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CAPITAL REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE NO. DV000088

This Development Permit with Variance is issued under the authority of Sections 490 and 498 of the
Local Government Act and subject to compliance with all of the bylaws of the Regional District
applicable thereto, except as specifically varied or supplemented by this Permit.

This Development Permit with Variance applies to and only to those lands within the Regional District
described below (legal description), and any and all buildings, structures, and other development
thereon:

PID: 026-023-105;
Legal Description: Lot 12, Section 10, Otter District, Plan VIP77477 (the “Land”)

This development permit authorizes a 2-lot fee-simple subdivision and related services (the
“development”) on the Land, located within the development permit areas established under the Otter
Point Official Community Plan, Bylaw No. 3819, Section 6.6 (Sensitive Ecosystems) in accordance
with the plans submitted to the CRD and subject to the conditions set out in this Permit.

The conditions under which the development referred to in section 3 may be carried out are as
follows:

a. That the components of the development occur in conformity of the Subdivision Plan
prepared by West Coast Design and Development Services, dated August 3, 2021; and

b. That the proposed development comply with the recommendations outlined in the report
prepared by Patrick Lucey, RP.Bio., dated May 6, 2022 (the “Environmental Report”).

The Capital Regional District’'s Bylaw No. 2040, Part 2, Section 3.10(4), is varied under section 498
of the Local Governmernt Act as follows:

a. That the the minimum frontage requirement of proposed Lot B be reduced from 10% to
1.93%;

Notice of this Permit shall be filed in the Land Title Office at Victoria as required by Section 503 of
the Local Government Act, and the terms of this Permit (DV000088) or any amendment hereto shall
be binding upon all persons who acquire an interest in the land affected by this Permit.

If the holder of a permit does not substantially start any construction permitted by this Permit within
2 years of the date it is issued, the permit lapses.

The land described herein shall be developed strictly in accordance with the terms and conditions
and provisions of this Permit, and any plans and specifications attached to this Permit which shall
form a part hereof.

The following plans and specifications are attached to and form part of this Permit:

Appendix A: Subdivision Plan
Appendix B: Environmental Report

10. This Permit is NOT a Building Permit.

RESOLUTION PASSED BY THE BOARD, THE day of , 2022

ISSUED this day of , 2022.

Kristen Morley
Corporate Officer

PPS-35010459-2820
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~n Aqua-Tex

“~Seicntific Consulting Lid. (1993)

390-7th Avenue, 201-3680 Shelbourne 31
Kimberley, B.C. V1A 2Z7 Victoria, B.C. VBR 4HZ

Tel: {250) 427-0260 Tel: {250) 588-0266

Fax: (260) 127-0280 Fax: (250) 598-0263

o mail: agua tex@islandnct.con

Tuin Lawrenee, MCIP, RPP May 6%, 2022
Manager

Tuan dz Fuca Commuuity Plaining
CRD. Socke, B.(

Re: 2193 Otter Ridge Drive— Environmental Review — DI’As

Deur Tain

Aqua-Tex was retained by”, home owner at 2193 Omer Ridge Drive, to
conducl & site assessment determnine whether any Sersilive Ecosystemns, as Inventoried by

the Provines (CDC Conservation Data Centre) and the CRD, exist on the property
(Fieurc | and Fipurc 2_)_ has applied Lo subdivide the properly Lo crcale o
second dwelling on the subdivided parcel (Figure 3).

Aqua-Tex staff (Wm. Patrick Lucev, RP Bio.,) and a specialist in sznsitive botanical
species (Mr. Ted Lew, fommer Ministry of Environmnent seicntisty condueted 4 sile visil
(April 15, 2022), having reviewed the background information associated with the
Enviternmental Tnventory assessinents associaled with The property andils surroumnding
areas (Figure 4 Figwe 9). Subsequantly, Mr. Lucey had a phone discussion with Erica
Wheeler, a Boranist and specialist on Shmleaf onion. Ms. Wheeler’s comments on
Slimleaf onion and Szaside Bone Lichzn liave been incorporated into our
recommendations.

Our review of the lilerature in the CDC Oeeurrenies Map of Specics and Ecosyslemns ul
Available Ocourrencas (Figure 6) indicated that two species of cancarm had bae;
historieally identificd in (he arca. Tn addition, the CRT) Envirommmental Tnventory Map
(Figure 4 and Figure 3) indicated thers might be Mature Forest associated with the
subjzct property or adjacent proparties. A review of the CRD Aquatic Mapping did not
reveal any freshwatzr landscape teatures associated with the subject property or on
adjacent properties

Schedule “A” of Capital Regional District Bvlaw No. 3819 Otter Point Official
Cammunity Plan (Appendix A) outlines Development Permit Areas ( DP.As) associated
wilh Sensiive Ecosystemns [or which conservation measures mmay be applicd Lo propuosed
development, including Watercourses, Herbaceous, and Manure Forest.

The Otter Point Sensitive Ecosystem Inventory (Schaefer, ., Page. ™., and TTarrision, ).
2011. Report Prepared for the CRD. 32 pg. (Appendix  Sensitive Ecosystems Luventory
of Otter Peint} makes reference fo a Manire ['orest category (1igure 5 and I'igure 7) on

2193 Otter Ridge Drive — Environmental Review —TOPAs Page 1 of 50
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the parenl property and the CDC Conservation Dala Cenlre lisls wo senisilive speeies
associated with the property andior adjacent areas (ligure 6).

Summary Findings & Recommendations

18

[N}

a

~1

Two sensitive spacies identifiad in the CDT Data Base have been reportzd from
the Olier Point region - Slitulcal onion (4#fium amplectens) and Scaside Bong
Lichen (Hypogymnia heterophyvila). Neilher specics was observed duning (he site
assessmant.

Tris acknowledged thar a single site visit was conducted to both a) observe
whether either of the spacies was present and b) to ascertain whether habitat
associated with these species is present on the property, especially the Slimleaf
onion. This species is associated with the Herbaczous Sensitive Ecosystzm. The
Herbucecous calegory is a true Sensitive Ecosyslem calegory.

T'here 15 a small, inland Ilerbaceous area on the parent property, restricted to a bed
rock cuferep, that will not be impacted by the proposed subdivision development.
This Herbaceous area is found at the southeast boundary of the parent lot. A
fragment of a second bed rock outcrop occurs on the proposed daughter lot
adjacent to. but separated trom, the larger bed rock outerop. This fragment has
minimal Slimlzaf onion habitat.

1T the Slimmleal omon (Figure 6 and Figure 9) was Lo oceur on (his properly, il may
occur in the Herbaceous bed rock knoll, although aspects of this habitat are not
appropriate to support Slimleaf onion. Slim leaf onion 1s frequently found on
rocky shorelins ledges, especially where vernal pools are present. No such
habilats oceur on the subjeet property.

1T the panhandle driveway is constructed to avoid disturbanee to the bed rock
oulerop, al the entrancee Lo the proposed subdivided Lol, there will be no itnpact
from the development on this | lerbaceons ecosystam area

On Southern Vancouver Island, Seaside Bone Lichen has & very narrow habitat
range. All kuown populations geewr within about 100 m of the ocean in the driest
subzones of the Coastal Western Hemlock Biogeoclimatic Zonz and the
nicighbouring Couslal Douglas-lir Zone. Here il characterisbically colomzes the
branches of voung to mid-seral Shore Pine (72 ins contorta var. contora) forests,
especially on rocky, windswept ladges. (lixcerpted from the I'ederal Recovery
Strategy for the Seaside Bone Lichen ({lypogymnia hoterophylla) in Canada,
2017. Species at Risk Act Recovery Strategy Series. Environment and Climate
Change Canada, Ottawa. vi+ 28 pp.)

The Shore Pines in these relatively uneorimmon sites are somewhat slunled and
prone Lo branch destruction and damage [fom offshore winds and winler storins.
Seaside 13one lichen appears to he excluded from less exposed sites by orher
arboreal lichen species (Thid).

The main threats to Seaside Bone Lichen are climate change and remaval of, or
damage to, its host trees. All populations face the risk of destruction or damage of
host trees via the increasing severity and fraquency of winter storms predicted
wilh ¢limale change. ILis also suggested (hal o 1ucan minimmum winter lermperalure
above freezing was the most important environmental variable for identifying
suitable habitat {Ibid).

2193 Otter Ridze Drive Environmental Review DPis Page 2 of 50
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The Fedzral Recovery Strategy for the Scaside Bone Lichan (2017) identificd
critical habitat as wherever the following biophvsical attributes oceur:
e Argas with high exposure to wind and sunlight, and
e Darly to infermediate seral stage shoreline forest habitat, including one or
more known host trees and shrubs: Shore Pine, Douglas-fir, Sitka Spruce,
Oceanspray.

10. The proparty under review is at 1zast 225 m from the marine shorzling, lying at an
glevation of ~ 40 — 435 m above sza-lavel.

11. Ne Shore Pinz were observed growing on the subject property, nor on adjacent
neighbowring properties, though Douglas-fir, Oceanspray, and a few isolated Sitka
Spruce were observed. A visual examminution of coniler needles did nol reveul any
Scaside Bone Lichens.

12. Based upon a review of the scienlific lileralure, the extremely nammow habatat

Tequirements required to support a population of Scaside Bong Lichen strongly

favour our abservation that this species is not expected to oceur in the subject

property,
13. It is recommendad that when the trees are to be removed from the panhandle

driveway and for the residential building, and when the septic disposal fisld is
installed, that a cualified Rotanist check fhe tree tops for the presence of Seaside
Bone Lichen. Tree tops (2 m in length) shall be left an the property to function as
potential recruitment sources of the lichan. Trunks shall be left undar the forest
curopy (o provide woody debris for wildlife habilal, providing lhe rumks donot
inercasc forcst floor fucl loading, azsociated with wildland-urban interface fire
managemesnt.

14. The Mature Forest Category starts at 80 years old - which 13 what is mapped in
the Otter Point SCI Report (CRD, 2011},

15. Ne forest stands of the ags that meets the Mature Forest catepory were seen on

the portion of the parent property propesed to be subdivided to create the danghter

T.ot.

There was only a young forested copse of conifers (< 40 years old) fhat oconrred

on the proposed building site or what would be within the panbundle comridor on

which Lhe driveway access would be vconstructed (Figure 3).

7. An izolated pond was observed on the adijacent property to the south (2195 Otter

Ridge Drive} (Tigure 2).

18. The isolated pond is not comected by surface stream charmel to any fisheries

habitat, therzfore the pond is not subject to the Riparian Areas Protection

Regulation (RAPR). nar to the Federal Fisheries def.

"I he pond appeared (o be man-imade and, as such, 1s not subjecl Lo the # arer

Sustainability Act (WS4) (ie., il is nol u nalural walercourse).

20. The isolated, man-made pond is not subject to the CRD Watercourses DPA.

lo.

19.

=

The section following provides the study method, our obssrvations and findings, and
relevant background information on which we based the above Summary Findings.

We would be pleased to discuss with you our Recommendations should you have any
questions.

Sineerely,

2193 Otter Ridge Drive — Knvironmental Review — DPAs Page 3 of 50
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Wi Patrick Lueey, B.Se., B.A. (WD, M.Sc¢., R.I. Bio., CBidl,, MRSB
Sr. Aquatic Ecologist & President
Aqua-Tex Sciantific Consulting Ltd.
Ce: _ llome Owner
Ted Lea, Bolarneal Seienlist
Users/Patrick/Documents/Projectsi2193 COtter Ridge Drive —/F inal Report to CRD
Planning/2193 Otter Ridge Drive_FEnvironmental Report_2022-03-06 docx

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs Page 4 of 50
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Study method, Background Habitat Information, Findings

A site visit to 2193 Orter Ridge Drive was condncted on the morning of April 15, 2022
hy_ and the author. with_ (property owner) assisting.

The subject property was wallked in its entirety, with brief forays onto adjacent
properties

The intent of the field visit was to document the vegeration cover on the subjsct property
to ascertain whether 1) either of the two species identified in the Sensitive Speciss
Inventory (Figure 6] presently oceur on he subicel, or adjucent, property, and 2) whether
any of the Sensitive Ecosystems idantified in the Otter Poiut Official Comnmunity Plan
Bylaw No. 3819 (Figure 4) are presant on the subject property. In particular, habitats
associated with the two spacies identifiad in the Sensitive Specias Tnventory — Slimleaf’
Onion and Sea Bone Tichen — were assessed to verify if either of these species are
present or are likely to be present on the subject property. Aquatic landscape features
were ulso assessed, hough he CRD Habilal Mapping does nol list this habilal Lype as
ocourring on any of the properties in this area (Figure 10 and Figure 11).

The site assessmeant included phorographs representative of what was observed during the
tour of the properties.

Background Species Habitat Information and Field Observations

Prior 1o conducring the site assessmeant. a review of scientific literanire on the fwo
sensifive species of concern (Tigure 6), assaciated with the subject property and the
surrounding area, was conducted. ‘I'he findings of that literature review (prepared by Mr.
Lea) [ollow.

Slimleaf Onion (Allinm amplectans)

The follewing botanical and habitat information regarding this species was absfracted
from the Garry cak ecosystems recovery team (GOLRT) factsheet.

hittps://goert. ca/wp/wp-contzntuploads/ SAR-factshest-alliun-amplectens. pdf
Habitat

Slimleat Onmon inhabirs a variety of sites which are moist in the spring and dry ont later
in summer. Occupiad sites include vernally moist coastal blufts, shallow swales among
rock outcrops in largar meadow or cak woodland complexes, and along the bases of
riverside cliffs supplied with seascnal seepage. The majority of sites in which Slimleaf
onion occors are on rocky hluffs and ledges within a short distance of the ocean.
Plants generally occur as diffise cclonies in thin soils over bedrock. 'Ites and shrub cover
are generally sparse or lacking entirely. Mosses and grasses such as California Oatgrass
(Deamthonia californica), Roemer’s Fescue (Fesiica roemerr). Sweet Vernalgrass™®
CAnthoxanthum odoratum), Common Velvet-erass™ (Holews lanatus), and hairprass
specias™® (dira spp.) are often dominant. Species commonly found with Slimleaf’ Onion
include Broad-leaved Stoncerop iSedum spatfudifolion), Chocolate Lily (Frititlavia
uffiniy), Menzies® Larkspur (Delphiniion menziesii), Sea Blush (Plectriits congesta),

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs Page 5 of 50
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curnas specics (Camassia spp.), and Oceanspray (Holodiscus discolor). [NB. * relers o
non-native species |

Stimleaf Qnion on 2193 Onter Ridge Drive

Our site assessment was unable to determing whether this specics occurs on the bed rock
oulerop al the cntranee Lo the proposed pantiandle diiveway (Figure 3) (Phow L, Photo 2,
Photo 4 — Photo 7). Given (tal the Hterature indicates that this speeies is almost always
observed on coastal bluff areas, in close approximation to the exposed shorzline, it

strongly suggests that the subject property’s bed rock outerop habitat, as a possible
location for this species to thrive, is too far from the ocean.

®  Since the proposad driveway access can be constructad to aveold disturbing the
two bed rock euferops ar the entrance o the driveway (Photo 7), this potential
Slimleaf onion habitat shall remain on the parent property.

o The panhandle driveway access shall be constructed to prevent any disturbance of
the two bed rock outcroppings to conserve potential Slimleat cnon habitat.

Seaside Bone Lichen
Habitat

Seaside Bome T.ichan is restrictad to the branches and terminal twigs of conifars, and
cccasionally woody shrubs, in exposed seaside habitats along the Pacific coast of
ternperate North Arnerica. 10 primarily oceurs on rees growing on rocky, windswepl
ledgss, in early to intenmadiate seral Shore Ping (Phmus contoriu var. contorte) farests.
The treas in these locations are somewhat stmted and prone to branch destruction and
damage from offshors winds and winter storms. [NT. The following references were
exeerpled o the Federal Recovery Stralegy [or the Scaside Bone Lichen (Hypogymnia
heterophylla) in Canada, 2017, Spacies at Risk Act Recovery Strategy Series.
Environment and Climate Change Canada, Ottawa. vi+ 28 pp.]

Seaside Rone T.ichen appears to be excluded from less exposed sites by other arhoreal
lichen speeies (Goward 1996). Shore PPine is the most common host tree for Scaside Bonge
Lichen in Canada, However, (s speeies has also been lound on Douglas-Ar
(Pseudotsuga menziesit) (Goward and Knight 1991; Marsh 2012). Sitka Spruce (Picea
sitehonsis) (Noble 1975}, and Oceanspray (ITolodiscus discolor) {Goward and Knight
1991). It is usually found on live branches but occurs frequently on dead branches as well
(Marsh 2012). No Shore Pine were observed growing on the subjeel properly, nor on
adjacent nzighbouring proparties, though Douglas-fir, Oceanspray, and a few isolated
Sitka Sprce were observad. A visnal examination of conifer needles did not reveal any
Seaside Rone Tichans.

Scaside Borne Lichen grows in close proximily to the coast and, in Canads, is found
within 100 m of the ocean (Goward 1996) (at its closest, the property lies -225 m from
the exposed shoreline and knewn historical siting (Figure & and Figure 8). This may
indicate a requirement for salts associated with sea spray, as hypothesized for other
coastal arboreal lichens {Glavich 2003). Alternatively, it may peint to prononnced
sensitivity to subfreezing winter temperatures. Proximity to the occan has a strong
maderating influence on temperature. The subject property liss at an elevation of --40 m

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs Page 6 of 50
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above sea level, al elevation al which Geezing emperatures oceur during the winter
months.

Habitat recquirements Hypogymeia heterophylfa is restricted to the branches and terminal
bwigs of comlers, espectally shote pine (Pinus contorta var. contorsa) 1n exposed scaside
habitats along (he northwesl Pacific cousl. H. heterophylla oceupies (he diiest subzones
of the Coastal Western Hemlock Zene of the British Columbia Biogeoclimatic
Ecosystem Classification System (Meidinger & Pojar 1991). in a region of rain shadow-
inchiced Mediterranean climate.

In Canads, Uns speeies appears Lo be restrieted Lo younger [orest stands and mmay
therefore be indirzctly dependeant on sarlv seral forest attributes. Its distribution, for the
most part, may firther be controlled by a requirement for salts associated with sea spray
(Goward 1996). Other lichens are similar, for instance, Glavich (2003) specilates that the
cpiphytic specics Bryoria pseudocapiliaris and B. spiraiifera may be dependent on
oceallic salts because they are only found inlocations in close proximity to the coastline
in the Pacific Nortlwest.

‘The climate in the region of Vancouver lsland in which the four lecations containing
Hypogymnia heterophyile were found can be characlenized as occumne. The Shennghar
Poinl weather slalion, loculed approximalely 8 kin west of he Socke areq, reported o
mean anal temperaturz of 10.4°C, mean December minimum tamperaturs of 3.7°C,
extreme minimum temperahire of =3.3°C, mean maximum August temperature is 17.9°C
and extreme maximum temperature is 29.8 “C {1996-2004) {Lnvironment Canada 2006).
It should be noted that during the 2021 “heat dome” maximun lernperatures exeeeding
29.8 °C most likely cccurrad along the southarn shoreline of Vancouver Island.

Though actual data are lacking, the microsites colonized by Hypogymnin heterophylia are
sxpected to have a distinet thermal profile due to their locations aleng the outer coast and
ure subject Lo a strong moderating infuence fromm e adjucent ovean. Inaddilion, Coxson
ef af. (1984) demonstrated that thallus temperatures in Hyvpogymnia (spaeificallv H.
physodes (L.) Nul) exposad to full sunlight are much higher than adjacent air
temperatires. notwithstanding strong convective wind cooling. Recause A, heteraphylin
oeeurs primmarily in rather exposed, well-illurmnaled sites, clevated lcimperalures mmust
conshitule an tmporlanl part ol1ls operating envirormenl (Goward 19967,

Recovery Strategy for Scaside Bone in Canada Hypagymnia heterophylia (2017)

A trearise on conservation strategies for this species can be foind af:

COSEWIC report Lor Scaside Bone - Bigps:iwww.registrelep-

sararegisiry. go.cavirtual_sara/files/cosewic/sr %3 Fyeaside %3 Fbone%3F0808%5F ¢ %2
Epdf

Seaside Bone on 2193 Otter Ridge Road

It1s unlikely that Seaside Bore oeeurs al 2193 Otler Ridge Roead, duc (o 1ts distanes from
the veeun, which is more than lwo lmes (225 1etres) (Figure 6) the dislance of 100
metres from the coast line that the spzcies has bean found and is expectad to be found to
meet its hahitat requirements. As well, the main host species for Seaside Bone, which is
shore pine, was not tound on the subject property. Mitltiple terminal branches were

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs Page 7 of 50
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assessed [or (s speeics, bul the speeies was nwl seen {Photo 17 —Thoto 20). Additional
information can be found at: hittps://wow.crd. be ca/docs/default-source/idf-pdfiottar-

/

soint-oep/otler-point-sensilive-ecosyslem-inventory pdf?sfvrsn—1 12899 U

®  The site assessment revealed that based upon a review of the scientific literature,

the extremely narrow habitat raquurements required to support a population of’
Seasids Bene Lichen strongly favour our cbservation that this species is not
expeeled W oceur in the subjeel property.

Herbaceous Ecosystems

Herbaczous ecosystems are non-forested (less than 10% tres cover), generally with
shallow soils and often with bedrock outcroppings. Outwash deposits Left in rock cravices
and depressions sheltered from prevailing winds give rise to dry nutrient-poaor soils that
support limited plant growth. Herbaceous ecosystems in the Otter Point study area arz
pradominantly coastal headlands or rocky bluffs along the shoveline, vegetatad fairly
sparsaly with grasses and harhs or sometimes low shrubs, and often dominatad by
numeros moss and lichen species.

Subclass definitions

The defining concept of this class (HB:hb) is an inland, non-forested ecosystem with less
than 10% tree cover, generally with shallow soils and often with exposed badrock: if has
a mix of grasses and forbs which typically account for 2094 cover or more, and lichens
and mosscs are prevalent. This subelass was not mapped in the study arca but is included
hzre for context. When these same charactaristics are found at the coast, the subclass
coastal herbaceous (HB:cs) is used.
SFET for 2193 Otrer Ridge Road
‘T'he Herbaccous category is a true Scnsitive Ecosystem category. The only example of
this habitat category we abserved was the bed rock outcrop at the entrance ta the
proposad daughter Lot (Photo 4 Photo 7).
It has vegatation dominated by mosses, grasses and forbs, inchiding the native forbs,
licerice fern, heuchera, blue-eyed Mary and tool’s enion. If the species at risk — slim-
leaved ormon — was Lo oeeur ont tas properly il may oeeur here, although aspeets of
tabital are nol appropriate.

»  Asslated, there will be no wopaet forn (he development on thns ceosyslern’s plant

conununity.
®  These two bed rock outerops shall be lell undistirbed.

Mature Forests

Matire forests are usually conmiter-dominated, typically older than B0 years in age, and
can range from dry to moist. I'hey have a more complex structure than yvoung forests,
with more differentiation betwean canopy layers and more coarse woody debris on the
forast floor. Other SEls {e.g. East Vancouver Island and Gulf Islands SEI, Sunshine
Ceast SET) only mapped matirs forasts that were larger than 25 ha; however, since

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs Page 8 of 50
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mature foresls were uneormmon in the study arca all slands, regardless ol size, were
mapped.

Sensitivity and importance

Mature forests are not as fragile as the ceosystems deseribed above, but arc included in
SEIs [or the following reasons:

»  They represent the future old-growth forests, There were no rernmant old forests in
Otter Point. The only way Otter Point can regain these important scosysteims is to
protect the existing mature forasts.

»  The mature forests provide landscape conmeetivity with other matural arcas. This
connectivity allows for the movement and dispersal of many forest dwelling
species

o These older second-growth forests can act as buffers, minimizing disturbance to
sensitive ecosystems that occur within or adjacent to the forest.

o Buffers provide a vegetated arsa that bears the brunt of edge effects such as
windrhrow, invasive species colonization and human dishurbance factors, thereby
sheltenng wellunds, woodlands and sparscly vegelaled rock outerops Lhal are
oflen found udjucent Lo, or surrounded by, malure forest.

» I'he forest stand may also maintain the micro-climate conditions that may be
ecrilical Lo Lhe adjucent welland or dparian ceosyslent

»  Malure forest removal lypically has nicgalive repereussions on sensilive
ceosysterns in the walershed, o inereasing sedimentl in walercourses and
negatively affecting fish habitat, to reducing precipitation infiltration and
changing the hydrology of wetlands

‘I'he Mature l'orest Category starts at 80 years old - that is what is mapped in the Otter
Point SEI. The Mature Forest Categorv is not considared a Sensitive Ecosystan. The
2011 Otter Poind Sensitive Ecosvsiem Invendory Repuowt categorizes these areas under
“Other Important Ecosvstems” noting they reprasent “future old erowth™ Other than a
single mahure tree whose top half had been broken off. no trees of this age category were
obscrved on the subjeet property; a few malure aged lrees were observed on the adjacent
property.

Watercourses DPA

On Lhe adjacent property o the south {2195 Ouer Ridge Drive) (here is anisolaled, man-
madz wetland / pond was assessed to lnventory its habitat and to verify whether it was
connected by a surface channel to fisharies habitat downstrzam (Photo 10 — Phato 12).
‘I'he feature has a shallow depressional pond surrounded by sedges and rushes. Thereis a
yourg red alder canopy (hat suerourdds the feature, providing shade and orgarme leal hitler.
The pond may be 4 breeding and reuring habilal lor arnphitiuns during (he spring and
sunumer months. However, it is not known if this wetland / pond dries up during the
summer months, nor what temperahires the warer could reach if the pond rerains surface
water during the summer months.

An assessment of discharge channels leading from the wetland / pond was made {Photo

14 and Photo 15) and no surface channels (7. c., streams) were observed — the featwee is
isclated. Therefore, the feature is not subject to the RAPR nor to the Federal Fisheries
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Aetr. Given that the featire is man-nade the Warer Sustainability Act (F34) does not
apply (f.e., it is not a natural watercourse).

The Otter Point OCP (Rylaw No. 3819, September, 2014) defines a “warercourse” as:

o WATERCOURSE maans a parmanent or non-permanent {containing water at
Teast six manths of the year) source of water supply that is nafural or man-made,
including a pond, lake, river, ereck, brook, diteh, spring or welland thal is integral
to a strzam, with well-defined banks and a bad of 0.6 m or morz below the
surrounding land serving to give direction to or containing a cuwrent of water but
does not apply to a man-made pond that does not connect to a stream,

e The aguatic man-made featurs on 2195 Otter Ridge Drive is not subject to the
Otrer Point OCP.

‘I'here was a sceond wetland 7 pond identificd on 8354 West Coast Road, lying to the west
of the subject proparty (Photo 13). It was not determined if this wetland / pond is
comected to downstream fisheries habitat; however, it appears to lis mare than 30 m
from any proposad davelopment on the subjzct proparty. It the RAPR applies fo this
wetland 7 pond the SPLA would be 13 m to the east, such that the SPLEA would not
extend onto the subjeel property.

Neither the wetland / pond an 8354 West Cloast Road or on 2195 Otter Ridge Drive are
mapped (Tigure 10 and Tignre 117 in the Otter Point OCP Rylaw No. 3819 Map 5c:
Watercourse wid W etiands Development I’ ermit Areas. ''he 2011 Otter Point Sensitive
Ecosyslemn Invenlory Report acknowledged thal sinall nalural and man-made welland ¢
ponds, often isolated and uncomnected to watercourses Liave not been mapped and,
therefore, ars not identified on common refzrence documents.

Recommendations to Conserve Sensitive Ecosystem Habitats

Based upon the scological characteristics abserved on the subject property, the following
land use BMPs shall guide proposed development on the daughter T.of:

» The isolated wetland / pond lies entirely on the 2195 Otter Ridge Drive proparty.

e This isvlaled welland / ponid is nol subjeet W the WS4, the Federul Fisheries Act,
the RAPR, or to the Otrer Point OCP.

» The proposed driveway and residential dwzlling on the daughtar lot shall be at
least 5 m from the High Water Mark of the wetland / pond or the side vard
setback width, whichever s greater, unless an alternative riparian setback is
approved by « QED.

® The proposed pan handle driveway and any huilding constriction shall not dishirb
Lhe soils or reols of the plant cornmmunily wilhin the riparian selback.

» ‘I'tess removed from the panhandle to facilitate an access driveway shall not result
in disturbance to vegetation within the riparian sctback unless approved by an
Arborist and a QEP. Damaged or killed trees and/or shrubs within the driveway
acoess shall be replaced based upen a replanting plan provided by the QEP.

» Runoff from the driveway and dwelling shall be design=d to infiltrate and be
freatad within the native soils, acknowladging that the nahrral drainage pattern
from the daughter Lot is south to the wetland / pond cn 2193 Otter Ridge Drive.
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® The proposed development on the daughter Tot will not have anv effect on the
welland / pond on the 8354 Wesl Coast Road property, given the forest stand thal
lizs belween (he welland / pond und proposed developiment.

® T'he wetland / pond on 8354 West Coast Road lies entirely on the adjacent
property to the west of the subjzct proparty; the wetland’s HWM was fleld
estimated to be ~30 m from the west property houndary of the parant lot (Figure
2) and from any proposad development on the daughter Lor. Tt subject to the
RAPR, the SPEEA for this wetland / pond would be 15 mto east. the SPEA lying
entirely on the 8354 Wesl Cousl Road property,
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Figures

1 —

ligure 1, CRD NAA map showing the subject property (vellow arrow) relative to the
cxposed marine shoreline (Fipure 4).

| want to..

Figure 2. Close up of Figure 1 showing the location of the isolated, man made wetland
(green arrow), on 2195 Otler Ridge Drive and he locution of (he aguutic fealure on 8354
West Coast Road (dashed green arrow 30 m1). The trees lying within the orange
polygon consist of a mixed decidnons / coniferous stand. <40 years of ags, with the
building envelope (I'igure 3) consisting of a shrub dominated plant community, with a
[ew young conilers und red alders (Pholo 22 —TPholo 24).
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Tigure 3. Site Plan showing the location of the proposed subdivision Lots, location of the
building arca, scptic disposal ficlds (approved by lsland Health), and the panhandle
access driveway.
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Figure 4. Extract Map showing the Sensitive Ecosystem Inventory associated with the
Otter Ridge Dirive property and the latter’s proximiry to the marine shoreline (black
arrow). Otler Point Scusitive Ecosvstern Invenlory. Schaeler, €, Page, N., and Hurrision,
D. 2011. Rzport Preparad for the CRD. 32 pg. (Appendix  Sensitive Ecosvsters
Invantory of Otter Point).
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ligure 5. Close-up ot the Map in ligure 4 'The subject property is shown by the black
arrow,
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Figure 6 CDC Conservation Data Centre Map of reported sensitive species that
historically ocenrred within the area surrounding the subject property (orange polvgon).
130028 = Seaside Bone Lichen (ITypogymnia hetercphylla) (Figure 8); 11649 = Slimleaf
Onion (Allium amplectans) (Figure 9). Solid black line =~220 m; dashed black line =
~425 m. The apex of the two hlack lines is the location of the Ierbaceons ecosystem
located on the bed rock outerop.

DVv000088
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Figure 7. CRD Map of the Marture Forest. INo rees within the subject property were >80
yeurs of age. the age cohorl which delines mature Forest. The blue boundary line
inclicates the parent property (Figure 3).
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Selentific Name:

BC Conservation Data Centre: Specles Qccurrence Report

Qf Shape ID:

130028

Hypagymnia iiers raphylia

Lomators
survey sliet
Uirections:

Biogeodlimatic Zore:

FnglishName: seaside bone
Identifiers

accirrence 1N 1R 155
Shape 1D 130020
Taxononic Class:

Elgrner|l Group: FuligLs
Status

Provinclal Rank: 82

1% List: Red

Global Rark: A
SFWIN: = (MAR 2O0F)
SARA Schecule: 1

CTTER FCONT, VARCOUVIY TELAND

Ao tral toocean,

Min. Blevation (im J:

| labitat:

Frosection: 1w
Area Description
General Description:
Vegelalion Zone Lewel o

Max, Elevation (m]:

AL SIRLAL: Lpphis, | cress jesdle saf

Figure & BC Conservation Data Centre information sheet for the species of Seaside

Bone.
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o BC Conservation Data Centre: Specles Occurrence Report |
ﬁ / ShapeID: 14649
Selentific Name: Allium ampieriens
Fngiish Names slimleaf onion
Identifiers
accixrence 1N: TRT
Shape 1D 1048
Taxoronic Class: [[EREE]
Floment Grolip: vate 1 Manr g 31\" L5
Status © Rod Innes & (Pholo ID #6768)
Provincial Rank: S *
BCList Bus e o e spons. T Gemeat
Perarea had o an eg-shapasd 0 sy
Global Rank: <~ » g4 50poa. 3Ca'Y buld. o
Bl gy, mia . ork
COSFWTC: 7\ . N et scbed ved o whip: awirng or

rect, 10-40 & 8. sonder, nt A 10
secsin. mnolh

SARA Scherule: Laawes
Eatal loat 210 &, wineeng eacy, inear

Lomators charveled ‘o ¢yird-ic. shoss than the
Pmereg siee, very sioncor smact, tha

AT e 20 e lackrd

survey sitet CTTER FCENT [ Frwen

{ i Infosaacencs & compact often heads ce
Uirections: “y‘ e bt s b e
Riogeoclimatic Zone: o

Ecosection: LV TF g e
o Wi 8, ol o rg 23 e topebs, bt
Area Description 1.3 chambered
" 3
T accudes, mo o ess agg-shaped. Tobed
General Description: B o, oo Crevias ook 0 b,
- e

—ugalzl it Gras sy oper iy . Sewow: Tha lustated Fora o etieh Coiumba
Pusvancn Sourve e Il Hra of Sneh Conmas |

Vegetation Zone Lo
Min. Blevation (i ): 6956 Max. Elevation (ini]:
| labitat: ML Coastsl LIUffs

Figure & BC Conscrvation Data Centre information sheet for the specics of Slimlcat
onton. Inserts show plant in the wild and botamieal taxonomic attributes.
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ligure 10. Otter Point OCP Plan identitying watercourses and wetlands mapped and
subject to Aquatic Habitat Repulations.

Figure 11, Closc-up of Figure 10 for the subject property. Note that neither streams nor
wetlands arc identificd as being associated with the subject property, nor adjacent
properties.
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Photographs

> - 5 o
Photo 1. Looking south at the bed rock mounds adjacent to the proposed daughter Lot
driveway (dashed yellow line). 'The large bed rock outerop on the left would remain as
part of the parent Lot The small oulerop on the right would remuin undisturbed as part of
the daughter Lot
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Photo 2. Looking southeast at the proposed daughler Lot driveway (dashied yellow line).
The large bed rock outerop on the left would remain as part of the parent Lot
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Photo 3. Looking across the proposed dilveway access, Note the young (<50 years old)
conifer stand through which the panhandle driveway would be constructed.
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L = e 4 o 2% .
Photo 4. The large bed rock outerop has a thin soil layer in which an herb, forn, and forb
plant cominumty exists. This oulerop s south facing and subject (o extremne diy
conditions during (he Lule spring lo eurly aulumm months.
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lichens

% \ AR e
se of the outerop. Note the mosses, [orbs, [ems,
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Photo 6. The sinull bed rock outerop at the edge of he parent Lot properly boundary has
a thin. dry, soil layer in which mosses, lichens, grasses are growing. There is a single,
dromght stressed conifer growing at the peak of the onterop, with a conifer tmnk thar was

topped and left as a wildlife tree. ''he Scotch broom plant shall be removed.
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LE = A o1 2R 4
Photo 7. Looking actoss the proposed punha ughter Lol access driveway.

(5 m wide) road can be constructed that would leave the two bed rock vuterops
undistmrbed The conservation of the bed rock onterop plant commmmities would he a
prescribed environmental management objective.
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Photo 8. Looking alony the parent property boundary property line. The conifer stand
delineates the subject property from the adjacent property (Figure 2).
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Photo 9. The young comifer stand associated wilh he proposed punhandle driveway
access road (Figure 3) has a salal understory.
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J!
man made, isolated pond/wetland (Figure 2}
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¥ o 3
Photo 11. Looking soultiwest zeross Lhe dense sedge commumily thal surrounds the pond.
Note the young red alder in the background (2195 Otter Ridge Drive).
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Photo 12, Looking aeross e welland / pond landscape [ealure (owards the adjacent
dwellings (Figure 2). The property boundary lies within the red alder copse of trees on
the left hand side of this image. The feanwe does not lie on the subject property (2195

Otter Ridge Drive).
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Photo 13. There is a sinall pond with a dense sedge commnunity surrounding the pond on
the adjacent property to the west (8354 West Coast Road). This pond and its riparian
plant comnmunity is not connected to the isolated wetland pond on 2195 Otter Ridee
Drive.
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Photo 14, Looking soulliwest aeross Lhe west edge of 2195 Quter Ridge Duive. There are
no discharge channels emanating from the wetland / pond on this property.
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Photo 135, Looking soultt across the rear 2195 Oler Ridge Drive. There are no discharge
channels emanating from the wetland / pond on 2195 Otter Ridge Drive.
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mature trees in the area.
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species. None was abserved.
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Photo 18 Potential habitat for Seasidl

species. Wone was ohserved o Shore Pines were ohserved on the subject property, nor

on adjacent propertics,

<

Bone Lichen was checked for the presence of this

vl
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Pheto 19 Potential habitat fo
species. hone was observed.
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Phota 20. Potential habitat for Seaside Bone Lichen was checked for the presence of this
species. Wone was observed
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Photo 21. Mature conifer that has
was one of a few remmnant mature trees in the area

1

Lo

heen topped during severe winter wind storms This
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Photo 22. Looking east aeross the rear porlion of the proposed daughier lot showing the

shrub understory with a few immature conifers.
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Photo 23. Looking soulhieasl across the rear portion of the proposed daughter Lol showing
the shrub understory with a few immature eonifers and red alders
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Photo 24. Looking northeast across [he rear portion of the proposed daughter lot showing
the shrub understory with a few immarture eonifers and red alders
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Appendix A —Watercourses & Sensitive Ecosystems

Scmedule “A” of Capital Regional District Bylaw No. 3819
Otter Point Official Community Plan
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Schedule “A” of Capital Regional District Bylaw No. 3819
Otter Poins Official Community Plan

18 Develigment may be reguared 1o meorporate envirdnmentaly sound bulling pracice
-mmmnwu e of uae of paveg

17, A sl mzmummwmm
w«ammwmmumm.mmdmm
meWMNMmMMNM

m-mmmw

s Plan w the cveral rumber of parcels must be Consistent with the Land Use

Designation
12 Whare the Qualfied Envirenmentsl Professional or Quaified Professional recommands
= o works, 8 g plan and security deposit may be
requied
67 Development Permit Area Mo, 5; and Atear
671  Designation
That part of e Otter Point ares marked “Commersal DPA’ NMDOA shown en Map Se.
M-Wh“bmunuﬁﬂhw Parmit Area the
“Commarcial and industrial DPA", smmuumdumn-nmuwa
and 2
*© i DPA’ ncude lands zoned commerns of ndustiel under the
Land Usa Bylaw

673 Objective

Yo encourage 8 buiiding design theme and form tha! & complementary ¥ and respecths. as possble. of
he natrs’ SeTNY and the narel charscter of Cher Fomt

674 Guicelines
Deveiopment Darmits naved in “‘Commercial and Industrial DPA” «#l be n sccordance = the folowrg

1 No busdng. of sevage Gaposy system w& be permitied in the
Con ans o Pormat Aree, as soecfed in the Justifcaton
above eicept a8 Mloved by 8 Development Perme or subject 10 the general exemphions
1 outined in Sectien 8.2 of ths Plan.

2 Desgn tage of matursl and features of the landscage so
mmmmumumw

3. Desipgn buldings @ 8 form whch can make best use of the natucal seming, which aliows
for reterson of natursl vegelatve cover and which rendorces eushing sesTesc and
natural advantages of the area

4 Retan exsing second.growth forest and native undersiorey planis n areas ~have there
e 10 Buldngs, STUCtures, DAFEING areas O other ConsTucied featuses

s mm"ummwuw\-mm
from thisugh the of rews 800 natve undemvicrey planns,
umumdmumm-nmm

L] Screen parkng areas 1 the greatest extent possitie with exsang and new andscapng.
3 descrived in subparagraph (8)

7. instal outdoor lighting which i of low infenally and pedestriancriented or which
Srecied Soan and Bty from SUHCUNENG MeSSentisl Arees 50 83 15 teduce 8nd Mismize
glars ims the snvironmaent

82
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Appendix B — Development Permit Areas

Schedule *A" of Capnal Regions District Bylaw No. 3819
Qtter Posnt OMMcial Communiy Plan
PART 6.0 DEVELOPMENT PERMIT AREAS

Development Permits are & g 1001 for sites. Bulings and hat =8rent Special protection
contral  Unless suthorty » delegated. Developmaent Parmits must be approved by e
candtionsy

achioved The guding
Section §19.1 of the LGA Development Permit Aress can be designated for sarposes such o5, but not
Iended 1 the obawing.

. 10 peotect the natral s and poal diversty,

. 1 protect o from

. ® the form and of or mndt-temdy residentisl
deveicoment. o1

. ® pe snegy e = the of Graen House
Gan ermmyons

Wen respect o areas desgnated as Deveopment Perme Areas the OCP must

- the o obyes that sty e designation. and

. 1pecty gudeines respecting e manner by which S speciel condtions of chectives
wil be addressed

[ 8] General Development Permit Policies

1 Whare 8 develogment site lles withey more than one Development Pemit Ares. ok of e
WPEICable P guceines —uat b et

2 In accoedance =i the LGA. a Deveiopment Pemut must be obasned prior 10 subdivision,
consyuction, anerston of lnd. sol depoatt or removal, or any ofar development of
Peemit

activity that would impact on any of the by & Dy

3 amy B ) g the 5 o oy by the CRD
as oulined n the followng sections il be d ot the s

K A Development Femmit & not requised where i 2an be demonstrated that the proposed

anﬂaﬂhm%x%lm A Quaified
of Quatfied Em sl subest @ report oF provide
<mmwwncnouumm-m-ﬁn

designated Development Parmit Acsa
6.2 for & D Permin
No Developmert Permil ol be reguired for the followrg
1 niemal steratons 1o 8 buldng.

2 boundary adjustimants between parcels when no new parcels are Trested and Te
boundary is not kxcated within 30 metres of & watercourse o wetisnd,

3 artemal sterations. indluding adding a second siorey, that are entealy withn the buliding
fooprnt
N Mcmmmmwmmmdumu

s structures which are met greater i aea San 100 sguwe metres (107 square feet) and
e not located withn 30 metres of 8 watercourse or wetand

[} wokways MAMpS BnGor MINWaYS Atgrade patos and relaning wals not requirng 8
tasldng parmit and not Bcated within 30 matres of & watarcourse o wetiand,

7 removal of hazard trees.
L] AArQency SCtiong 10¢ fiood OF eM0SiNn Prosection.
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Schedule A" of Capital Reglonal District Bylaw No. 3819
Otter Point Official Community Plan
-] AMAIGENCy ~OrkS 1O re0ON OF MOPIACe i Utitiet O MTTASTUCIUe:
w remounl of Fwasive non-native segetaton from within 30 matres of & watercourse or
wwtiand
n hatstat d o that with pr and federal
egaiatiaon and requreTWe,
2 g | and devek on farms on ALR lands.

References in Uis section 1o & distance from & watercourse of wetland shall be deemed 10 be
references 1o a distance from the natural DOuNdary of the watercourse.

(&) Development Permat Area No. 1. Steep Slopes

631 Designation

That pant of the Onier Pont area shown a3 “Steep Slopes”™ on Map Sa. which s stiached 1o and forms o
port of Bis bylaw, hwnnwmm e ‘Stesp Siopes DPA” wader Section

1. 1)) of the LGA, for rom
mm—,mnﬂrwwmmmmmuu1mn
sope over @ mnemam 10 metre ran N G the arses on Map Sa. B sctus

Development Permat Ares il in every Cane De verifed
032 Jusufication

Tha topograghy of the area. as wel 83 e siope gradation and Tun sof cover, renders the ares highly
1 wonon hasted Cashdl control of deveiipmant o othed alleraton of thele siopes is

muﬂmdn*mﬂm“hmhwrmﬂvmdummm
of dav o te

633 Objective

To reguinte develcpmant In the res ~Ih & wiew 10 PFOtecling The integrity of the siopes and reduceng the

sk Of My 10 penora o damage [0 proparty resuling rom efoson, ndeiide and Siope sippege.

6.34 Guideiines

Development Permits nsued n “Steep Slope DPA” will be » accordance with $he foliowing

1 hmmuuwwnﬂndhwnnm

Slopes DPA’ s specifed in the Jussfication above except as allowed by 2
Cveicoment Perma of Subdt 12 & Jeters! SaemBton as outhned » Section §.2 of s
Plan

2 Aved of s De: Parmit Areas and 22 mismze Be

mhmnwum.:m-m“m
g heght. setback and

-qu n order 1o into the
‘S-PMDPA'
3 Develcpment or subdivision of land shouls Be GesgQNed 10 COMply with e pokces n
Secson 54 of the Plan
44

2193 Otrer Ridge Drive — Lnvironmental Review — DPAs

Page 49 of 50

DVv000088



Report to the LUC — June 21, 2022
DV000088

58

aeaio

Making a difference...together

Appendix C
MOTT-Referral-Report-Updated-STUNN0737

2193 Otrer Ridge Drive — Environmental Review — DPAs

PPS-35010459-2820

Page 50 of 50

DVv000088



