STAFF REPORT TO COUNCIL
Council Meeting: July 13, 2021
500 Matterson Drive, Ucluelet, BC V0R 3A0

FROM: BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING
SUBJECT: LOT 16 MARINE DRIVE

FILE NO: 3360-20-RZ19-02
REPORT NO: 21- 109

ATTACHMENT(S): APPENDIX A – NORED DEVELOPMENTS DATED JULY 7, 2021
APPENDIX B - OFF-SITE SERVICING MEMORANDA AND COSTS ESTIMATES BY KOERS &
ASSOCIATES ENGINEERING
APPENDIX C – ESTIMATE OF DCC CHARGES FOR LOT 16

RECOMMENDATION:
1. THAT Council refer this report to a special Committee-of-the-Whole meeting to be
held August 10th, 2021.
PURPOSE:
The purpose of this report is to provide additional information in response to questions
from Council and the public regarding the proposed rezoning and development of Lot 16
Marine Drive, raised at the public hearing held June 8, 2021, and subsequent Council
meeting held June 15, 2021.
BACKGROUND:
At its June 15, 2021, regular meeting, Council discussed comments received from the public
to date on the Lot 16 rezoning proposal, and passed the following motion:
“ THAT Council identifies the following items that it wishes to resolve prior to further
consideration of the Bylaw:
a. Is there an environmental assessment and can we see that report?
b. I saw one lot available for affordable housing, how do we figure out that
percentage, and how can we work with BC Housing?
c. Water runoff onto Victoria Road and Marine Drive.
d. What is the width of the roads in the proposed development and will there be
sidewalks?
e. What are the total DCC’s paid for the development?
f. What is the buffer (set back) on the Marine Drive side of the development?
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g. What are the rental caps for the apartment building? What percentage is for
affordable housing in the apartment building?
h. What do the upgrades look like for Matterson Road?
i. Would the developer/owner entertain the idea of focusing on the apartment
building first, and then moving over to the rest of the development, to make sure that
the apartment is constructed first?
j. Who is paying for the sewer upgrades at the corner of Marine Drive and Victoria
Road and who is paying for sewer and water upgrades associated with the
development in general?
k. What is the timeline for this development?
l. How does this development help our community?
m. Is blasting required at this site? If so, what is the extent of the blasting?
n. Is there an archeological study and can we see that study?
o. Is this still an archeological site?
p. Is a three-storey apartment building an option?
q. How are patios addressed in the setback requirements in the zoning?
r. Are there alternative access roads other than off of Victoria Road, and the corner of
Victoria Road and Marine Drive. What other options are available?
s. Requests that a traffic study be conducted.”
The applicant has provided a response (see Appendix ‘A’) providing answers to each of
these questions, with references to how these items have been addressed and where more
information is provided in the original application and staff reports. In addition, the
following section expands on two threads where staff sense that additional information
would be helpful for Council and the public.
DISCUSSION:
A. Stages of the approval process:
A number of the comments from the public raise questions about details that are often
provided at a subsequent stage of the development approvals process. The application
before Council at this time is to change the zoning designation of the property. The
permitted uses and densities being proposed for different areas of the subject property are
the main considerations at this stage.
While quite detailed plans have been submitted with this application, they have been
presented as proof-of-concept plans aiming at obtaining rezoning approval. The applicant
has acknowledged that more detailed plans and studies would be necessary at the later
stages of municipal approval. This is a normal course for this type of development
proposal.
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Council has indicated a number of critical elements that it wishes to ensure if the
development proceeds. These conditions would be secured by a restrictive covenant
registered on the title of Lot 16 before Council considers adopting the zoning amendment
bylaw.
The applicant has provided a helpful flowchart to illustrate the
steps in the approvals process, and the information and
studies provided at each stage (see Appendix ‘A’). As noted,
more detailed studies are typical of the Development Permit
and Subdivision stages for a development of this sort.

B. Costs of upgrading and expanding infrastructure:
A number of comments from the public raised concerns about
the impact on existing infrastructure (such as the Victoria
Road sewer pump station), the cost of installing new
infrastructure - and questioned whether Ucluelet taxpayers
would be bearing those costs. These are good questions. Briefly, in response to questions
“e” and “j’ of the Council motion above, consider the following:
o On-site: the cost of constructing new roads, water lines, sewer lines, street lighting,
fire hydrants, pathways, etc. to municipal standards within the Lot 16 subdivision is
entirely the responsibility of the developer. This is estimated at roughly $2 million
for Lot 16 (see Figure 1);
o Off-site: infrastructure upgrades (e.g., larger sewer pipes, or a new water line )
required to service the proposed development are also to be constructed by the
developer at their cost. The off-site water and sewer upgrades required by Lot 16
are estimated at approximately $938,000 (see Figure 1);
o The need for potential upgrades to the municipal systems were analyzed by the
District’s engineers to identify what upgrades would be necessary, and how the new
development fits within the anticipated demand already projected in the District’s
water and sewer master plans (see Appendix B);
o In addition, under the Development Cost Charge (DCC) bylaw, all new developments
pay fees to contribute to the incremental cost of expanding infrastructure to service
a growing town. A summary showing the preliminary calculation of DCC fees is
included in Appendix C and is shown in Figure 1;
o the total servicing costs borne by the developer – in approximate numbers at this
point - amount to $3.7 million (the orange areas in the chart in Figure 1);
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o note that there is an overlap identified between off-site infrastructure and works
already defined in the municipal DCC program amounting to $410,000. If the offsite works are constructed as proposed then that portion of the DCC’s would not be
charged to the developer – because doing otherwise would amount to doublecharging (shown as the dashed line in Figure 1).
o as noted in the March 23, 2021, staff report:
“Some additional costs, for extra work to provide public improvements already
identified by municipal infrastructure master plans, should be budgeted to align with
the timing of the developer’s installation of infrastructure. Two notable items are:
▪
▪

increasing the pipe size on the Matterson Bypass sewer forcemain (est. cost
$137,000). It would be cost effective for the District to pay for up-sizing the pipe
to handle the entire future capacity of this line.
additional design and paving costs to place an asphalt multi-use path atop the
new sewer forcemain alignment parallel to Matterson Drive (est. cost
$100,000). This would provide the improved pedestrian and bicycle connection
along Matterson envisioned as the “coast-to-coast connector” in the Parks and
Opens Space master plan. The most cost-effective installation of the pathway
would be if coordinated with the sewer line installation.”

Staff have looked in closer detail at the pathway and recommend that $175,000 would be
an appropriate preliminary budget figure to consider for the “coast-to-coast connector”, to
include a healthy contingency.
Note that both of these items are advisable to take advantage of cost savings during
construction of the developer’s works - but are optional and could also be completed by the
municipality at another time (though likely at greater cost). It is also worth noting that
both of these items could be funded without relying on additional municipal property taxes
(see green bars in Figure 1, below).
o with respect to question “j”, the proposed new “Matterson bypass” works would
result in the sewer volume from Lot 16 and all existing volume coming from the Big
Beach pump station then bypassing the Victoria Road station – reducing the load on
the existing Victoria Road infrastructure.
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FIGURE 1 – preliminary on- and off-site servicing costs for proposed Lot 16 development

PROCESS AND NEXT STEPS:
At its June 15th meeting, Council also passed the following:
“THAT Council:
a. direct Staff to prepare a report providing the information, analysis, and
recommendations on how those items will be addressed, with input from the applicant
as necessary;
b. hold a Committee of the Whole meeting to provide an opportunity for the Applicant
and Staff to address the report;
c. provide an opportunity for further public input at the Committee of the Whole
meeting;
d. at that point consider whether Council deems it necessary to make changes to the
bylaw or conditions of final approval, prior to considering referral of the bylaw to
another public hearing; and,
e. direct Staff to publish notice of the Special Committee of the Whole meeting as
widely as possible.”
This report and its attachments have now been published and are available to the public on
the municipal website. Staff recommend that Council could now refer this report to a
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Committee-of-the-Whole (CoW) meeting; a tentative date suggested for this meeting is
August 10th.
Staff are prepared to give the public notice of the CoW meeting in much the same manner
as is done for a public hearing: print ads in the Westerly News, signs posted on the public
road near the entrances to the property, mailout and hand delivery to owners and
occupants of neighbouring properties within 100m. Staff suggest that a copy of the CoW
notice also be posted at the Co-op community notice board, and that the message be sent
out via UkeeMail and District social media.
Alternatively, Council could provide other direction to Staff and/or the Applicant.
Respectfully submitted:
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Bruce Greig, Director of Community Planning

Appendix A

ED

DEVELOPMENTS

July7,2021
Via Email:

Bruce Grief, Director of Planning

Attention:

District of Ucluelet

Re:

Email Request for Clarification from District Staff

bgreig@ucluelet.ca

Council Motion 1:
The Council Motion identifies a list of items and questions that Council wishes to resolve prior
to further consideration of the Bylaw. MacDonald Gray Consultants has provided detailed
responses to District Staff to be included in their follow up report to Council for that purpose.
Notes on Participation in the Public Hearing
Both the Applicant and Property Owners were present and listening to public comments for the
entire length of the Public Hearing. There were several comments made that "we did not speak"
at the Public Hearing. It is important that Council and the Community understand that discussion
is not intended to occur at a Public Hearin2:. That said, some discussion did occur at the meeting.
MacDonald Gray Consultants and Nored Developments strive to be open and transparent in all of
our development projects and want to assure Council that we were in a difficult position and in
no way attempting to hide from the questions raised. In fact, we believe the majority of the
questions had been answered prior top the Public Hearing to the satisfaction of Staff and Council.
We do not typically provide a formal presentation at a Public Hearing for the same reasons. A
presentation was requested and provided which was our opportunity "to speak" at the hearing.
The presentation was pre-recorded due to concerns with the online meeting technology and to
avoid any accidental introductions of 'new information'
As Applicants, we must uphold the integrity of our profession and duty to the public interest of
both the property owners and community by not introducing 'new information' beyond what was
available prior to the hearing.

Land Use Considerations

Zoning Amendment
Application
(Land Use Plan)

Council Decision
YES

Ensure that proposed land uses and density are aligned
with District Policies.
Ensure that land use adjacencies are appropriate.
High level Servicing infrastructure capacity review to
ensure servicing can be upgraded by the developer for
the intended uses.
Secure Community Amenity Contributions and register
Restrictive Covenants on Property Title.

Tourist Commercial Development
Through Existing CD-2A Zoning

NO

Development Permit
Application
(Subdivision)

Concurrent
Applications

Subdivision
Application

Subdivision Servicing and Layout
Geotechnical Assessement.

Traffic Impact Assessement.

Environmental Assessement.

Achaeological Assessement.

Tree survey and Vegetative Assessment.
Storm Water Management / Lot Grading Plan.
Establish Servicing Agreement Bonding Amount.
Completion of required servicing upgrades by the developer.

Council Approval

Approving Officer
Approval
Townhome Parcel

Site Specific
Development Permit
Applications

Form & Character Review
Site Specific Building Architecture.
Site Specific Landscape Architecture.
Site Specific Storm Water Management.
Zoning and Covenant Compliance Review.

Council Decision

Single Family Lots

Apartment Parcel

Building Permit Application

June 15 Council Motion – 1 Page Summary Responses by Applicant

Question
a. Is there an environmental assessment and can we see that report?
Answer

The lot has been previously disturbed. An environmental report will be prepared at the time of
Development Permit / Subdivision Application once the new Zoning is in place.
All provincial and Municipal requirements MUST be met through permitting processes.

Applicable Development Stage(s):
References:

Development Permit Application (Subdivision Layout)
Subdivision Application

Official Community Plan Bylaw No. 1140, 2011
Lot 281 - Development Permit Area (DPA) 5 is applicable to areas of the lands as identified on
the District of Ucluelet OCP, Schedule ‘C’ – Map. The DPA is established for the purposes of:




Protection of the natural environment, its ecosystems and biological diversity;
Protection of development from hazardous conditions; and,
Establishment of objectives for the form and character of development in the resort
region.

Refer to the Applicant’s Planning Framework Report
Section 6.2
Development Permit Areas
Section 9.2
Lot 281 DPA #5 - Considerations
(March 23, 2021 Council Agenda, pg. 101, 103)
Landscape and environmental preservation are key components of the DP guidelines. All
development proposals will require careful consideration and design responses that seek to
protect existing sensitive ecosystems, significant trees and shrubs.
Environmentally significant areas, including watercourses and significant stands of trees, have
not been ground-truthed by the project biologist. The location of these features will need to be
incorporated into future site planning and subdivision layout where feasible and as required by
law during subsequent permitting processes.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant

Question:
b. I saw one lot available for affordable housing, how do we figure out that percentage, and how
can we work with BC Housing?
Answer:
Affordable Housing (Social / Subsidized Housing) is not proposed as a part of this application.
One serviced Infill Small Lot (R-6 Zone) is proposed to be dedicated to the District to be used as
they see fit. The lot could be used for affordable housing by the District.
A number of additional mechanisms are available through the Community Amenity Contribution
proposal for the District to create affordable housing opportunities as follows:


A financial contribution to the District is proposed. Beyond the significant land
dedication for parks and trails, a financial contribution of $1,000.00 / per door/unit is
proposed. This would equal $112,000.00 based on proposed density of 112 primary
dwelling units (suites are not included);



The proposed financial contribution (noted above) could also be directed toward other
affordable housing initiatives within the District. Funds could be set aside for a DCC
Waiver program for eligible developments. The value of this lot has increased and is
estimated at approximately $300,000.00 (2021) by the property owner.



The District could also close the unused road stubs from Victoria Road to be used for
affordable housing projects at the discretion of Staff and Council.

Applicable Development Stage(s):
References:

Zoning Amendment (Rezoning)
 Secured by Restrictive Covenant as a condition
of Bylaw Adoption

Refer to the Applicant’s Planning Framework Report
Section 10.2.2 Vehicle Access Concerns
Section 10.3.1 Request for a Community Amenity Contribution
(March 23, 2021 Council Agenda, pg. 105, 106)

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
c. Water runoff onto Victoria Road and other part of Marine drive.
Answer:
Surface water run-off from any development or constructed works must be addressed on site
and not flow onto adjacent properties. The upland property owner would be liable for any
damage caused to downstream properties.
Stormwater management will be undertaken for both the Subdivision Application and site
specific Development Permits to the standards set by the Province and District once the Zoning
is in place.
Applicable Development Stage(s):
References:

Subdivision Application (Works & Services)
Development Permit Application (Site Specific)
Building Permit Application (Site Specific)

Staff Report – Council Meeting: March 23, 2021:
Section 4.7.1 Onsite Services
(March 23, 2021 Council Agenda, pg. 66)
Onsite services such as roads, storm drainage, pedestrian walkways and boulevards, water,
sewer, hydro, and phone/data utilities will be required as part of any future subdivision.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
d. What is the width of the roads in the proposed development and do they have sidewalks?
Answer:
14m width Public Roads with detached sidewalks and a greenway connection are shown on the
‘proof of concept’ drawings, but would require future separate approval by the District Engineer
and Council.
The District does not currently have a 14m road standard, although a 12m road standard has
been applied to the recent Lot 13 Subdivision.
The specific technical details of a 14m Road Right of Way would require approval by the District
Engineer, a variance to the District Engineering Standards and an approved Development
Permit.
The other option is to develop the single family housing land uses as a Bare Land Strata with our
own reduced internal road standards.
Applicable Development Stage(s):

Development Permit Application (Subdivision Layout)
Subdivision Application (Works & Services)

References:
Staff Report – Council Meeting: March 23, 2021:
Section 4.7.1 Onsite Services
(March 23, 2021 Council Agenda, pg. 66)
Onsite services such as roads, storm drainage, pedestrian walkways and boulevards, water,
sewer, hydro, and phone/data utilities will be required as part of any future subdivision.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant

Question:
e. What are the total DCC’s paid for the development?
Answer:
District Staff to Quantify DCC amounts based on current rates.
It should be noted that:
 The costs of all works and services required at the time of subdivision will be at the cost
of the developer and existing DCC project specific funding;
 Some DCC works have already been identified by the District and funded through DCC
fees provided by past development;
 This development will also contribute to future DCC projects within the District;
 There is no cost to District ratepayers to service this development.
Applicable Development Stage(s):
References:

Subdivision Application (DCC Payable - Lots)
Building Permit (DCC Payable – Multifamily by Unit)

Staff Report – Council Meeting: March 23, 2021:
Section 6
Financial Impacts
(March 23, 2021 Council Agenda, pg. 68)
The Development Cost Charges for the new development will be collected at the time of
building permit issuance on a per unit basis for the multi-family portions, as set out in the
municipal DCC bylaw.
DCC’s would also be payable for the new single-family lots at the time the final subdivision
approval is granted for each new lot.
Off-site servicing costs would be borne by the developer.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
f. What is the buffer on the Marine Drive side of the development?
Answer:
10m Setbacks are provided along Marine Drive built to be secured through a restrictive
covenant.
Applicable Development Stage(s):

References:

Zoning Amendment (Rezoning)
 Secured by Restrictive Covenant as a condition
of Bylaw Adoption
 Secured in Zoning Bylaw Regulations

Staff Report – Council Meeting: March 23, 2021:
Section 1, 5, d.:
registration of a greenspace covenant on a 10m wide strip along the Marine Drive frontage of
the subject property to retain vegetation and preclude driveway access along this road corridor,
as proposed;
Appendix A, 1, R-6.6.2, C. R-3.8 Other Regulations, (2)
(2) on proposed Lot ‘A’ the minimum setbacks for principal buildings from adjacent lot lines shall
be as follows:
b.) from Marine Drive: 10m (33 ft)
Refer to the Applicant’s Planning Framework Report
Section 10.2.1
10m Buffer Request
(March 23, 2021 Council Agenda, pg. 104)

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
g. What are the rental caps for the apartment building? What percentage is for affordable
housing in the apartment?
Answer:
Affordable Housing (Social / Subsidized Housing) is not proposed as a part of this application.
Refer to the answer to question ‘b’ above.
A full spectrum of housing options is proposed in a comprehensive package as follows:
 rental apartments;
 ground-oriented townhomes;
 single-family homes on large lots;
 medium single-family homes on compact lots;
 small homes on small lots;
 secondary suites, and,
 detached accessory residential cottages.
Rental Apartment Building
i)

Construction and development of the rental apartment building on proposed Lot ‘A’ (the
“Apartment site”) be in the first phase of the development;

ii) Registration of the Housing Agreement on the title of proposed Lot ‘A’ (the “Apartment
site”) at the time of subdivision approval to ensure that the apartments are rental tenure
only and will not be subject to strata conversion.
iii) The maximum floor area of an individual multiple family dwelling unit is 77m2 (825 ft2);
Applicable Development Stage(s):

Zoning Amendment (Rezoning)
 Secured by Restrictive Covenant as a condition
of Bylaw Adoption
Subdivision Application
 Secured by Housing Agreement on Title

References:
Staff Report – Council Meeting: March 23, 2021:
Section 1, 5, i, Recommendations
Section 4
Discussion
Section 4.1
Rental Apartment Building
Appendix A, 1, C. R-3.8 Other Regulations

These apartments would not be permitted for short-term rental for tourist accommodation, nor
would they be stratified for individual ownership. These provisions would be included in a
Housing Agreement with the District of Ucluelet, registered on the property title.
The addition of 48 rental apartments would be a valuable addition to the housing supply in
Ucluelet; the applicant’s commitment to developing this portion of the site for rental housing is
significant, and should be considered among the amenities or other community benefits
presented by this proposal.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant

Question:
h. What do the upgrades look like for Matterson Road?
Answer:
Frontage improvements will meet the District Engineering Standards for Matterson Road
through the Subdivision Application process.
District Staff to identify the specific Engineering Department road standard.
Applicable Development Stage(s):

Subdivision Application (Works & Services)

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
i. Would the developer/owner entertain the idea focusing on the apartment building and then
move over to the rest of the development, to make sure that the apartment is constructed
first?
Answer:
This has already been negotiated through conversations with Staff and confirmed as a
requirement by Council at the March 23, 2021 Council Meeting.
Rental Apartment Building
iv) Construction and development of the rental apartment building on proposed Lot ‘A’ (the
“Apartment site”) be in the first phase of the development;
v) Registration of the Housing Agreement on the title of proposed Lot ‘A’ (the “Apartment
site”) at the time of subdivision approval to ensure that the apartments are rental tenure
only and will not be subject to strata conversion.
vi) The maximum floor area of an individual multiple family dwelling unit is 77m2 (825 ft2);
Applicable Development Stage(s):
References:

Zoning Amendment (Rezoning)
 Secured by Restrictive Covenant as a condition
of Bylaw Adoption

Staff Report – Council Meeting: March 23, 2021:
Section 1, 5, a, Recommendations
Construction and development of the rental apartment building on proposed Lot ‘A’ (the
“Apartment site”) be in the first phase of the development;
Section 4.1,

Rental Apartment Building

The applicant is proposing that the first phase of developing Lot 16 would be a four-storey, 48unit Multiple Family Residential apartment building for rental tenancy only.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
j. Who is paying for the sewer upgrades at the corner of Marine Drive and Victoria Street and
who is paying for sewer and water upgrades in general with the development?
Question:
This is a common misperception raised during application processes.
The Developer pays the cost outright or in combination with DCC funding provided by past
developments. This is always the case with all development.
There will be no cost to the ratepayer for the development to occur beyond District Staff time
commitments.
Note that DCC funding must be applied to the specified project and cannot be shifted between
projects once formally earmarked.
Beyond the required off site works noted above, the on-site works / internal servicing costs are
estimated in the ballpark of $2,000,000.00 by the project Civil Engineer.
Applicable Development Stage(s):

Subdivision Application (Works & Services)

References:
Staff Report – Council Meeting: March 23, 2021:
Section 6
Financial Impacts
Off-site servicing costs would be borne by the developer.
Refer to the Applicant’s Planning Framework Report
Section 2.2
Servicing
(March 23, 2021 Council Agenda, pg. 89)
This is a common expectation of municipalities to ensure that the total cost of servicing the
proposed land use and density is paid for by the developer. Local area residents will not incur
any costs due to the rezoning.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
k. What is the timeline for this development?
Answer:
The project timeline will not be established until the Zoning Amendment is completed.
Market conditions and construction cost constantly fluctuate so it is impossible to determine
ahead of the surety of a completed land use change.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
l. How does this development help our community?
Answer:
Staff have outlined their support for the proposed residential land uses and we have provided a
strong supporting planning rationale in our application materials.
Applicable Development Stage(s):

Zoning Amendment (Rezoning)

References:
Staff Report – Council Meeting: March 23, 2021:
Section 7
Policy and Legislative Impacts
Conclusions and Options
The development of Lot 16 for a mix of residential uses is consistent with Ucluelet’s Official
Community Plan. The draft zoning amendment bylaw presented with this report is being
recommended for Council to consider to advance this significant proposal to a public hearing.
The zoning amendment that is recommended strives to represent the best interests of the
community with a residential focus on this key property while allowing for the densities
contemplated in the applicant’s concept plan. It is worth re-stating that this is a significant
housing proposal for Ucluelet. The diversity of housing types being proposed for Lot 16 includes
all of the following:








rental apartments;
ground-oriented townhomes;
single-family homes on large lots;
medium single-family homes on compact lots;
small homes on small lots;
secondary suites, and,
detached accessory residential cottages.

Refer to the Applicant’s Planning Framework Report
Covering Letter
(March 23, 2021 Council Agenda, pg. 86)
The property owners and our project team have worked collaboratively with District Staff and
local area residents to expand upon the community‘s vision as expressed in the Official
Community Plan. We heard from neighbouring residents that there was a strong desire to
provide a variety of attainable housing forms for local residents, while preserving existing
landscape buffer spaces, and mitigating increased vehicular traffic on local roads.
This community vision has been integrated into our natural systems based design process, which
is a collaborative approach to site planning. Environmental, physical and architectural
considerations have been woven together to create a Land Use Concept, which is the basis for
our Zoning Amendment proposal.

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
m. Is blasting required for this site? If so, what is the extent of the blasting?
Answer:
Blasting would be required for any development of the site due to the presence of shallow
bedrock. The extent of blasting will be determined at the time of subdivision once the zoning is
approved.
Applicable Development Stage(s):

Subdivision Application (Works & Services)

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
n. Is there an archeological study and can we see the study?
Answer:
The identified architectural site appears to have been removed before this property owner
purchased the site.
This was reconfirmed through a survey of the property and will need to be addressed prior to
any land altering activities.
Question:
o. Is this still an archeological site?
Answer:
Provincial records indicate a previously recorded archaeological site DfSj-85 on the property.
DfSj-85, consisting of two Culturally Modified Trees, is protected under the Heritage
Conservation Act and must not be altered or damaged without a permit from the Archaeology
Branch.
The site location has been cleared and subsequently filled in prior to 2005. Air photo evidence
and the geotechnical test pit at that location confirm same.
Prior to any land-altering activities, an eligible Consulting Archaeologist should be engaged to
determine the steps in managing impacts to the archaeological site. An Eligible Consulting
Archaeologist is one who is able to hold a Provincial heritage permit that allows them to conduct
archaeological studies.
Applicable Development Stage(s):

Development Permit Application (Subdivision Layout)
Subdivision Application (Works & Services)

References:
Refer to the Applicant’s Planning Framework Report
Section 2.5
Site History / Archaeology
Sheet S4
Opportunities & Constraints
(March 23, 2021 Council Agenda, pg. 79, 89)

DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW NO. 1284, 2021 (LOT 16 MARINE DRIVE)
– DEFFERED 3RD READING

June 15 Council Motion – 1 Page Summary Responses by Applicant

Question:
p. Is a three story apartment building an option?
Answer:
Possibly. That will be determined through detail design for a future Development Permit
Application.
A restrictive covenant will be placed on title restricting the height to 3 stories, unless Council
deems a 4 storey height appropriate at the time of a detailed form and character review
through the site specific Development Permit Process.
Applicable Development Stage(s):
References:

Development Permit Application (Site Specific)
Subdivision Application (Works & Services)

Staff Report – Council Meeting: March 23, 2021:
Section
Conclusions & Options
“j.) despite the zoning of proposed Lot ‘A’, the maximum building height be limited to 11m (3
storeys) unless first approved by the District Council upon submission of detailed architectural
plans”;
Section 4.1,

Rental Apartment Building

The R-3 zone currently permits a maximum height of 11m which accommodates a 3-storey
building. At this point there are no detailed design drawings of the building or site that would
form part of this application; this is a rezoning application only and not a request for a DP at this
stage.
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June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
q. How are patios addressed in the setback requirements in the zoning?
Answer:
Setbacks are applicable to building and structures (including covered patios).
Patios will not be permitted within the 10m greenspace covenant along Marine Drive.
Applicable Development Stage(s):
References:

Zoning Amendment (Rezoning)
 Secured by Restrictive Covenant as a condition
of Bylaw Adoption

Staff Report – Council Meeting: March 23, 2021:
Section 1, 5, d, Recommendations
registration of a greenspace covenant on a 10m wide strip along the Marine Drive frontage of
the subject property to retain vegetation and preclude driveway access along this road corridor,
as proposed;
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June 15 Council Motion – 1 Page Summary Responses by Applicant
Question:
r. Is there an alternative access road other than Victoria Road or Victoria and Marine Dr. and
what other options are available?
Answer:
Public Road access to Victoria Drive is not proposed by the Applicant.
A driveway stub was shown on the ‘Proof of Concept’ drawings only from the townhome site to
Victoria Drive.
The location and configuration of site access is not a concern for the developer.
Public road and private driveway access to the property will be provided as directed by the
Subdivision Approving Officer. This is under the jurisdictional control of the Province.
Emergency access to Victoria Road will likely be required for public safety in the event of a
Tsumami.
Question:
s. Request that a traffic study be conducted.
Answer:
A traffic study will be provided through the Subdivision Application Process by a Professional
Transportation Engineer as requested by the Approving Officer.
Applicable Development Stage(s):

Development Permit Application (Subdivision Layout)
Subdivision Application (Works & Services)

Staff Report – Council Meeting: March 23, 2021:
Section 4.5
Access and Circulation
Staff are recommending that a better road pattern would connect the new public road through
Lot 16 from the access on Marine Drive through to Victoria Road at another existing section of
municipal road right-of-way 63m (200 ft) further north (highlighted in blue in Figure 7, above,
and noted in recommendation 5(e) at the outset of this report).
The applicant has expressed that either approach would be acceptable and is not pushing for
one option over the other.
Refer to the Applicant’s Planning Framework Report
Section 10.2.2 Vehicle Access Concerns
(March 23, 2021 Council Agenda, pg. 86)
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Appendix B

TECHNICAL MEMORANDUM No. 1
Issued Date:
Previous Issue Date:
To:
From:
Client:
Project Name:
Subject:

October 9, 2019
None
Warren Cannon
Mitchell Brook, P.Eng.
District of Ucluelet
Lot 16 Marine Drive
Water System Review

File No.:

0361-192-TM1

1. Objective
The objective of this technical memorandum is to review the watermain servicing requirements for the
proposed development at the intersection of Marine Drive and Matterson Drive with consideration for
water system improvements required to supply the proposed development.

2. Background
The proposed development is located at the intersection of Marine Drive and Matterson Drive. The
proposed development will consist of three areas of single family development, one apartment complex
and a townhome complex. Based on information provided by District there is a total of 37 single family
lots and 86 multi-family units. The proposed lot layouts are shown on the enclosed drawings provided by
the District.
It should be noted that a proposed water network, including hydrant spacing was not provided. The
proposed water network that was evaluated is shown on the enclosed figure 0361-192 SK1. This
schematic shows the proposed pipe locations, as well as node locations throughout the development to
provide a representation of the available fire flow and peak hour pressures. For the purposes of this
analysis is has been assumed that the proposed piping for the developments will be 200 mm dia.
For the purposes of this analysis the following site servicing options have been reviewed:
- Option 1:
o Current water system conditions.
- Option 2
o Pressure zone boundary modifications identified in the July 2017 District Water Master
Plan.
o Watermain loop to Victoria Road through the proposed development.
- Option 3
o Fire flow improvements in the area identified in the July 2017 District Water Master Plan
including:
A check valve installation at the intersection of Matterson Drive and Victoria
Road.
Watermain upgrades on Victoria Road.
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3. Water Demands
3.1 Domestic Demands
Based on the preliminary details provided, the development will consist of 37 single family lots and
approximately 86 multi-family units. The District has identified that the single family lots will include
secondary suites in accordance with the zoning bylaw.
Based on a population density of 3.5 ppu for single family and 2.0 ppu for multi-family, the projected
population for the development is 302 as detailed in Table 1 below.
Table 1: Projected Population
Land Use

Units

Population

A - Apartments

48

96

B - Single Family w/ secondary suite

7

25

C - Adaptative Small Lot Residential w/ secondary suite

18

63

D - Small Lot Residential w/ secondary suite

12

42

E - Townhomes

38

76

Total

302

Unit water demand rates used for this analysis were taken from the 2014 Master Municipal Contract
Documents Design (MMCD) Guideline and are shown in Table 2 below:
Scenario

Table 2: Per Capita Demands
Demand Rate

Average Day Demand (ADD)

450 lpcd

Maximum Day Demand (MDD)

900 lpcd

Peak Hour Demand (PHD)

1,350 lpcd

Applying the unit rate demands listed above to the project equivalent population for the development
the demand rate is calculated as shown in Table 3 below:
Table 3: Water Demands
Scenario
Demand (lps)
ADD

1.6

MDD

3.1

PHD

4.7

The proposed demands were allocated uniformly to the junctions in the proposed development.
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3.2 Fire Flow Demand
The required fire flows of the development are per the 2014 MMCD Design Guideline and are summarized
below in Table 4:
Table 4: Fire Flow Demands
Land Use
Required Fire
Flow (lps)
Single Family Residential

60

Multi-Family

90

When architectural plans for the development are finalized, the required fire flow should be validated
using the Fire Underwriters Survey document Water Supply for Fire Protection (1999).

4. Hydraulic Capacity Performance and Design Criteria
Based on the 2014 MMCD Design Guideline, the criteria outlined below in Table 5 was used to assess the
hydraulic impact of the proposed development on the
water system.
Criteria

Table 5: Analysis Criteria
Analysis
Scenario

Parameter Value

Minimum Residual Pressure

PHD

44 psi

Minimum Residual Pressure

MDD+FF

22 psi

5. Water Model Evaluation
The water model was evaluated under current maximum day plus fire flow and peak hour demand
conditions for each of the development piping options noted in Section 2.
A summary of the available fire flows and residual peak hour pressures is summarized in Table 6, 7 and 8
below.
Table 6: Option 1 Results
Elevation
Required
Available Peak Hour
Location
(m)
Fire Flow
Fire Flow
Pressure
(lps)
(lps)
(psi)
Existing Hydrant (Marine Dr/Matterson Dr

16.5

90

46

63

Existing Hydrant (554 Marine Dr)

20

90

46

58

Proposed Onsite Hydrant 1 (Areas B,C,D)

23

60

45

54

Proposed Onsite Hydrant 2 (Areas B,C,D)

25.8

60

42

50

Proposed Onsite Hydrant 3 (Area E)

28.8

90

33

38

Existing Hydrant (1309 Victoria Rd)

15.9

90

51

57
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Location

Table 7: Option 2 Results
Elevation
Required
(m)
Fire Flow
(lps)

Existing Hydrant (Marine Dr/Matterson Dr

Available
Fire Flow
(lps)

Peak Hour
Pressure
(psi)

16.5

90

45

62

Existing Hydrant (554 Marine Dr)

20

90

45

57

Proposed Onsite Hydrant 1 (Areas B,C,D)

23

60

45

53

Proposed Onsite Hydrant 2 (Areas B,C,D)

25.8

60

42

49

Proposed Onsite Hydrant 3 (Area E)

28.8

90

34

43

Existing Hydrant (1309 Victoria Rd)

15.9

90

45

63

Location

Table 8: Option 3 Results
Elevation
Required
(m)
Fire Flow
(lps)

Existing Hydrant (Marine Dr/Matterson Dr

Available
Fire Flow
(lps)

Peak Hour
Pressure
(psi)

16.5

90

125

62

Existing Hydrant (554 Marine Dr)

20

90

130

57

Proposed Onsite Hydrant 1 (Areas B,C,D)

23

60

123

53

Proposed Onsite Hydrant 2 (Areas B,C,D)

25.8

60

107

49

Proposed Onsite Hydrant 3 (Area E)

28.8

90

75

43

Existing Hydrant (1309 Victoria Rd)

15.9

90

123

63

As shown in the above tables the proposed improvement option 3 is required to provide the required fire
flows under and peak hour pressure existing conditions. It should be noted that 90 lps is not available at
the proposed onsite hydrant at Area E.
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6. Impact of Proposed Development
In order to assess the impact of the development on the rest of the District water distribution system,
simulation results from the model were compared between scenarios with and without the development
and proposed improvements. The results are summarized below in Tables 9:
Table 9: Impact Analysis Summary
Location

Scenario

Without
Development

With
Development

# of Low Pressure
Deficiencies
PHD Average
Pressure
Average Available
Fire Flows

PHD

26

28

PHD

60

60

MDD

144

155

Overall, the development will have minor hydraulic impact on the City water distribution system in the
current scenarios. The peak hour pressure in two locations will drop from 44 psi to 42 psi with the addition
of the proposed development.

7. Conclusions

The following conclusions are presented as a result of this technical memorandum:
1) The projected population for the proposed development is 302
2) The proposed demands for the development are as follows:
a. Maximum Day: 3.1 lps
b. Peak Hour: 4.7 lps
3) Proposed servicing Option 3 can provide the required fire flows and peak hour pressures for the
development, with the exception of Area E.
4) The design fire flow of 90 lps is not available at the proposed on site hydrant at Area E.
5) There are minor impacts to the peak hour pressures in the distribution system with the proposed
development. Two locations the pressure drops from 44 psi to 42 psi.

8. Recommendations
Based on the results discussed in this technical memorandum we recommend the following:
1) The onsite piping be sized as per the attached figures.
2) The required fire flow for the development should be validated using the Fire Underwriters Survey
document Water Supply for Fire Protection (1999) when the architectural plans are known.
3) Install all works listed in Option 3 to provide the required fire flows and peak hour pressures.
4) Review the fire flow requirements for Area E.
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Yours truly,
KOERS & ASSOCIATES ENGINEERING LTD.
Prepared By:

Reviewed By:

Mitchell Brook, P.Eng
Project Engineer

Chris Downey, P.Eng
Project Manager

Enclosures
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Appendix C
Lot 16 Marine Drive
DCC Summary
District of Ucluelet DCC Projects
1.)
Matterson Drive watermain check valve
Estimated maximum water DCC credit available
2.)

Matterson Drive sanitary sewer extension
Estimated maximum sanitary DCC credit available

$

100,000.00

$

489,000.00

Lot 16 Development DCC Charges
DCC overlap
1.)

2.)

3.)

Apartment Building
Road
Storm
Sanitary
Water
Parks
Total

$
$
$
$
$
$

DCC
1,927.00
2,543.00
3,560.00
1,690.00
9,720.00

Units
48
48
48
48
48

Single Family Lots
Road
Storm
Sanitary
Water
Parks
Total

$
$
$
$
$
$

DCC
3,140.00
3,179.00
4,450.00
2,113.00
12,882.00

Units
37
37
37
37
37

Townhouse Buildings
Road
Storm
Sanitary
Water
Parks
Total

$
$
$
$
$
$

DCC
1,927.00
2,543.00
3,560.00
1,690.00
9,720.00

Units
28
28
28
28
28

$
$
$
$
$
$

Total
92,496.00
122,064.00
170,880.00
81,120.00
466,560.00

$
$
$
$
$
$

Total
116,180.00
117,623.00
164,650.00
78,181.00
476,634.00

$
$
$
$
$
$

Total
53,956.00
71,204.00
99,680.00
47,320.00
272,160.00

$
$

122,064.00
100,000.00

$

222,064.00 $

$
$

117,623.00
-

$

117,623.00 $

Total DCC Payable
at BP or Subdivision

244,496.00

359,011.00

$
$

71,204.00
-

$

71,204.00 $

$

78,109.00 difference (additional) DCC servicing costs borne by developer

200,956.00

total DCC's payable $ 1,215,354.00
total DCC overlap (not charged) $ 410,891.00
DCC's paid $ 804,463.00

