REPORT TO COUNCIL

Council Meeting: June 11, 2024
500 Matterson Drive, Ucluelet, BC VOR 3A0

FROM: ANNELIESE NEWEDUK, PLANNER
FiLE No: 3360-20 RZ24-02/3060-20 DP24-03/3090-20 DVP24-02 REPORT NO: 24-57
SUBJECT: ZONING AMENDMENT/DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT FOR 1567 IMPERIAL LANE

ATTACHMENT(S):  APPENDIX A — APPLICATION
APPENDIX B —ZONING AMENDMENT BYLAW NO. 1342, 2024
APPENDIX C — DEVELOPMENT PERMIT 24-03
APPENDIX D —DEVELOPMENT VARIANCE PERMIT 24-02
APPENDIX E — QEP ENVIRONMENTAL REPORT
APPENDIX F — GEOTECHNICAL REPORT

RECOMMENDATION(S)

THAT Council, with regard to the proposed exterior renovations and associated structural works
at 1567 Imperial Lane:

a. Direct staff to give notice of first reading to District of Ucluelet Zoning Amendment Bylaw
No. 1342, 2024, and;

b. Direct staff to give statutory notice to receive input on the Development Variance Permit
DVP 24-02.

BACKGROUND

A re-zoning (REZ), environmental Development Permit (DP), and Development Variance Permit
(DVP) application was received in March of 2024, for the property located at 1567 Imperial Lane
(Figure 1 and 2); PID031828345, Lot 1, Plan EPP124154, District Lot 282, Clayoquot Land District
(the “subject property”).



Figure 1. Subject Property

ZONING

The subject property is currently zoned for Service Commercial (CS-1) use and is situated between
CS-1 zoning to the west and south and Single Family Residential (R-1) zoning to the east. The
historical and current use of the subject property is Single Family Dwelling (SFD). The SFD on the
subject property is of lawful non-conforming status.

Figure 2. Orthographic image of subject property
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DEVELOPMENT PERMIT AREA VIl (MARINE

SHORELINE)

The subject property is within the
Official Community Plan’s (OCP)
“Environmental Development Permit
Areas”. The Marine Shoreline
Development Permit Area (DPA VII) is
designated as all land within 30m above
and below the natural boundary of the
sea.

This application includes exterior
structural renovations and landscaping
within the 30m Marine Shoreline DPA
(Figure 3).

Environmental Permit Areas are

established to guide development and land uses to

Development

protect the most sensitive environmental features and
not needlessly disturb ecological functions of a site. For
developments on all lands within Environmental DP
areas, a report prepared by a Qualified Environmental
(QEP) submitted in the
application. The report must assess the site, its natural

Professional must be
features, and include recommendation measures to
reduce or mitigate negative impacts. Staff then draft
the associated development permit terms and
conditions from the recommendations in the QEP

report (See Appendix “C”).

Figure 3. Subject property in Schedule 'E' Environmental Development Permit Area Map

DEVELOPMENT PERMIT AREA | (VILLAGE SQUARE)

The subject property falls within the OCP’s “Development Permit Areas for Form and Character”.
The Village Square Development Permit Area (DPA 1) is established for the following purposes:

= Revitalizing an area in which commercial, multi-family and mixed uses are permitted;

and,

= establishing objectives for the form and character of development in the resort region.




DEVELOPMENT PERMIT AREA VIII (NATURAL HAZARD AREAS PROTECTION)
The subject property falls within the OCP’s “Development Permit Areas for Hazardous

Conditions”, which includes all properties containing areas of steep slopes with an incline of 30
degrees or more. Steep slopes that are disturbed or exposed by developments can be hazardous
due to decreased tree cover, increased run off, and increased erosion. This can increase the risk
of slope instability and failure. To minimize risks associated with steep slopes, properties in DPA
VIl require a geotechnical report by a qualified licensed professional engineer or other qualified
professional.

THE DEVELOPMENT

The existing developments on the subject property include a single-family dwelling, a recently
installed dock, a driveway, and a narrow path from the deck through the shoreline to the dock
(See Appendix “A”). The applicant is proposing exterior renovations and structural changes
including upgrading/replacing the rear decks and extending the east deck to include a split-level
staircase; replacing the garage door and sloping driveway with a levelled permeable parking area
using a retaining wall; adding a gathering space and permeable path down to the dock; and
landscaping areas of the rear yard (Figure 4).

Figure 4. Proposed gravel patio, path, and deck plans
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DISCUSSION

REZONING

Current permitted uses of CS-1 zoning do not include SFD unless the property is listed in Section
CS-1.1.4, which states that:

“On the following properties, Single Family Dwelling is also permitted as a principal permitted use
and Bed and Breakfast, Home Occupation and Secondary Suite as related secondary permitted uses
only permitted in conjunction with a Single Family Dwelling, and subject to the stricter requlations
under this zone and the R-1 Zone — Single Family Residential.”

The applicant has applied for a text amendment that would add the subject property to Section
CS-1.1.4 (see draft Bylaw in Appendix “B”); this would bring the current building use out of lawful
non-conforming status while maintaining flexibility of future permitted uses. The applicants also
own 1569 Imperial Lane, the property directly west of the subject property, and intend to maintain
the CS-1 zoning for both of their properties. In addition, on page 47 of the Official Community Plan
Bylaw No. 1306. 2022 (OCP) under Land Use, Housing, and Managed Growth, it states that:

“The District may consider requests to down-zone properties to recognize existing non-
conforming land uses (brought about by past blanket rezonings), without triggering an
amendment of this OCP even if the existing / interim use does not match the long range uses
anticipated on Schedule A.”

On the OCP Schedule A, Long-Range Land Use Plan, the subject property is designated as Village
Square Commercial (VS). Collectively, the proposed rezoning application aligns with planned long-
term use of the property and addresses the existing/interim non-conforming use.

MARINE SHORELINE DEVELOPMENT PERMIT

The applicant has retained a QEP who reported on the environmental considerations and
recommendations (see Appendix “E”). The QEP report states that the proposed development is of
relatively low impact considering that the marine shoreline is already highly modified, and any
impact to the shoreline ecosystem is unlikely to cause significant harm. No sensitive species or
communities exist in the riparian area of the subject property. The report recommends that a
construction environmental monitoring plan (CEMP) be developed and implemented to address
the environmental risks of construction, that permeable surfaces be utilized where possible to
reduce surface level runoff, that drainage be directed to municipal sewers or French drains, and
all removed vegetation be replaced with a 3:1 ratio prior to completion of the development.



VILLAGE SQUARE DEVELOPMENT PERMIT

Development Permit Area Exemptions in the OCP states that:
“The following are exempt from requiring a form and character Development Permit:

1. construction of a single-family dwelling unit on a property where single-family dwelling is
a principal permitted use under the property’s designation in the zoning bylaw.”

If the rezoning application described above is approved, the subject property’s SFD would be a
principal permitted use designated by the zoning bylaw, therefore the SFD would be exempt from
DPA | designation and the associated requirements.

HAZARDOUS CONDITIONS DEVELOPMENT PERMIT

The OCP states that a property may be exempt from the requirement to obtain a hazardous
conditions Development permit for steep slopes “where a geotechnical report has been received
in conjunction with an application for building permit or subdivision approval”. Therefore, the
applicant is exempt from obtaining a Hazardous Conditions permit, nonetheless is advised to
follow the mitigation measures outlined in the Geotechnical Report (See Appendix “F”).

BUILDING SERVICES

The subject property is in the DP VIII — Steep Slopes Hazard Area. The applicant has provided a
geotechnical hazard report written by a qualified professional geotechnical engineer which
certifies that the land is safe for the intended use. The assessment contains conditions for the safe
use of the land and will need to be registered on title attached to a covenant pursuant to Section
219 of the Land Titles Act. Covenant registration must be complete before the District’s Building
Official may issue the building permit. Geotechnical engineering review of soil and bearing under
letters of assurance will be required during construction to ensure that the recommendations of
the geotechnical report attached to the covenant are followed.

Retaining structures are noted on the submitted plans. Any retaining structures that are critical to
the stability of building foundations or over 1.5 metres in height are required to be designed by a
professional engineer.

Based on the submitted drawings that the applicant proposes to change an existing garage space
located on the ground floor to habitable space which will require a building permit to ensure that
the space meets the current BC Building Code requirements.



DEVELOPMENT VARIANCE PERMIT

In addition to the REZ and DP application, the applicant is requesting a DVP. The applicant is
proposing to remove the garage door and replace it with a foundation wall as well as a
perpendicular retaining wall that will be backfilled to level the parking area with Imperial Lane.
The retaining wall is proposed to have a Om setback from the neighbouring property line.
Achieving this requires a DVP to vary Section CS-1.1.6(1)(c) of District of Ucluelet Zoning Bylaw
No. 1160, 2013, which specifies the minimum setback to be 1.5m (See Appendix “D”).

«—— 15m setback

Retaining wall at Om

4___
setback
¢ Property line
Figure 5. Southeast retaining wall Site Map
ANALYSIS OF OPTIONS:
Pros e  Would remove lawful non-conforming status of SFD

e  Future use of subject property remains aligned with Long-Range
Land Use Plan (Schedule A)

. ) ) e Allows the application to achieve their most desired outcome.
Give notice of first

reading to Bylaw No. | Cons e Unknown at this time
A 1342, 2024, and

direct staff to give

) Implications | ¢  Would allow application to proceed
statutory notice for

e Would provide an opportunity for public input

DVP24-02
Suggested THAT council give notice of first reading to Bylaw No. 1342, 2024, and
Motion direct staff to give notice for DVP24-02
Pros e Achieves the goals and objectives identified by council
Provide alt ti
B roviae arrernative Cons e Unknown at this time

direction

Implications | ©  Dependent on the direction of Council.




Suggested e THAT Council (provide alternative direction here).

Motion
Pros e Unknown at this time
Cons e Does not allow application to proceed
e  SFD would remain lawfully non-conforming
Reject the Implications | e  The application would not proceed.
application

e Additional staff time will be required to follow up with applicant
and consultants.

Suggested e No motion required.
Motion

PoOLICY OR LEGISLATIVE IMPACTS:

This application impacts the District of Ucluelet Zoning Bylaw No. 1160, 2013 by adding a text
amendment to section CS-1.1.4 and variance of section CS-1.6.1(1)(c).

This application is consistent with the Official Community Plan and the Local Government Act.

It is important to note that Bill 44 — 2023 Housing Statutes (Residential Development) Amendment
Act, 2023 amended Section 464.3 of the Local Government Act, and now states that:

“(3) A local government must not hold a public hearing on a proposed zoning bylaw if
(a) an official community plan is in effect for the area that is the subject of the zoning bylaw,
(b) the bylaw is consistent with the official community plan,

(c) the sole purpose of the bylaw is to permit a development that is, in whole or in part, a
residential development, and

(d) the residential component of the development accounts for at least half of the gross floor area
of all buildings and other structures proposed as part of the development,”

Where a public hearing would have previously been held, this legislative change prohibits a public
hearing for District of Ucluelet Zoning Amendment Bylaw No. 1342, 2024.

In addition, is important to note, that the applicant is responsible for ensuring that all Provincial
and Federal laws, requirements, and best practices are followed.

NEXT STEPS:

If Council proceeds to the first reading of District of Ucluelet Zoning Amendment Bylaw No. 1342,
2024 staff would undertake the necessary notification to enable public input on the Bylaw and the
accompanying Development Variance Permit. If the Bylaw is adopted, Development Permit 24-03
and Development Variance Permit 24-02 could then be approved by Council.

Respectfully submitted: ANNELIESE NEWEDUK, PLANNER
BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING
DUANE LAWRENCE, CAO
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January 24, 2024

Statement of Intent
1567 Imperial Lane — Development Permit and Zoning Text Amendment

Dear Staff and Council,

Sid and Sue Whittaker purchased 1567 Imperial Lane with the intention to use it as a single-family
dwelling in a community they love. In the process of cleaning up and landscaping the yard, the family
became aware of the due process to be followed given the sensitive nature of the property’s location,
and are making every action to get the further planned works completed through said process. The
Whittaker family have requested support from their team members at the Hazelwood Group of
Companies (Hazelwood) to prepare this application.

Purpose of the Application

Since the purchase, via a formal permitting process involving the District, the Department of Fisheries,
and Transportation Canada, the Whittakers have added a dock to be able to access the water. In 2023 a
Building Permit was submitted to staff to redo an aging deck, add some retaining structure to the
driveway, and fill in an unused garage to turn it into a large storage room with access of the water side of
the building. From Staff’s initial planning check of the 2023 BP submission, in a response from Planning
dated August 2, 2023, the Hazelwood Group learned that the home is legally non-conforming, however,
any addition or replacement of existing buildings or structures must conform to the CS-1 Village Square
Commercial zone. In subsequent discussions, we were advised by Staff to make a text amendment to the
current zoning, utilizing the following example:

Figure 1: excerpt from Zoning Bylaw No. 1160, 2013 (unofficial consolidation up to Bylaw 1310, 2022)
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Planning Staff additionally advised Hazelwood to apply for a Development Permit concurrently with the
rezoning text amendment for greatest efficiency and ease of review for Staff and Council. We have
discussed all currently known future plans with the Whittaker family, and are submitting this document
to outline the proposed works for review.

The Development Application has been submitted for the following:
1. Zoning Bylaw Amendment
2. Development Permit (no variance)
3. Board of Variance (for the zoning text amendment)

Existing and Proposed Use of the Land, Buildings and Structures
The land, buildings and structures have been historically utilized as single-family residential. The
Whittaker family plans to continue this use. The proposed improvements consist of:
e Replacing the rear deck as well as extending it slightly and also adding a split-level staircase to
both front grade and rear yard grade
e Removing the garage door and filling in the opening with poured concrete and waterproofing it
to turn it into a foundation wall, then back filling against it to remove a driveway that slopes
towards the home
e Replacing the driveway and current parking pad with a permeable surface
e Connecting the new garage wall with the staircase off the deck and a retaining wall that will be
minimally visible from the street frontage
e Adding a gathering space with a permeable surface, beginning under the deck and projecting in
a round shape towards the rear of the yard
e Building a permeable path down to the new dock in a manner that eases grades
e landscaping the rear of the yard, especially on new and existing slopes, in a way that utilizes
native vegetation to provide stabilization, retention and beauty at a 3:1 replacement ratio of any
outgoing plants
e Interior renovations to be completed under a subsequent Building Permit, the application
materials expected will be provided with this package.

The Existing and Proposed Works and Services
The property is presently serviced by municipal water and sanitary.

Compliance with DP Guidelines
The property lies within several Development Permit Areas, as outlined in the OCP and related maps:

DPA | — Village Square —

As identified by the map shown in OCP Schedule F, this property falls under the guidelines of DPA 1 as
outlined in the 2022 OCP, beginning on page 115. This property is at the very edge of the marked area on
the map. Staff advised Hazelwood that the proposed changes to the property are not typically
considered as positively or negatively impacting the form and character of the area especially given that
the home has been historically utilized as a single-family dwelling, and therefore it does not represent a
variance. Staff did, however, note the guidelines to respect public views and the community character
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along an important thoroughfare. The finishes planned for the work will be completed with quality
construction in a contemporary, West Coast architectural style. Landscape works in the rear yard are
contemplated to only utilize native trees and plants in accordance with BCSLA standards. The current
downwardly sloped driveway and parking pad are proposed to be replaced with permeable surfaces, and
the new gathering area and path in the back yard are also contemplated to be made of permeable gravel
path. Given the long-standing presence of the home, we respectfully ask that this property be
considered within the “specific residential uses” mentioned within the DPA | section of the OCP, to avoid
seeking a variance.

DPA VII- Marine Shoreline 30m DPA —

As identified by the map shown in OCP Schedule E, this property falls under the guidelines of DPA VIl as
outlined in the 2022 OCP, beginning on page 131. A report was commissioned from the Qualified
Environmental Professionals at Current Environmental to review and provide recommendations to
mitigate environmental impact as a result of the development. The report considers siting, landscaping,
planting and run off retention, among other things, and ultimately states that the proposal is suitable for
the area intended for development. Given the proposed changes are set back from the natural boundary
of the ocean by a considerable distance, no impact to the shoreline or aquatic environment is expected.
A construction environmental monitoring plan will be prepared prior to any work commencing.

DPA VIII — Natural Hazard Areas Protection (Steep Slopes)

As identified by the map shown in OCP Schedule G, this property falls under the guidelines of DPA VIII as
outlined in the 2022 OCP, beginning on page 133. Although only several small portions of the property
experience a 30% slope or greater, the proposed works on site do not substantially alter these grades.
The deck extension, plantings and newly created slopes / retaining walls will serve to ease grades,
reduce runoff as it occurs currently, and provide for greater long-term stability. A report has been
prepared by Ryzuk Geotechnical and it speaks to minimal impact of the development.

Divergence from DP Guidelines
With the exception of the legal non-conforming residence, no known divergences from the OCP are
contemplated and as such, we have not considered this a Development Permit Variance.

Divergence from Zoning Bylaw and the Zoning Text Amendment

In keeping with other properties currently zoned as CS-1, whose histories are predominantly residential,
Hazelwood respectfully proposes to amend CS-1.1.4 within Zoning Bylaw 1160 to include this property as
number 10 on the list:

(10) PID: 031-828-345: Lot 1, District Lot 282, Clayoquot District, Plan EPP124154
Further, should Staff find this application warrants review by the Board of Variance, Hazelwood is
amenable to that.

Consultations
For the purposes of the rezoning text amendment, Division 14 of the Local Government Act creates
specific policies for non-conforming uses and structures, as mirrored within CS-1.1.4 of Zoning Bylaw
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1160. Hazelwood is not presently aware of any required consultations required beyond the District
providing public notice before first reading.

Hazelwood is not aware of any requirements for community consultation for the DP as no variances are
proposed.

Zoning Analysis
legal identification
address

lot area

density

floor area ratio

lot coverage
height calculations
setbacks

Accompanying Support Documents
e Alist of support documents is noted on the DP checklist form submitted with this package, but
includes:
0 An application form
0 An appointment of agent
0 Application fee of $1000+$1000
= Willing to supplementally pay the $600 Board of Variance fee should this be
deemed appropriate

0 Asite survey prepared by a BC Land Surveyor
0 Atitle search
0 Application drawings in digital format

= Site plan details are contained within the survey, the reports, and the drawing
sets.
0 DP /zoning checklist
e We have not provided
0 Alandscape plan (the environmental recommendation was to prepare a 3:1 replacement
of existing native plants, as directed by the landscaper)
0 Exact building elevations, as the location and size are not changing
0 Physical plan sets, but will be prepared to provide if required
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PROJEC ‘ORMATION:

CIVIC Al ESS: 1567 IMPERIAL LANE

LOT 1, DISTRICT LOT 282, CLAYOQUOT DISTRICT, PLAN
EPP124154

A

DECK ALTERATION RENOVATION & GARAGE WALL
RENOVATION
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PLANS
STANDARD IRON POST FOUND
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BUILDING AREA:
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ACTUAL: 17.5% = 1,580 SQ FT

ZONING:
REZONED TO CS-1 BUT EXISTING RESIDENCE PERMITTED
TO REMAIN AS R-1

———— SET BACKS

07"

23.962

250

251

22 202

/
/

vmmMm_‘#)ZU._.:._.m_uzB.C?_. \
BOUNDARY AS SHOWN ON PLAN
EPP124154 \

/

/

=
=
=
w
w
=
3
>
o
Q
£
=
<
o
(=)
o
4
o
5 2
=)
22 o
4 w
(0]
2283
S w<>
< o4,
X sZgx
a 339
G ESS
Lugz
SRR EA
¥ Q9
o =oZ
i
.ox 8
= AHm
Q EZda
L Ewg
AEET
x ouw
O »wOcx
3
o
w
E
7]

DATE: 6/19/23 | DRAWING NAME:

SCALE:
1/16" =1-0"
DRAWN BY:JL

>
i




<DEMO PLAN - UPPER FLOOR

0¥

Appendix

DECK TO BE
REMOVED

A

NOTES:

REFER TO PROJECT SPECIFICATIONS FOR
MORE INFORMATION.

CONFIRM WITH PROJECT MANAGER
BEFORE MAKING CHANGES TO SPECIFIED
DESIGNS OR PRODUCTS.

HI

DECK TO BE
REMOVED

EXISTING O.H DOOR TO
BE REMOVED AND
REPLACED WITH ICF
CONCRETE WALLS

DRAWING BY DATE (M/DIY)

NO.

PROJECT DRAWINGS BY:
MOMENTUM DESIGN BUILD
B-2345 DELINEA PL
NANAIMO, BC V9S 5L9

PROJECT:

S WHITTAKER
UCLUELET
RESIDENCE

DEMO PLAN

DATE: 6/19/23 | DRAWING NAME:

DRAWN BY:JL

>
o
N




<

NOTES

REFERTO vmmnﬂ SPECIFICATIONS FOR

MORE _ZWOéOz.

CONFIRM WITEBROJECT MANAGER

BEFORE 3>Z%I>z@mm TO SPECIFIED

DESIGNS OR PRQDUCTS.
<
WINDOW AND DOOR SCHEDULE
NUMBER | UNIT SIZE (WxH)| OPERATION | MATERIAL NOTES
w1 354" X 354" HORZ. SLIDER | VINYL BATH WINDOW
w2 713X35%" HORZ. SLIDER | VINYL 2ND BEDROOM WINDOW
w3 594X 833 PICTURE VINYL LIVING WINDOW 4
wa 834 X 838" PICTURE VINYL LIVING WINDOW 1
W5 834" X 83¢" PICTURE VINYL LIVING WINDOW 2
we 501X83%" PICTURE VINYL LIVING WINDOW 3
w7 714X 47§ HORZ. SLIDER| VINYL KITCHEN WINDOW 1
wa 714 X353 HORZ. SLIDER| VINYL KITCHEN WINDOW 2
w9 714 Xa7d HORZ. SLIDER | VINYL 3RD BEDROOM WINDOW
w10 7 xarg HORZ. SLIDER | VINYL BASEMENT WINDOW 1
w11 594 X 354" HORZ. SLIDER| VINYL BASEMENT BED WINDOW
w12 594" X 354" HORZ. SLIDER | VINYL BASEMENT LAUNDRY WINDOW
W13 T X798 HORZ. SLIDER| VINYL BASEMENT GARAGE WINDOW
D1 3'X68" RH WOOD FRONT DOOR
D2 71" X 80" LEFT SLIDING | VINYL PRIMARY BED SLIDING DOOR
D3 714 X794 RIGHT SLIDING| VINYL KITCHEN SLIDING DOOR
/
@ ® C]

0]

FOUNDATION PLAN
TOP FLOOR VIEW

818 CONCRETE
POSTS SITTING 4*
ABOVE GRADE

PAD FOOTING

818 CONCRETE POSTS.

EXTENDING FROM
TOP OF WALLTO &
ABOVE GRADE TYP.

TYP. CONCRETE
WALLS: 8" THICK

BOTTOM FLOOR

UPPER FLOOR CANTILEVERED

®

TRUCK

PARKING PAD RETANING
WALL WILL ADHERE TO
ENGINEERING UNTIL
WALL HEIGHT IS BELOW
1sM
f—

=
=
=
w
w
=
3
>
o
Q
£
=
<
o
(=)
o
4
o
5 2
=)
22 o
4 w
mnluHS
Z 523
= w<>
< o4,
X sZgx
[
Sda
5 EBS
O fwo=
S d3<
SRR EA
¥ Q9
o =mZ
.. -8
=
g Eda
3 39
|
¢ =0
o =14

FOUNDATION PLAN AND LOWER| S WHITTAKER

LEVEL

DATE: 6/14/23 | DRAWING NAME:

DRAWN BY:JL

>
o
w




<FRAMING PLAN - NORTH

6X6 P.T POSTS ON
TOP OF CONCRETE
PIERS

X 124
0¥
° _
| [ 0
c
<5 ‘ TOPLESS
o N [ =
>3 O 3 PLY 2X12 DROP BEAMS O ) O O——
A 3 PLY 2X12 DROP BEAMS
2x10 JOISTS @ 16" O.C WITH 7
TAPERS CUT FOR SLOPE TOA 1, 6 @ TOPLE! DECK ELEVATION - 2¢10 JOISTS @ 16" 0.C WITH INSTALL NEW POSTS 2
MIN. OF 74 OUT OUTER EDGE. MINIMUM 4" BELOW  TAPERS CUT FOR SLOPE TO A IN EXISTING 2
DOUBLE 2X12 SUB FASCIAS ¥ Il ] HOUSE FINISHED MIN. OF 74 OUT OUTER EDGE. FRAMING 3
P & 610 Il 6 ” FLOORING - DOUBLE 2X12 SUB FASCIAS % 4 @
X 2X10 LEDGER WITH It N TYP. £ :
- JOISTHANGERS - 2X10 LEDGER WITH &
x
DECK ELEVATION MINIMUM JOIST HANGERS =
4" BELOW HOUSE FINISHED = @ 6 [y - H
FLOORING ! 78
STEP DOWN, e xiy @ \ 4" STEP DOWN
- - .
e e— 3PLY 2X12DROP BEAMS [ ——
<~
2X10 LEDGER WITH |
JOIST HANGERS | o
| — . “
T $
2x10 JOISTS @ 16" O.CWITH |
TAPERS CUT FOR SLOPE TOA |
MIN. OF 74 OUT OUTER EDGE. |
DOUBLE 2X12 SUB FASCIAS
TYP. O ——
I
12}
1=
L] a2
@
LT [N
'S
— — ' =
=] 7
~
1%
]
H\/ \/.I >
o]
a
©
1
[ p—
uP DOWN 2
° O
Q ® kg :
UPPER FLOOR CANTILEVERED
— T 7 T

NOTES:

REFER TO PROJECT SPECIFICATIONS FOR
MORE INFORMATION.

CONFIRM WITH PROJECT MANAGER
BEFORE MAKING CHANGES TO SPECIFIED
DESIGNS OR PRODUCTS.

TRUCK

RAILING

DRAWING BY DATE (M/DIY)

NO.

PROJECT DRAWINGS BY:
MOMENTUM DESIGN BUILD
B-2345 DELINEA PL
NANAIMO, BC V9S 5L9

PROJECT:

S WHITTAKER
UCLUELET
RESIDENCE

PICKET GATES __~

+/-17" OF PICKET RAILING ON
TOP OF RETAINING WAL

FRAMING PLAN

DATE: 6/14/23 | DRAWING NAME:

DRAWN BY:JL

>
o
AN




Appendix A

L |f}e

3 PLY 2X12 DROP BEAMS

up DOWN

TOP FLOOR - SOUTH

NOTES:

REFER TO PROJECT SPECIFICATIONS FOR
MORE INFORMATION.

CONFIRM WITH PROJECT MANAGER
BEFORE MAKING CHANGES TO SPECIFIED
DESIGNS OR PRODUCTS.

UPPER FLOOR CANTILEVERED

9

PICKET GATES ___~

+/-17" OF PICKET RAILING ON
TOP OF RETAINING WAL

TRUCK

]

69

RAILING

Suv

=
=
=
w
w
=
3
>
o
Q
£
=
<
o
(=)
o
4
[a}
5|2
=)
22 3
z ©
2070
a
Z 528
S w<>
< oW,
X sZa
o =5
Sos
5 EAQQ
Qz0=
W o=
S U9 <
o2z
X Qug
o =SZmZ
i
w
£ xRS
C_HLN
i} oy
3 o2
OWLS
x ouw
=14
Qi
=
E:
>
[ORIS
zZ =
WE
< =
@
o o
g =
< = >
5 % &
TR
[TE
£ 5k 2
< O
S ®3 O

>
o
0)




T
NOTES: &

REFERTO XLmO,— SPECIFICATIONS FOR
MORE INFORTATION.

CONFIRM
BEFORE M,
DESIGNS

PROJECT MANAGER
G CHANGES TO SPECIFIED
ODUCTS.

&iid

App

GARAGE FILL DETAIL A.09

+/-17" OF PICKET RAILING ON
TOP OF RETAINING WALL

BACK ELEVATION AND AROUND TO
HOUSE CORNER TO BE FRAMELESS
GLASS. REMAINING DECK GLASS TO
BE FRAMED GLASS. RETAINING WALL
AND GATES TO BE METAL PICKETS.

NEW DECK WITH VINYL DECKING
SURFACE

DRAWING BY DATE (M/DIY)

NO.

FAUX BEAM BOXED IN'

RETAINING WALL DETAIL A.08

FI
DRIVEWA?

SIDE ELEVATION

g-10"

ESTIMATED
FINISHED GRADE

PROJECT DRAWINGS BY:
MOMENTUM DESIGN BUILD
B-2345 DELINEA PL
NANAIMO, BC V9S 5L9

PROJECT:
S WHITTAKER

UCLUELET
RESIDENCE

SIDE ELEVATION

DATE: 6/14/23 | DRAWING NAME:

DRAWN BY:JL

>
)
(0))




<

NOTES:

REFER TO %,._mn‘ﬂ SPECIFICATIONS FOR

MORE _zn@\aoZ

CONFIRM PROJECT MANAGER
BEFORE M, |G CHANGES TO SPECIFIED
DESIGNS 'RODUCTS.

App

4" DOWN FROM INT. FLOOR

BACK ELEVATION

r— "
| I

| I

| I

I
L

DRAWING BY DATE (M/DIY)

NO.

FRAMED GLASS RAILING

PROJECT DRAWINGS BY:
MOMENTUM DESIGN BUILD
B-2345 DELINEA PL
NANAIMO, BC V9S 5L9

PROJECT:
S WHITTAKER

UCLUELET
RESIDENCE

BACK ELEVATION

DATE: 6/14/23 | DRAWING NAME:

DRAWN BY:JL

_j>
(@)
~




NoTES: <L

REFER TO PROJECT SPECIFICATIONS FOR
MORE INFGRMATION.

Oozﬂ_w—s@“ PROJECT MANAGER
BEFORE M) IG CHANGES TO SPECIFIED
DESIGNS é JRODUCTS.

Q.
o

<

GARAGE WALL DETAIL -1

EXISTING HOUSE CANTILEVER

SOIL

P&S

" DIMPLE BOARD

— 8=

DATE (M/DIY)

./
5 15M BARS @ 18" O/C E/W
[T
o
w
[
w
o
[}
z
o
(]
15M"L's' @ 18" O/C
FILL IN SLAB TO MATCH GARAGE FLOOR
_ )
J =)
—
2 CONTINUOUS 15M BARS
PERIMETER DRAIN

>
o
(O]
=
=
<
o
[=}
o
=z
fa)
5|2
2
22 3
P4 0
S 070
Z 503
S ws<>
T oW
o4 zZQ
o 359
s ERQC
Qzas
wez
S Y9
0222
¥ Q9 <
o =oZ
i
X8
6 Zu=
w _HEE
3 o8
m =g
ouw
QO »wd
=
=
w
w o
=
£ =
ol 3
= w
£ 9
2
[=RR0)
©
g =
3 5 | @
© S
TS M
g
£ 3% 2
8 ®> O

>
)
oo




NOTES: A

REFER T OJECT SPECIFICATIONS FOR
MORE | JATION.

OOZIW-,MQ.I PROJECT MANAGER
BEFORE E_ZO CHANGES TO SPECIFIED
DESIGNS avaDCOAm

o
Q
<

EXISTING HOUSE CANTILEVER

SOIL

RETAINING WALL -
SEE ENGINEERING
DRAWINGS

ICF WALL BEHIND

DRAWING BY DATE (M/DIY)

NO.

PROJECT DRAWINGS BY:
MOMENTUM DESIGN BUILD
B-2345 DELINEA PL
NANAIMO, BC V9S 5L9

PROJECT:
S WHITTAKER

UCLUELET
RESIDENCE

FILL IN SLAB TO MATCH GARAGE FLOOR

RETAINING WALL DETAIL - 2

RETAINING WALL DETAIL

DRAWING NAME:

DATE: 6/14/23
DRAWN BY:JL

>
o
©




MAX. WALL HEIGHT ZPRendixA

SLAB ON GRADE
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GENERAL

HEL-001

EQUNDATIONS

REINFORCING STEEL HEL=014

1. ALL DESIGN HAS BEEN COMPLETED IN ACCORDANCE WITH THE 2018 EDIION OF THE BRITISH COLUMBIA
BULDING CODE, INCLUDING AL ADDENDA.

2. ALL CONSTRUCTION NUST BE IN ACCORDANCE WITH THE 2018 EDITION OF THE BRIISH COLUMBIA BULDING
CODE, INCLUDING ALL ADDENDA, ALL REFERENCED CODES AND ALL FEDERAL AND MUNIGIPAL REGULATIONS

ND BY-LAVS.

3. ALL REFERENCED CODES AND STANDARDS SHALL BE AS REFERENCED IN THE 2018 EDTION OF THE BRITISH

COLUMBIA BUILDING CODE.

4. DESICN CRITERA: kPa (psf)
UoLUELET
WD LoADS STE CUss
T o | =T sex cromermica
REPORT
st | 04 ko (840 pst) | 450 |
s | us-/ssose | w | us-/sisors
SBSMC L0ADS SPECTRAL ACCELERATION
CHEED w0 5 G0 om[Fe e
R | 17 T4 |15 [os7 [os® [0 |oow [oves ook
o [ us-
SPECIFED FLOGR LOADNG SPECIFED ROGF LOADING
SUTE DL = Pa () | oo Lo -
SUTE LL = T0wo (o) | snow Low —>
CORRIDOR DL g, R L J——
CarmiDoR 1L = 0o (pef) | NET WD UPLFT -
DECK DL = Zbe (e
DECK 1L = ke (—pet)
PARTTION LOADING = kP (pay
DEFLECTION CRITERA DEFLECTION CRITERI
U Lo BV UVE 0D = /360
TOTAL LoAD = U210 TOTAL LOAD - 2w

ALL ITENS SHOWN ON OTHER DRAWINGS THAT AFFEGT THIS CONTRACTOR'S WORK.

THESE DRAWINGS SHOW THE COMPLETED STRUGTURE ONLY. PROVIDE TEMFORARY BRACING AND SHORING

FOR THE CONSTRUCTION LOADING CONDITIONS. AND STABILITY OF THE STRUCTURE DURING CONSTRUCTION.
CONSTRUCTION LOADS 'SHALL NOT EXCEED DESIG LDADS.

7. THE COMTRACTOR SHALL RETAIN A PROFESSIONAL ENGINEER REGISTERED IN THE PROVINGE OF BRITISH
COLUMEIA TO DESIGN AND TAKE RESPONSIEILITY FOR ANY TEMPORARY SHORING, BRACING DR OTHER
DESIGNS REQUIRED TO COMPLETE CONSTRUCTION.

8. THE CONTRACTOR SHALL SUBMIT WRITIEN RECOMMENDATIONS FOR FLATWORK PERFORMED DURING COLD
(BELOW +5'C) AND HOT (ABOVE +25C) WEATHER. THE RECOMMENDATIONS SHALL BE PREPARED, SEALED
AND SIGNED BY A PROFESSIONAL ENGINEER REGISTERED IN THE PROVINGE OF BRITISH COLUMBIA. A
SCHEDULE 'S" SHALL ALSO BE SUBMITED UPON REQUEST. FLATVIORK INCLUDES SLABS ON GRADE,
SUSPENDED SLABS, TILT-UP PANELS, NASONRY AND CONCRETE TOPPING.

UNDER NO CREUNSTANCES SHALL DRAWNGS BE SCALED.

10. CONTRACTOR AND ALL SUB-TRADES SHALL VERFY ALL DINENSIONS ON STE PRIOR TO COMMENCING

FABRICATION.

REFERENCE PUBLICATION:

THESE DRAWNGS REFER TO THE FOLLOWING PUBLICATIONS, AND WHERE SUCH REFERENCE IS MADE, IT SHALL BE

TO THE EDITION LISTED BELOW, NGLUDING ALL ANENDMENTS PUBLISHED THERETO.

401 SP-4-2005
01 355411

ANSI/APA. PRG 3202012
ANSI/NARMM MBS 53117

ASTM B53/ABS3M-11

ASTM A53/ASIN=18
E 4429-1999

ASTM ©108-07 (2013)
A5TM CrBo1s

ASME B18.6.1-1981 (R2016)

cose 1.181-98
CGsa 18.24-M30
GGSB 27.50-MEY
Gash 37.50-MB8

CISC/CPMA 1-73a (1975)
aisc/crun 275 (1975)

esA 112.10-08 (R2017)

csa 81111974 (R2003)
GSA BIB716

A G30.14-M19E3

CSA G164-Ms2 (R2003)

csA 056-10(R201
CSA 08008 (R2012)

A 0112-M1877_(R2008)
GSA 011271877

CS4 01129-10 (R2014)

CSA 0437.0-95
csa 614

0S4 S413°14
oS4 We7.1-08 (R2014)

CSA W16 M1330 (R2016)

0SSl 104-18/12M-18
CSSl 10154

uLe s701-11

HEL=002

1
2

FIELD REVIEWS

REFER TO GEDTEGHNICAL REPORT PREPARED BY: <this must be filed in>

FACTORED
BEARING RESISTANCE

DESIGN VALUES: BEARING PRESSURE

FOR SETTLENENT
150 kPa (3000 psf) 150 kPa (3000 paf)
GENTRE ALL FOOTNGS UNDER COLUMNS AND WALLS UNLESS NOTED OTHERWISE.

FOUNDATION BEARING MATERIAL SHALL BE PROTECTED FROM RAIN, FROST, SNOW AND WATER INFILTRATION,
KO FOUNDATIONS SHALL BE POURED BEFORE BEARING WATERIAL HAS BEEN REVIEWED AND APPROVED BY
GEOTECHNICAL ENGINEER. = THE GEDTECHNICAL ENGNEER SHALL BE PROVIDED WITH NOTICE PRIOR TO
CONGRETE POURS AS DESCRIBED IN "FIELD REVIEWS”.

FOOTING DEPTHS INDICATED ON THE DRANINGS AND IN GEOTECHNICAL REPORT ARE GENERAL AND REPRESENT
FIRM BEARING DEPTHS FOR FOOTINGS AND FILL SHALL BE ESTABLISHED

CONDITIONS THAT DIFFER FROM WHAT IS SHOWN ON DRAWINGS AND INDIGATED IN THE GEOTECHNIGAL
REPORT.

FOOTINGS ARE TO BE AT ELEVATIONS INDICATED ON THE DRAVINGS, AND ARE TO BEAR ON UNDISTURBED
RATIVE SOLS OR ENGINEERED FLL BOTH CONDITIONS ARE TO BE REVIEWED AND APPROVED BY THE
GEQTECHNICAL ENGINEER. FIRM HEARING DEPTHS FOR FILL SHALL BE ESTAHLISHED FROM THE GEOTECHNICAL
REPORT AT THE TINE_OF TENDERING, ANY QUERIES REGARDING THE ESTABLISHMENT OF THESE DEPTHS
SHALL BE DRECTED TO' THE GEOTECHNCAL ENGINEER. VARIABLE. SITE SO CONDITIONS, UNDERGROUND
SERVIGES AND EXISTING STRUGTURES NAY REQUIRE ADIUSTMENT OF THESE ELEVATIONS. THE CONTRAGTOR
SHALL VAKE ALLDWANCES FOR NINOR VARIATIONS N ELEVATIONS N THE 5ID. CONTACT GEQTECHNICAL AND
STRUCTURAL ENGINEER FOR ISTRUCTIONS REGARDING SITE CONDITIONS THAT DIFFER FROM WHAT IS SHOWN
ON DRAWINGS AND. INDICATED IN THE GEOTECHNIGAL REPORT.

CONTRACTOR SHALL COORDINATE CONSTRUCTION OF FOLINDATIONS WITH UNDERGROLIND SERVICES AS SHOWN
ON CIIL, MECHANIGAL, ELECTRICAL, AND ARCHITECTURAL DRAWINGS. GONFLIGTS SHALL BE REPORTED TO THE
ARCHITECT FOR RESOLUTION.

UNLESS NOTED OTHERVISE, THE MINIMUM ASSUNED COMPACTION UNDER ALL FODTINGS AND SLABS FOR
COMPACTED GRANULAR FILLS I5 9B% CORRECTED STANDARD PROCTOR DENSTY. GEOTECHNICAL ENGINEER DR
TESTING AGENCY TO CONFIRM PRIOR T0. PLACING CONCRETE.

THE BASE COURSE BELOW SLABS ON GRADE SHALL BE CONFOSED OF INERT, CLEAN, TOUGH, DURABLE.
CRUSHED AGGREGATE, UNIFORM IN QUALITY AND FREE FROM SOFT DR DISINTEGRATED PIECES. THE

WITHIN THE FOLLOWING LINITS WHEN TESTED IN ACCORDANCE WITH ASTW C136;

SEVE SZE (Us STD)  28mm 19 95 47 238 s o3

% PASSNG BY WEGHT 100 80-100 50-100 35-70 25-50 15-35 520  0-5

SUB-BASE BELOW THE BASE COURSE SHALL BE PIT RUN GRAVEL AS SPECIED BY THE GEOTECHNICAL
ENGINEER.

HeL-00s

THE_CONTRAGTOR SHALL PROVIDE THE ENGINEER WITH A MINIMUM OF 24 HOURS (1 WORKING DAY) ADVANGE
NOTICE FOR FELD REVEWS.

OR IF MORE THAN 100 KM OF TRAVEL IS NECESSARY USE THE FOLLOWING SENTENCE; DRAFTER TO DI

THE CONTRACTOR SHALL PROVIDE THE ENGINEER WITH A MINMUM OF 48 HOURS (2 WORKING DAYS)
ADVANCE NOTICE FOR FIELD REVIEWS,

THE FOLLOWING FIELD REVIEWS ARE CONSIDERED TO BE THE MINMUM NUMBER OF STRUCTURAL FIELD
REVIEWS REQUIRED FOR THE PROJECT.

CONCRETE:  REINFORGING STEEL SHALL BE REVIEWED PRIOR TO PLACING CONCRETE. REINFORCING IN
CONRETE WALLS SHALL BE REVIWED PRIOR T0 “BUTTONING UP™ WAL FORMS.

MASONRY:  REINFORCING STEEL SHALL BE REVIEWED PRIOR TO FOURING ALL BOND BEAMS. BOND BEAM
AND VERTICAL REINFORGING SHALL BE IN PLACE AT THE TE OF FIELD REVIEW.

TMEER: FRAMING SHALL BE REVIEWED PRIOR TO COVERING ANY FRANING AND BEFORE ADDITIONAL
LOADS ‘SUGH AS CONCRETE TOPPING AND MECHANICAL EQUPPMENT ARE APPLIED.

STERL: STRUCTURAL STEEL SHALL BE REVIEWED AFTER THE MENBERS HAVE BEEN FABRICATED AND
ARE N THER FINAL POSITION WTH ALL CONNECTIONS COMRLETE AND ALL BOLTS INSTALLED AND TIGHTENED.

METAL DECK: METAL DECK SHALL BE REVIEWED AFTER AL SHEETS AND PERMETER ANGLES ARE
INSTALLED, FASTENING 15 COMPLETE AND PRIOR T0 COVERING

IF_THE ENGINEER IS NOT PROVIDED WITH THE OPPORTUNITY TO PERFORM THE REQUIRED FIELD REVEWS,

RENFORCING STEEL SHALL BE DEFORMED STEEL 400 GRADE AND SHALL CONFORM TO GAN/CSA-G30.18

WELDABLE LOW ALLOY DEFORMED STEEL RENFORCING BARS, GRADE 400W, SHALL CONFORM TO
CAN/CSA-C30.18. ML CERTIFICATES SHALL BE SUPPLIED TO THE STRUCTURAL ENGINEER FOR ALL
WELDABLE RENFORCING STEEL USED IN THE PROJECT.

WELDED WRE FABRIC, DEFORVED, SHALL CONFORM TO ASTM 1064/1064N R ASTN A497/A497M.

WELDING OF REINFORGING STEEL SHALL CONFORM TO CSA W186—M "WELDING OF REINFORGING BARS IN
REINFORCED CONCRETE CONSTRUCTION'. WELDING OF RENFORCING SHALL BE ALLOVED ONLY AS NOTED ON
PLANS. WHERE WELDING OF RENFORGING IS REGUIRED MILL CERTFICATES FOR WELDABLE RENFORGING
SHALL BE PROVIDED PRIOR TO WELDING. WRITIEN PERMISSION FROM THE STRUGTURAL ENGINEER IS
REQURED FOR ANY ADDITIONAL WELDING.

ALL REINFORCNG BARS SHALL BE TED SECURELY TO PREVENT DISPLACENENT.

UNLESS NOTED OTHERWISE ON PLANS, L4P LENGTHS FOR RENFORCING STEEL SHALL BE AS FOLLOWS:

RENFORGING BAR LAP LENGTHS
BAR SIZE
200 250 EZ) ]
840 (337 [1320 (527 1575 (62°) |1855 (73")
760 (307) | 1185 (477) 1370 (547)

CONCRETE
NFa

Tou
20 430 (17

3 a0 (13
@ 305 (12)
45 |2m0 (11

60 (25)
610 (247)
560 (22)

830 (35

1. MULTIPLY VALUES BY 1.3 FOR HORIZONTAL REINFORCEMENT PLACED IN SUCH A WAY
THAT MORE THAN 12* OF FRESH CONCRETE IS CAST IN THE NEMBER BELOW THE
SPLICE.

MULTIPLY VALUES BY 15 FOR EPOXY COATED RENFORCEMENT WITH CLEAR COVER
LESS THAN 3 BAR DIANETERS OR BAR SPAGING LESS THAN 7 BAR DIMETERS.
WUTUPLY VALLES BY 12 FOR ALL EFOXY COATED REINFORCEMENT DTHER THAN IN
2. ABOVE.

NO_SPLICES OTHER THAN THOSE NOTED ON THE DRAWNGS ARE PERMITTED WITHOUT WRITTEN PERNISSION
FROM THE STRUCTURAL ENGINEER.

. WHERE_CONCRETE SURFACES ARE TO BE EXPOSED ONLY NON-CORROSNE TYPE RENFORCING CHARS SHALL
BE USED TO SUPPORT THE RENFORCING STEEL.

9. DOWELS ARE TO BE TIED IN PLAGE PRIOR TO POURING CONCRETE — "WET DOWELING® OF ANY REINFORGING
STEEL IS NOT PERMITTED WITHOUT THE WRITTEN APPROVAL OF THE STRUCTURAL ENGINEER.

10. HOOKS ON ALL TIES SHALL BE BENT AT LEAST 135" AND HAVE A MINIMUM LEG OF 6 TMES THE TIE BAR
DIAMETER.

11, PROVIDE CORNER BARS T MATCH HORIZONTAL WALL RENFORCEMENT.

12, ALL VERTICAL REINFORCING TO FOUNDATION WALLS AND FIERS SHALL HAVE A STANDARD HOOK AND BE
EWBEDDED N THE FOOTING.

13. ALL BARS SHALL BE BENT AT TENPERATURES GREATER THAN 10°C.

14, NO_BARS WHICH ARE PARTIALLY EMBEDDED IN CONCRETE SHALL BE FIELD BENT EXGEFT AS SHOWN ON THE
DRAWINGS OR APPROVED N WRITING BY THE PROJECT STRUGTURAL ENGINEER.
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RETAINING WALL

SEE DETAIL

CAST—IN—PLACE_CONCRETE

1

AL CONCRETE WORK SHALL GONFORM TO THE REQUIREMENTS OF GSA AZ3.1 AND AZ3.2.
‘CONCRETE WIXES, AGGREGATES AND CEMENTITIOUS MATERIALS, INCLUDING FORTLAND CEMENT AND FORTLAND
LIMESTONE CEVENT, SHALL CONFORN TO CAN/CSA 4231 AND A23.2 AND CAN/CSA-AJ000 AND SHALL HAVE
THE FOLLOWNG PROPERTIES BASED UFDN PERFORMANCE CRITERIA PROPORTIGNING:

cuss 28 DAY EXPOSURE  CEMENT TYPE
STRENGTH

FoOTNGS 25MPa F-2 su/6uL
(3500 ps)

FOUNDATION 25 wpa F-2 su/ouL

WALLS & PIERS (3500 pai)

WALLS ABOVE 30 WFa =] su/euL

GRADE. (4000 pa)

X SUSPENDED 30 WPa c-1suBs  cu/ouL

SLABS/COLS. (4000 psi) F-2 coU's

INT. SUSPENDED 30 WPa N su/6uL

SLABS/00LS. (4000 psi)

EXT. 5UB 32 wPa o2 su/ouL

N GRaDE. (4800 pai)

INT. SLAB 30 WP N su/euL

N’ GRADE (4000 pa)

LU 35 WPa F-2 cu/euL

PANELS (5100 psi)

PRECAST 35 wpo VARIES su/6uL

CONGRETE (5100 psi)

INTEROR 25 wPa N su/ouL

TOPPING (3500 pei)

FORTLAND LIMESTONE CEMENT (PLC) SHALL MEET THE REGUREMENTS OF CSA AJOOO FOR LMESTONE CEMENTS
CONCRETE TESTING SHALL BE GARRED OUT BY THE CONTRACTOR AND PAID FOR BY THE OWNER AND SHALL BE

REQURED,
CHAMFER ALL EXPOSED EDGES OF CONCRETE WITH A 19mm (3/47) CHANFER UNLESS NOTED OTHERWISE.

CONCRETE FINISHES SHALL BE IN ACCORDANCE WITH CAN/CSA A23.1 AND AS FOLLONS UNLESS NOTED
QTHERWISE:

INTERIOR SLABS;
EXTERIOR SLABS;
WALLS (TYRICAL);

EXPOSED AGGREGATE;

TROWELED FINISH
BROOM FINISH

FILL ALL DEFECTS LARGER THAN 25mm (
WITH SURROUNDING SURFACES

SEE ARCHITECTURAL DRAWINGS AND SPECFIGATIONS.

DIANETER AND GRIND RIDGES FLUSH

AL CONCRETE CURING SHALL BE IN ACCORDANCE WITH CAN/CSA A23.1. SPECIAL PRECAUTIONS SHALL BE
TAKEN PER CSA A23.1 FOR PLACING AND CURNG CONCRETE AT OR ABOVE 27 C AND AT OR BELOW §' .
UNLESS NOTED OTHERVISE, OR REQUIRED FOR FIRE RESISTANCE RATING, ALL REINFORCING STEEL SHALL HAVE
THE FOLLOWNG CLEAR COVER DISTANCES:

CAST AGAINST AND PERMANENTLY
EXPOSED T0 EARTH

EXTERIOR MEMBERS
INTERIOR BEAMS, GIRDERS, COLUMNS, AND PILES 30 mm (1:257)
INTEFIOR SLABS, WALLS, JOISTS, SHELLS AND FOLDED PLATES 20 mm (0.75")

IN AODITION, COVER MUST BE AT LEAST 1.0x THE BAR DIAMETER FOR INTERIOR EXPOSURE, AND 1.5x THE BAR
DIAMETER FOR EXTERIOR EXPOSURE

MINIMUM CONCRETE COVER TO PRINCIPLE. REINFORCING (EXCLUDNG STIRRUPS AND TIES) FOR THE ARFROPRIATE
FIRE RATING SHALL BE:

FIRE RESISTANGE RATING o-1 HavR 2 ous 3 HowRs
SUSPENDED SLABS 20 mm @7 25 mm (17) 30 mm
ws mm (9 smm (@) s0mm
coLmns mmm (19 Sem (@) s0mm
BEANS 20 mm @) 25 mm (1% 40 rom

SEE ARCHITECTURAL DRAWNGS FOR FIRE RATINGS, THER LOCATIONS AND EXTENTS.

CONTROL JOINTS SHALL BE PROVIDED N BOTH DIRECTIONS IN ALL SLABS-ON—GRADE AT A MAXINUN SPAGING
‘OF 3860mm (12'-0°) FOR UNREINFORCED SLABS AND 610Dmm (20'~07) FOR REINFORGED SLABS, UNLESS
NOTED QTHERWISE ON DRAWINGS.

WATER STOPS SHALL BE INSTALLED WHERE INDICATED, WITH ALL JOINTS WELDED, IN ACCORDANCE WITH THE
MANUFACTURER'S WRITTEN INSTRUCTIONS. THE STOPS SHALL BE RIGDLY TIED IN PLACE. DO NOT DISTORT
OR PUNCIURE WATER STOP. DO NOT DISPLAGE REINFORGING BAR DURING PLACEMENT.

JDINT FILLER SHALL BE INSTALLED IN ALL EXPANSIDN AND CONSTRUCTION JOINTS.

EMBEDDED PLATES AND ANGHOR BOLTS FOR STRUCTURAL STEEL SHALL BE SECLRELY TED OR FASTENED IN
PLACE PRIOR T0 POURING CONCRETE. ALL ANCHOR BOLTS SHALL BE LAD OUT USNG A TENPLATE. "WET
DOWELING™ OF ANCHOR BOLTS AND ENBEDDED PLATES IS NOT PERMITTED.
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Momentum Design + Build
1567 Imperial Lane

Manufacturing|Railings|Since|I96S]
cte I&S -
Ucuetet B.C. —

..W 2 1/2" heavywall posts (RAILINGS)
P 6mm Tempered/PVB/6mm Tempered (.125) Y 002 .,
()
= 42 12" _
<

|

5"x 6" plates

/ 3" backing at all attachment points
6 stainless-steel GRK's per post
4"x 5/16"

m H:
Between Posts

NH:
Between Posts

Glass Cantilevered
12" Past Post

47"
Between Posts

: Dwg. #1

: Dwg. by N.N. : Not to scale July 12, 2023 :
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SITE-PLAN SHOWING PROPOSED DECK LOCATED ON:

/A

PLAN EPP124154

_..QM._. 1, DISTRICT LOT 282, CLAYOQUOT DISTRICT

(&)
SCARE 1:250

Dum A m mHo Hmimqmm
w <! | | | | |

DISTANCES AND ELEVATIONS ARE IN METRES.

NOTES:
CIVIC ADDRESS: 1567 IMPERIAL LANE

LOT DIMENSIONS ARE DERIVED
FROM REGISTERED PLANS.

L STANDARD IRON POST FOUND.

THIS PLAN PURPORTS TO POSITION ONLY THE ACTUAL
AND/OR PROPOSED IMPROVEMENT(S) SHOWN RELATIVE TO
ONLY THE BOUNDARIES SHOWN OF OR APPURTENANT TO
THE ABOVE DESCRIBED PARCEL(S).

THIS PLAN PROVIDES NO WARRANTY OR REPRESENTATION
WHATSOEVER WITH RESPECT TO THE LOCATION OF ANY
OTHER ACTUAL OR PROPOSED IMPROVEMENT(S) RELATIVE
TO ANY BOUNDARY OF OR APPURTENANT TO THE ABOVE
DESCRIBED PARCEL(S).

THIS PLAN IS NOT TO BE USED TO RE-ESTABLISH
BOUNDARY LINES.

VVA

WILLIAMSON & ASSOCIATES

PROFESSIONAL SURVEYORS ()22

3088 BARONS ROAD NANAIMO B.C. V9T 4B5
PHONE: 250-756-7723 FAX: 250-756-7724

EMAIL: WAPS@VIBCLS.CA

FILE: 22018-4 SITE PLAN DECK (BASE PLAN 22018)

PLAN EPP126521

PLAN 25700

2

1

PLAN EPP124154

PRESENT AND TITLED NATURAL
BOUNDARY AS SHOWN ON PLAN
EPP124154

A

PLAN EPP19421

THIS BUILDING LOCATION CERTIFICATE HAS BEEN PREPARED IN
ACCORDANCE WITH THE PROFESSIONAL REFERENCE MANUAL &
IS CERTIFIED CORRECT THIS DATE OF: APRIL 2, 2024.

Arne Hals
8GLESH

c=CA, cn=Arne Hals 8GLE8H,
0=BC Land Surveyor, ou=Verify
ID at www.juricert.com/
LKUP.cfm?id=8GLE8H
2024.04.02 14:53:25 -07'00"

Arne O. Hals, BCLS

‘THIS DOCUMENT IS NOT VALID UNLESS DIGITALLY SIGNED.
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Appendix B
DISTRICT OF UCLUELET
Zoning Amendment Bylaw No. 1342, 2024
A bylaw to amend the “District of Ucluelet Zoning Bylaw No. 1160, 2013”".
(1567 Imperial Lane)

WHEREAS the District of Ucluelet Council by Bylaw No. 1160, 2013, adopted the Zoning
Bylaw and now deems it appropriate to amend the Zoning Bylaw;

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled,
enacts as follows:

1. Text Amendment:

Schedule B of the District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is
hereby further amended by:

A. adding the following subsection (10) to section CS-1.1.4 in alphanumerical
order, as follows:

“(10) PID: 031-828-345, Lot 1, District Lot 282, Clayoquot Land District, Plan
EPP124154”

2. Citation:

This bylaw may be cited as “District of Ucluelet Zoning Amendment Bylaw No. 1342,
2024".

District of Ucluelet Zoning Amendment Bylaw No. 1342, 2024 Page 1



FIRST NOTIFICATION OF FIRST READING published this

SECOND NOTIFICATION OF FIRST READING published this

READ A FIRST TIME this  day of ,2024.
READ A SECOND TIME this  day of ,2024.
READ A THIRD TIME this  day of ,2024.
ADOPTED this  day of ,2024.

Appendix B

, 2024,
,2024.

CERTIFIED CORRECT: “District of Ucluelet Zoning Amendment Bylaw No. 1342, 2023.”

Marilyn McEwen Duane Lawrence
Mayor Corporate Officer
THE CORPORATE SEAL of the

District of Ucluelet was hereto
affixed in the presence of:

Duane Lawrence
Corporate Officer

District of Ucluelet Zoning Amendment Bylaw No. 1342, 2024

Page 2



&5 iciieier sppencix

DEVELOPMENT PERMIT DP24-03

Pursuant to section 488 of the Local Government Act, R.S.B.C 2015 C.1 as amended:

1. This Development Permit is issued to:
SIDNEY WHITTAKER; SUSAN WHITTAKER (The “Owner”)

2. This Development Permit applies to, and only to, those lands within the District of Ucluelet
described below, and the buildings, structures, and other development thereon:

1567 Imperial Lane; PID 031828345, Lot 1, Plan EPP124154, District Lot 282, Clayoquot Land District
(The “Lands”).

3. This Permit authorizes the exterior renovations, associated landscaping, and hardscaping works.
These improvements apply only in the locations indicated, and otherwise in accordance with, the
drawings and specifications attached to this Permit as Schedule 1.

5. The permit holder, as a condition of issuance of this Permit, agrees to comply with the terms and
conditions of Schedule 2 which is attached hereto and forms part of this permit.

6. In addition to compliance with the terms and conditions listed in Schedule 2, the permit holder
must adhere to all conditions of the Qualified Environmental Professional report in Schedule 3
which is attached hereto and forms part of this permit.

7. The work authorized by this Permit may only be carried out in compliance with all federal,
provincial, and municipal statutes, regulations, and bylaws. The Owner is responsible for ensuring
that the timing of the work and any required permits or notifications by other agencies are
obtained as required to comply with all applicable regulations.

8. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and
upon such filing, the terms of this Permit or any amendment hereto shall be binding upon all
persons who acquire an interest in the land affected by this Permit.

9. The Owner shall substantially commence the development within 24 months of the date of
issuance, after which this permit shall be null and void.

10. This Permit is NOT a Building Permit.

11. The Municipality’s Chief Administrative Officer is hereby authorized to approve minor
amendments to the plans provided that such amendments are consistent with the overall
character and intent of the original plans.

AUTHORIZING RESOLUTION passed by the Municipal Council on the th day of , 2024,
ISSUED the ™ day of ,2024.
Bruce Greig

Director of Community Planning
Page 1 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (1 of 7)

Page 2 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (2 of 7)

Page 3 of 22




2

DISTRICT OF

UCLUELET

Schedule 1 (3 of 7)

SLAB ON GRADE

Appendix C

/u SEE ARCH
2-15M TOP RETAINING WALL SCHEDULE — 4.80 kPa SURCHARGE
L | MAX_ WALL WALL DIMENSIONS
HEIGHT VERT REINF
- H v A B c D
| 4'—0" |15M @ 20" | 26" 8" 8" 10"
_ VERT REINF — V —. 50 w0200 | 3 P = o
% 2" CLR 6'-0" | 15M @ 10" 50" 8" 8" 10"
% 7-0" | 15M @ 6" 64" 8" 8" 12"
. 8'-0" | 20M ® 6" 78" 8" 8" 12"
=2 ] 9'—0" | 20M @ 6" 84" 10" 8" 12"
CLEAN FREE DRAINING — p : - = :
=~ 15M @ 16" o/c—. ] BACKFILL MATERIAL 10°-0" | 20M @ 4 K'| 96 10 8 14
w| O HORIZ 11'-0" | 20M @ 4" 108" | 12" 8" 14"
<| o 4"9 PVC DRAIN s . - ’ " -
= %y S ® 10'—0%/c 12'-0" | 20M @ 4 14 14 8 16
& GRADE o
= e SLOPE REINF, TO MATCH O
=1F] —— V' BARS
= = :
Z| olz o
= == 1 16"
= 5M @ 16" ofc
I LY
N
A * - PERIMETER DRAIN
P PP MSEE ARCH/CML
e bwes

RETAINING WALL SECTION

3/4" = 1"-0"

APPROVED BEARING

Page 4 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (4 of 7)

Page 5 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (5 of 7)

Page 6 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (6 of 7)

Page 7 of 22




2

DISTRICT OF

UCLUELET

Appendix C

Schedule 1 (7 of 7)

Page 8 of 22




&5 iciieier sppencix
Schedule 2 (1 of 1)

Terms and Conditions

As a condition of the issuance of this Permit, the Permittee representing the Lands hereby to comply with
all following Impact Reductions and Mitigation Measures, determined by Qualified Environmental
Professional (QEP) as necessary to avoid negative impacts to environmental habitats within and adjacent
to the Property.

The following mitigation measures are recommended during construction:

1) A construction environmental monitoring plan (CEMP) must be developed and implemented
prior to the commencement of the proposed development. The CEMP should include applicable
mitigation measures such as:

a. Sedimentation and erosion control measures (e.g. Silt fencing)

b. Contamination prevention plan

c. Prevention of encroachment into the foreshore area by machinery

d. Reducing clearing and grubbing of vegetation to the minimum feasible area

e. Invasive species management

f.  Emergency spill response plan

2) Arevegetation plan should be developed prior to the commencement of the proposed
development. The revegetation plan should include:

a. The replacement of any shrubs removed at a 3:1 ratio (new shrubs planted should
exceed the number of old shrubs).

3) Run off from new structures to the ocean should be limited as much as possible:

a. The replacement of permeable surfaces with impermeable surfaces should be limited as
much as possible. Where impermeable surfaces are created, landscaping should direct
water to municipal sewers or French drains.

b. The driveway surfaces should be:

i. permeable (e.g. gravel), or
ii. sloped towards municipal sewers, or
iii. an oil/water separator should be installed (District of Ucluelet, OCP E.VII.11.).
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DEVELOPMENT VARIANCE PERMIT DVP24-02

Pursuant to section 498 of the Local Government Act, R.S.B.C 2015 C.1 as amended:

1. This Development Variance Permit is issued to:

Sidney Whittaker and Susan Whittaker, 1567 Imperial Lane, Ucluelet, BC, VOR 3A0
(the “Owner”)

2. This Development Variance Permit applies to, and only to, those lands within the District of
Ucluelet described below, and the buildings, structures, and other development thereon:

1567 Imperial Lane; PID 031828345, Lot 1, Plan EPP124154, District Lot 282, Clayoquot
Land District (the “Land”)

3. The work authorized by this Permit may only be carried out:
a. in compliance with the requirements of the District of Ucluelet Zoning Bylaw No. 1160,
2013, except where specifically varied or supplemented by this development variance
permit; and,
b. in compliance with all federal, provincial, and municipal statutes, regulations, and
bylaws.
4. This permit authorizes the following variances to District of Ucluelet Zoning Bylaw No. 1160,
2013, specific to the plans and elevations attached as Schedule A:

1. A Side Yard Setback of Om whereas section R-1.6.1(1)(c) of the zoning bylaw
indicates a minimum of 1.5m.

5. The above variances are granted for the proposed addition to the existing single-family
dwelling as shown on Schedule A.

6. The above variance is granted for the proposed structures and use of the land as shown on
Schedule A. Should the buildings be later removed or destroyed, this Development Variance

Permit shall cease to apply and the zoning bylaw requirements in effect at the time shall apply.

7. The Owner shall substantially commence the development within 24 months of the date of
issuance, after which this permit shall be null and void.

8. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and
upon such filing, the terms of this Permit or any amendment hereto shall be binding upon all

persons who acquire an interest in the land affected by this Permit.

9. This Permit is NOT a Building Permit.

Page 1 of 2
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AUTHORIZING RESOLUTION passed by the Municipal Council onthe  t day of , 2024,

ISSUED the thday of ,2024.

Bruce Greig
Director of Community Planning
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Environmental Impact Assessment — 1567 Imperial Lane, Ucluelet

ABperehE=
To:  Sid Whittaker Date: March 22, 2024 o
From: Warren Fleenor, R.P. Bio Project: 4023
Stephan Boraks, P. Bio Pages: 13
RE: Environmental Impact Assessment — 1567 Imperial Lane, Ucluelet BC.

This letter report prepared by Current Environmental Ltd. describes the outcomes of a reconnaissance-level
survey to determine potential environmental effects of a renovation proposed at 1567 Imperial Lane in Ucluelet,
BC. The proposed development plans for this property are the replacement of a deck, driveway and the
construction of a patio area. Specifically, this report satisfies the reporting requirements laid out in District of
Ucluelet Official Community Plan Bylaw No. 1236, 2020%, DPA-VII Environmental Development Permit Areas as
the proposed works are within 30 m of the shoreline.

This report is divided into the following categories:

1.0 [[a] dgoTe [ Tot oY o PSP P PR PROTPP 2
11 SEUAY @@ ..ttt sttt e st e et e e s a bt e s at e e bt e e sate s bt e e bt e s beesabee e e sabeebe e e bt e ebee s beeenreenas 2
1.2 (g oTo Ty =Te o [=AVZ=] FoY T a 1 =T o | USSRt 3

1.2.1 Second Story Deck REPIACEMENT ..o e e et e e e e et ba e e e e e s e e e e e eeenanenes 3
1.2.2 (DT AN NV T = - Vo [T PSRRI 5
1.2.3 Construction of Patio aNd PAth ........ouiii et et aaea s 6

2.0 RESUIES .ttt ettt ettt e sttt e e e s a bt e e s sab e e e s s abeeeesabeeesaabeeeeaabe e e e e bbeeeea e e e ateeeeabaeeeeateeeenaaeeabaeeean 7
2.3 DESKEOP REOVIEW ...ttt ittt ettt ettt ettt ettt e ettt e s at e e bt e bt e s bt e s bt e sateesabe e bt e e sbteeas sstesabeeenseesabeesareenneean 7
2.4 ST SUIVEY tiiiiiiiiieieiireier ettt e e e e e e et et et et etetaeaeaaaeaeaaaeaeaeeeeeeeeeeeesesesesesesesesesesess busssssesssesererererereseneseeenees 7

3.0 POTENTIAl IMPACES . ..etiei ittt s e e e s bt e e s et e e e s bbe e e s b be e e s abaee s eesbbeeeeabeeesaaaaeesareeean 8

4.0 MIITIZAtION IMIBASUIES. ... eeeiiiiie ettt ettt e et e s et e s bt e e e s ab e e e s e mbn e e s aas snneeseanreeesannneesnneesan 8
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1 District of Ucluelet. (2020). Bylaw No. 1236. District of Ucluelet Official Community Plan Bylaw. DPA VIl — Environmental Development
Permit Areas. pp.131
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Appendix E
1.0 INTRODUCTION

The property owner at 1567 Imperial Lane in Ucluelet, BC is proposing to renovate and expand a deck and
driveway, as well as construct a patio area and path on their lot within 30 m of the shoreline. As per the District
of Ucluelet Official Community Plan Bylaw No. 1236, 2020, a Qualified Environmental Professional must
complete an Assessment Report for any development proposed within 30 m of the shoreline (Development
Permit Area VII — Marine Shoreline). This report, completed by Current Environmental Ltd., is intended to satisfy
those requirements by identifying how the proposed development may affect aquatic resources and
recommend measures to mitigate potential negative impacts.

1.1 STUDY AREA

The subject property is located at 1567 Imperial Lane in Ucluelet, BC (PID: 031-828-345). The latitude/longitude
coordinates at the center of the property are 48°94'21.9"N 125°54'45.2"W (Figure 1) and the property is
approximately 835 m? in size. The subject property is bordered by ocean to the north, residential development
to the east, commercial development to the south, and undeveloped land to the west. The property is zoned as
CS-1 (Commercial Services -1/Village Square Commercial) and was recently purchased by the proponent. Existing
developments on the subject property include a residential dwelling, a recently constructed dock, and a gravel
driveway (Photos 1-3). Overall, the project location is situated within a modified shoreline area with a
prevalence of shorefront development, docks and wharves.

Figure 1. Location of the subject property outlined in red (District of Ucluelet mapping, accessed Nov. 16, 2023)

2 District of Ucluelet. (2020). Bylaw No. 1236. District of Ucluelet Official Community Plan Bylaw. DPA VII — Environmental
Development Permit Areas. pp.131
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1.2 PROPOSED DEVELOPMENT PP

Proposed development on the subject property includes the replacement and expansion of a deck and driveway,
as well as the construction of a path and patio area within 30 m of the shoreline.

1.2.1 Second Story Deck Replacement

The replacement of the deck will involve removal of the old deck, excavation and construction of concrete
footing and a load bearing concrete wall, and an increase in the footprint of the deck. The residential building
currently has two cantilevered decks that extend off the house into the backyard. The deck on the north-east
side of the building wraps around exterior of the building. Both decks have vinyl surfaces and glass railings.

Photo 1. A photo of the back (north) of the house at 1567 Imperial Lane, with the existing deck.

The proposed development will involve the removal of the existing decks (Figure 1) followed by installation of
new foundations. The foundations will consist of concrete footings to the north of the building, and a concrete

wall to the east of the building (Figure 2.).

Figure 2. Arieal view of the proposed demolition of the existing decks. Drawings provided by Momentum Design Build.
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Figure 3. Arial view of the proposed locations of concrete footings (north) and concrete wall (east) for the foundation. Drawings
provided by Momentum Design Build.

The new deck will have a similar footprint on the back of the house, and a new section of deck on the east side
of the building. The deck expansion will include a landing and staircase which will connect the deck to the
driveway (Figure 4).

Figure 4. Side view of the building and proposed deck expansion. Drawings provided by Momentum Design Build.
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1.2.2 Driveway Upgrades PP

The existing driveway at 1567 Imperial Lane consists of a sloped (>10%) asphalt lane that leads to a garage door
and an adjacent level gravel pad (Photo 2). The proposed development of the driveway includes the removal of
the garage door and replacement with a retaining wall. The existing sloped driveway will be filled to be level
with Imperial Lane, with no slope towards the home. The driveway is to be finished with a permeable material
(likely gravel) and gently sloped towards Imperial Lane (Figure 5).

Photo 2. A photo of the front of the house at 1567 Imperial Lane, with the existing drive.

Figure 5. An arial view of the south of the residence with the footprint of the proposed driveway. Drawings provided by Momentum
Design Build.



Environmental Impact Assessment — 1567 Imperial Lane, Ucluelet

A ndix E
1.2.3 Construction of patio and path ppend

The construction of a patio area and path is planned immediately north of the home, below and adjacent to the
proposed second story deck (Figure 6). The proposed patio area is to be approximately 35 m? in size and the
path to the dock will be approximately 37 m2. The patio area and path will require excavation and landscaping of
the backyard, including significant alteration to an existing vegetated berm/slope. Both the patio area and path
are proposed to remain as permeable surfaces (gravel).

Figure 6. Proposed gravel patio, path, and deck plans at 1567 Imperial Lane.
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2.0 RESULTS PP

A desktop review using online mapping databases was completed and a site visit to the subject property was
completed on November 16, 2023. The site visit was conducted by a Qualified Environmental Professional from
Current Environmental Ltd.

2.3 DEeSKTOP REVIEW

A desktop review was conducted to identify sensitive species, habitat, or development permit areas relevant to
the subject property. A search was conducted for mapped watercourses and wetlands on or near the subject
property using the District of Ucluelet Mapping Database (Online GIS Portal), and iMap BC (Data BC). No
freshwater water courses or wetlands were identified on or near the subject property.

The Conservation Data Center’s iMap was used to search for sensitive species that have been detected near the
subject property. Tall woolly-heads (Psilocarphus elatior) are a rare and red-listed species of aster that grow in
moist meadows and along the sides of paths in the lowland zone. Tall woolly-heads have been detected in
Ucluelet with the closest occurrence being approximately 1,100 m from the subject property. Additionally, the
northern red-legged frog (Rana aurora) is a blue listed amphibian that has been observed as close as 500 m from
the subject property.

As per Appendix E (Feb 17, 2021) of the District of Ucluelet Official Community Plan Bylaw No. 1236, 2020 the
proposed works fall within the Shoreline Development Permit Area (Figure 7).

Figure 7. Location of the subject property outlined in red, with the shoreline DPA visualized as a blue polygon extending 30 m from the
shoreline (retrieved and adapted from Appendix E, Ucluelet Official Community Plan)

2.4 SITE SURVEY

A site survey was conducted by Current Environmental Ltd. (CEL) on November 16, 2023. Existing developments
on the subject property include a residential dwelling, a recently installed dock, and a gravel driveway (Photos 1-
8). A narrow footpath leads from the existing deck through the shoreline on the eastern edge of the lot.
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The plant community on the subject property can be divided into two communities: foreshoreéﬁgendlx E
upland/backshore. Vegetation in the foreshore consists of patches of slough sedge (Carex obnupta), beach dune
grass (Leymus mollis), and sea asparagus (Salicornia sp.) (Photo 6). The lots front the Ucluelet Harbour in an area
that has historical and current commercial and industrial use for marine activities. The greater Ucluelet Harbour
is known to support dense, productive eelgrass (Zostera marina) beds. The upland area between the house and
the beach is primarily a maintained lawn and ornamental plants (Photos 4-6). Douglas fir (Pseudotsuga
menziesii), red cedar (Thuja plicata), and red alder (Alnus rubra) were identified growing along in the backshore
area, as well as a large common juniper (Juniperus communis) and a large ornamental rhododendron (Photos 6-
8).

Tall woolly-heads and potential amphibian habitat were not found on the subject lot at the time of the
assessment.

3.0 POTENTIAL IMPACTS

All of the proposed developments are located within the 30-meter Marine Shoreline Development Permit Area.
Primary sources of potential harm, during or following construction, to sensitive species and ecosystems within
the foreshore and subtidal areas include the following:

1) Physical disturbance from construction equipment

2) Release of deleterious substances into the aquatic environment (i.e., fuel).

3) General impacts to water quality, most likely through increased turbidity (construction).
4) Destruction of riparian, shoreline vegetation (access during construction)

4.0 MITIGATION MEASURES

The following mitigation measures must be implemented during dock construction:

1) A construction environmental monitoring plan (CEMP) must be developed and implemented prior to the
commencement of the proposed development. The CEMP should include applicable mitigation measures
such as:

a) Sedimentation and erosion control measures (e.g. Silt fencing)

b) Contamination prevention plan

c) Prevention of encroachment into the foreshore area by machinery

d) Reducing clearing and grubbing of vegetation to the minimum feasible area
e) Invasive species management

f) Emergency spill response plan

2) Arevegetation plan should be developed prior to the commencement of the proposed development. The
revegetation plan should include:

a) The replacement of any shrubs removed at a 3:1 ratio (new shrubs planted should exceed the number of
old shrubs) .
3) Run off from new structures to the ocean should be limited as much as possible:
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a) The replacement of permeable surfaces with impermeable surfaces should be limited aSpnPUeCh%S

possible. Where impermeable surfaces are created, landscaping should direct water to municipal sewers
or French drains.
b) The driveway surfaces should be:
i) permeable (e.g. gravel), or
ii) sloped towards municipal sewers, or
iii) an oil/water separator should be installed (District of Ucluelet, OCP E.VII.11.).

5.0 CONCLUSIONS

A desktop review and site visit found that no sensitive species or communities exist in the riparian area of the
subject lot. As well, the subject property fronts a highly developed and disturbed section of the marine
shoreline. Most of the property is encompassed by the shoreline DPA. Given that the subject property is highly
modified, and the proposed development is of relatively low impact, the proposed development is unlikely to
cause significant harm to the shoreline ecosystems.

A CEMP which addresses the environmental risks of the construction project should be developed and
implemented prior to the start of construction. New construction should have permeable surfaces wherever
possible to reduce surficial runoff into the ocean. Wherever possible, drainage should be directed to the
municipal sewers or French drains. Vegetation that is removed during construction should be replaced prior to
the completion of the proposed development.

6.0 CLOSURE

We trust this assessment has satisfied your requirements. Please contact the undersigned if you have any
queries.

Warren Fleenor, R.P.Bio. Stephan Boraks P. Bio. &
7.0 DISCLAIMER

This report was prepared exclusively for Sid Whittaker. The quality of information, conclusions and estimates
contained herein is consistent with the level of effort expended and is based on: i) information available at the
time of preparation; ii) data collected by the authors and/or supplied by outside sources; and iii) the
assumptions, conditions and qualifications set forth in this report. This report is intended to be used by Sid
Whittaker and regulators only; subject to the terms and conditions of their contract or understanding with
Current Environmental. Other use or reliance on this report by any third party is at that party’s sole risk.
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8.0 PHOTOS

Photo 3. Photo of 1567 Imperial Lane showing the east side of the residence. (November 16, 2023)

Appendix E
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Photo 4. Photo of 1567 Imperial Lane showing the north-east side of the residence and the backyard, (November 16, 2023)

Photo 5. Photo of 1567 Imperial Lane showing the north side of the residence and the backyard, (November 16, 2023)
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Photo 6. Photo of the foreshore of 1567 Imperial Lane showing beach dune grass and sea asparagus. Red alder, red cedar
and Douglas-fir are shown growing along the shoreline. The north side of the residence can be seen in the distance.
(November 16, 2023)
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