has been marked by a BC Land Surveyor, a QEP must inspect 
the boundary for edge trees to determine if additional protection measures are required. 

iii) A temporary barrier, such as snow fencing, must be installed on the resulting SPEA 
boundary prior to any vegetation clearing to protect the trees within the SPEAs. The 
barrier must remain in place during all development activities. 

iv) No disturbance is permitted within the SPEA boundaries and all native vegetation within 
the SPEAs must be retained. 

v) Minor clearing within the Vaughn Road Ditch SPEA will be permitted to facilitate driveway 
construction. No vegetation clearing will be required for the Stream 3 crossing as it will be 
constructed in the location of an existing crossing where vegetation clearing has already 
occurred. 

vi) Other than the described encroachment permitted to create the driveway access, no 
disturbance is permitted within the SPEA boundaries and all native vegetation within the 
SPEAs must be retained. 

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. 
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c) In addition, culvert installation shall take place in accordance with the recommendations 

contained within Schedule C – Environmental Protection Plan (EPP), prepared by Dori 
Manley, RPBio., signed September 25, 2019. These recommendations include, but are not 
limited to: 

i) Work will be completed with the machines positioned outside of the channel. 

ii) Ideally work will be completed when the drainages are confirmed to be dry. 

iii) If water is present within the drainages at the time of installation, site isolation will be 
required with an Environmental Monitor present. 

iv) The crossings will run perpendicular to the ditch and stream to minimize the disruption to 
riparian habitat and vegetation clearing. 

v) Upon completion of the crossings the channel banks will be stabilized and any exposed 
soil will be seeded with native grass seed. 

4. This development permit (DP 5D 19) 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 5D 19 approved the 26th day of February 2020. 

 
 

______________________________ 
Corporate Officer 

 
 

Date:         
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Schedule A 
 

Site Plan 
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Schedule B 
 
 
 
 
 
 
 
 

Riparian Area Assessment Report 
prepared by Dori Manley RPBio 

dated January 20, 2020 
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Schedule C 
 
 
 
 
 
 
 
 

Environmental Protection Plan 
prepared by Dori Manley, RPBio 

signed September 25, 2019 
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