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PRESENT

ALSO PRESENT

APPROVAL OF
AGENDA

Introduction of New
Staff Member

M1 - Minutes

BUSINESS ARISING

Minutes of the Electoral Area Services Committee Meeting held on Tuesday,
December 4, 2012 at 3.00 p.m. in the Regional District Board Room, 175
Ingram Street, Duncan, B.C.

Director M. Walker, Chair
Director L. lannidinardo

Director |. Morrison

Director M. Marcotte

Director M. Dorey

Director P. Weaver

Director B. Fraser

Director L. Duncan

Director G. Giles

Director R. Hutchins, Beard Chair

Tom Anderson, General Manager
Warren Jones, Administrator

Rob Conway, Manager

Mike Tippett, Manager

Brian Duncan, Manager

Rachelle Rondeau, Planner |
Maddy Koch, Planning Technician
Cathy Allen, Recording Secretary

The Chair noted changes o the agenda which included adding four items of
listed New Business, three additional items of new business, and one item of
listed Closed Session New Business.

it was Movad and Seconded
That the Agenda as amended be approved.

MOTION CARRIED

Ryan Dias, Parks Operation Superintendent, introduced new Parks & Trails
staff member Brent Wilson, Parks Trails Operation Supervisor.

It was Moved and Seconded fhat the Minutes of the November 20, 2012, EASC
meeting be adopted.

MOTION CARRIED

There was no business arising.
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DELEGATIONS

D1 - Schuerholz

STAFF REPORTS

R - Taylor

R2 - ¥Yan Basten

Goetz Schuerholz, was preseni on behali of CERCA Cowichan Estuary
Restoration and Conservation Alliance, regarding rehahilitation of the Cowichan
Estuary, and infroduced CERCA Board Directors who were also present.

Mr. Schuerholz provided a power point presentation outlining the vision and
mission of CERCA and their priority action plan.

The Committee directed questions to the delegate.

The Chair thanked the delegate for appearing.

Racnelle Rondeau, Planner |, reviewed staif report dated November 29, 2012,
regarding Application No. 6-E-10ALR (Ronald Taylor) to subdivide property
located at 4350 Creighton Road into two lots.

Ed Wilson, BCLS, was present on behalf of his client who has an interest in
purchasing one of the proposed lois, and provided further information to the
application.

The Committee directed questions fo staff and Mr. Wilson.

it was Moved and Seconded

That Application No. 8-E-10ALR, submitted by Kenyon Wilson Professional

Land Surveyors on behalf of Ronald Taylor, made pursuant to Section 21(2) of

the Agricuifural Land Commission Act to subdivide, be forwarded to the

Agricuitural Land Commission with a recommendation to approve the

application subject to:

aj Registration of a covenani prohibiting building, driveway, and septic field
construction within 20 metres of the wetland; and

b) ‘Dedication of the 0.14 ha piece of land norih of Cowichan Lake Road to
the CVRD as proposed by the applicant.

MOTION CARRIED

Maddy Koch, Planning Technician, reviewed staff report dated November 29,
2012, regarding Application No. 1-F-12DVP (Stan VanBasten) fo increase the
maximum height of a restored dwelling by .3 metres located at 10143 South
Shore Road,

It was Moved and Seconded

That Application No. 1-F-12DVP by Stan Van Basten for a variance to Section
5.12(5) of Zoning Bylaw No. 2600 by increasing the permitted maximum height
of a dwelling from 7.5 metres to 7.8 metres for Lot 34, Section 35, Renfrew
District, (Situate in Cowichan Lake District), Plan 40628 (PID: 000-204-854), be
approved.

MOTION CARRIED
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B3 - Bennefield

R4 - Teunissen

R85 - Clifcoe Road

Maddy Koch, Planning Technician, reviewed staff report dated November 28,
2012, regarding Application No. 8-C-12DP (Bennefield) to subdivide property
located at 1000 Braithwaite Drive into two lols.

Blue Bennefield, applicant, was present.
The Committee directed questions to staff and the applicant.

It was Moved and Seconded

That Applicaticn No. 6-C-12DP submitied by Blue Bennefield ior Lot 4, Section

14, Range 8, Shawnigan District, Plan 23783 (PID 003-143-180) for subdivision

of two new lots be approved subject to:

a) Confirmation from a Qualified Professional Engineer, at the time of
building permit application, that post-development rainwater runoff will
not exceed pre-development rainwater runoff;

b} Removal of all invasive plants on the property and;
c) Connection to community water.
MOTION CARRIED

Maddy Koch, Planning Technician, reviewed staff report dated November 29,
2012, regarding Application No. 12-B-12DP (Helmut Teunissen) to permit
subdivision of one new lot at 1578 Shawnigan Lake Mill Bay Road.

The Committee directed questions to staff.

It was Moved and Seconded

That Application No. 12-B-12DP submitied by Helmut and Vickie Teunissen on

Lot 6, Section 2, Range 5, Shawnigan District, Plan 47154 (PID: 011-850-7386),

for subdivision of one new Ict be approved subject to:

a) Substantial compliance with the rainwater management plan prepared by
Dennis Lowean, dated October 4, 2012; - -

b) Removal of invasive spacies, and their replacement with native
vegetation, in accordance with the report prepared by Jennifer Morgen
on September 21, 2012.

MOTION CARRIED

Brian Farquhar, Manager, reviewed staff report dated November 29, 2012, from
Dan Brown, Trails Planning Technician, regarding Permit to Construct at Clifcoe
Road, Area G.

[t was Moved and Seconded

That a Permit to Consiruct be approved with BC MoT for construction of a trail
within the undeveloped porticn of the Clifcoe Road right-of-way to be managed
under the Electoral Area G Community Parks budget.

MOTION CARRIED
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R6 — Chaster Road

R7 - Covenant
Release (Cooper)

" R8 ~ Park Caretaler
Coniract

R9 - 8C Zoning
Bylaw

Brian Farguhar, Manager, reviewed staif report dated November 28, 2012, from
Tanya Soroka, Parks Trails Planner, regarding Permit to Construct at Chaster
Road, Area D.

It was Moved and Seconded

That a Permit to Construct agreement be approved with BC MoT for a roadside
frail and tandscape trees in the section of Chaster Road right-of-way fronting Lot
A, Section 13, Range 7, Quamichan Disfrict, Plan VIP84748 (Parhar
Development) to be managed under the Electoral Area D Community Parks
function. :

MOTION CARRIED

Brian Farquhar, Manager, reviewed staff report dated November 29, 2012, frem
Tanya Soroka, Parks and Trails Planner, regarding Release of Covenant
(Cooper), Area F.

ft was Moved and Seconded

That the appropriate documents be executed to release Covenant CA2508073
in favour of the Cowichan Valley Regional District registered April 28, 2012, as
the subject conditions within the covenant referring to the dedication of 2.6
hectares of land for park purposes to the CVRD, will be appropriately executed
ai the time of subdivision approval and will no lenger be relevant within the
covenant terms and conditions.

MOTION CARRIED

Brian Farquhar, Manager, reviewed staif report dated November 28, 2012, from
Ryan Dias, Parks Operations Superintendent, regarding Bright Angel Park
caretaker coniraci extension request.

it was Moved and Seconded

That the existing Bright Angel Park Caretaker Confract be extended with the
incumbent caretakers, Daniel and Ruth Vandenwildenberg, for a further two
years commencing June 1, 2013, and completing on May 31, 2015, as per
conditions of the existing Bright Angel Park Caretaker Contract dated June 1,
2010.

MOTION CARRIED
Mike Tippett, Manager, reviewed staif report dated November 28, 2012,
regarding implementing the new South Cowichan zoning bylaw. Mr. Tippett
provided a power point presentation outlining the new zoning bylaw's
tmplementation.

The committee directed questions fo siaff.
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R10 -

CORRESPONDENCE

€1 — Cycle Cowichan

C2 — Grant in Aid

INFORMATION

IN1 - Minutes

It was Moved and Seconded

That draft South Cowichan Zoning Bylaw No. 3520 for Electoral Areas A, B and
C be forwarded to the Board for consideration of first and second reading, and
that public meetings be held in lieu of a public hearing.

MOTION CARRIED

Mike Tippeit, Manager, reviewed staff report dated November 28, 2012,
regarding amending the Scuth Cowichan OCP and the South Cowichan zoning
bylaw.

It was Moved and Secondad

That staff report dated November 28, 2012, from Mike Tippeit, Manager,
regarding the new South Cowichan zoning bylaw and amending the South
Cowichan QCP, be received for information.

MOTION CARRIED

[t was Moved and Seconded

That letter dated November 8, 2012, from Cycle Cowichan, requesting
implementation of a policy respecting safe routes for hicycles and pedestrians,
be received and filed. :

MOTION CARRIED

it was Moved and Seconded

That a grant in aid, Electoral Area C — Cobble Hill, in the amount of $500 be
given to Cowichan Foundation to assist with further educational opportunities for
Cowichan students.

MOTION CARRIED

It was Moved and Seconded
That the minutes of the Area C Parks meeting of November 23, 2012, be
received and filed.

MOTION CARRIED

It was Moved and Seconded

That the CVRD Board forward a letter to Ms. Jenny Ferris and the students of
Shawnigan Lake School thanking the siudenis for their help in planting 800
Kinnikinnick plants along the berm at the new kiosk at Cobble Hill Common.

MOTION CARRIED
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NEW BUSINESS

MB1 - Add-on
inaterial

NB2 — Cobblestone
tnn

NB3 - Minutes

NB4 — Bylaws 3666,
3667

NE5 — Curbside
Collection

NB6 — Siting Permits

Add-on material regarding application No. 6-E-10ALR (agenda item R-1) was
received for information.

It was Moved and Seconded
That the CVRD has no objection o the application by Cobblestone Inn to aillow
the sale of liquor to be extended to 2:00 am on December 23 and 26 only.

MOTION CARRIED

It was Moved and Secondad
That the minutes of the South Cowichan APC meeting minutes of November
22,2012, be received and filed.

MOTION CARRIED

Rob Conway, Manager, reviewed draft South Cowichan OCP Amendment
Bylaw No. 3666 and Zoning Amendment Bylaw No. 3667 (Living Forest
Communities).

The bylaws were received for information only.

Director Giles asked staif {o provide an update regarding the recent curbside
collection AAP process. Bob McDonald, Manager, Recycling and \Waste
Management Division, provided an update. M. McDonald stated that he couid
provide a report to the next Board if desired.

General discussion ensued.
Mr. Jones advised an update report will be emailed to Directors.

Director Marcotte stated that accessory buildings in the ALR was discussed at
ihe recent ALC meeting and suggested that staff look into amending the
building bylaw to require a building permit rather than just a siting penmii.

it was Moved and Seconded

That staff be directed to investigate the process to have the CVRD Building
Bylaw amended fo redquire a huilding permit, rather than a siting permit, to
construct buildings located within the Agricuitural Land Reserve, and report
back to a future EASC meeting.

MOTION CARRIED
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NB7 — Malahat l.ions

RECESS

CLOSED SESSION

RISE

ADJOURNMENT

Director Giles requested that the permit fee be waived for the Malahat Lions
Club project.

it was Moved and Seconded
That the building permit fee be waived for the Malahat Lions Club to expand
their storage shed at the Shawnigan Cemetary, provided that the reguired fea
does not exceed $100.

MOTION CARRIED
The Committee adjourned for a 5 minute recess.
lt was Moved and Seconded
That the mesting be closed to the public in accordance with the Communily
Charter Part 4, Division 3, Section 90(1), subsections as noted in accordance
with each agenda item.

MOTION CARRIED
The Committee moved into Closed Session at 6:05 pm.

The Comimittee rose without report.

It was Moved and Seconded
That the meeting be adjourned.

MOTION CARRIED

The meeting adjcurnad at 6:20 pm.

Chair Recording Secretary
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STAFF REPORT

ELECTORAL AREA SERVICES COMMITTEE MEETING
OF JANUARY 15, 2013

DATE: January 9, 2013 FILE No: 1-E~-13BE
FROM: Nino Morano, Bylaw Enforcement Officer BYLAW NO:

SuBJecT: Cowichan Valley Trap and Skeet Club
Special Event Shoot 2013

Recommendation/Action:
Direction of the Commiittee is reguired.

Relation to thg Corporaie Strategic Plam: N/A

Financial Impact: (Reviewed by Finance Division: N/A)

Background:
We are in receipt of the atiached letier irom the Cowichan Valley Trap and Skeet Club (CVTSC)
located on Cowichan Lake Read in Area ‘E” requesting fo hold two (2) “Special Event’

Competitive Shoots in 2013 (April 6 — 7 & April 20 — 21).

Directors may recall that in the fall of 1993 the Cowichan Valley Regional District went to court
in an attempt to limit the exient of ithe use of the Gun Club property to what had iaken place
prior to the inception of zoning in 1974.

In January 1994, Justice H.D. Boyle ruled that:

1. The Plaintiff's (CVRD) claim of violation of its Building Bylaw be dismissed.

2. The Deiendant (Gun Club) forthwith remove or cause io be removed the western
most three of five concrete trap shooting bunkers, the two skeet shooting fowers and
the concrete walkways constructad afier 1974.

3. The Defendant be restrained and enjoined from using or allowing the use of the
property as a place to discharge firearms other than on ene fixed, regular evening
per week, to be determined by the Defendant, and on one full day, two weekends per
month.

4. The Defendant be restrained and enjoined from using or abowing the use of that
property as a place to discharge firearms on more than one consecutive day, unless
authorized as a special event under the Plaintiff’'s relevant Noise Bylaw, or in
competitions of a wider than local nature unless authorized as a special event under
the Plaintiff's relevant Noise Bylaw.

5. The Defendant be restrained and enjoined frem the cutting down or allowing the
cutting down of timber on that property without prior authorization of the Plaintiff.

14
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The Gun Club did not file a Notice of Appeat and the Court Order remains in force.

In accerdance with the Court Order, the CVTSC have requested permission under the “Special
Events” section of the CVRD Noise Bylaw No. 1060 to hold competilive sheoots of a wider than
locai nature and of mere than one consecutive day.

Section 5 states:

“Notwithstanding the provisions of this Bylaw, where ft is impossible or impractical to comply
with S. 3(qg) of this Bylaw or in the case of a special event, a person may apply for and receive
from the Regional District a permit waiving the requirements of this Bylaw for a specific fime
over a specific location, if in the opinion of the Regional District, such a waiver is in the public
interest.”

For your information, the CVTSC requested and was subsequently permitted to hold three (3)
special event shoots in 2012. Upon review of this file, it was noticed that no more than four
special event shoots has ever been permitied in one year. These special event shoot requests
have been approved since 1995.

Recently, this office has received several complaints from nearby residents. Some of their
concerns include:

- Significant increase in shooting generally and particutarly in the Spring season due to a
combination of regularly scheduled Sunday shoots (approximately 10am to 5pm),
commencement of the Tuesday evening shoots (6pm to 9pm) and the Special Event
Shoots (approximately 9am to Bpm).

- Hours of the shoots (which is not detailed in the Court Order).

- Confusion surrounding the process iin which additional shoots are requested or granted.

- Tree cuiting.

- Building withoui permit.

This office has initiated an investigation info these concerns to ensure compliance with the
Court Order and all other applicable Bylaws.

Recomimended Options:

1) Permit the requested shoot schedule.
2) Deny any shooting over and above what is permitted according to the Court Order.

Submittiq/byj}/ Reviewed by:

e Division Manager:
T—

Approgg_g by: e

Ninc Morano, N Generd] ;Méﬁaqef-fi?‘/
Bylaw Enforcement Official < £ 5T LA,
Inspections and Enforcement Division L £ L e

Planning and Development Depariment

NM/ca

15



Cowrichan Valley rap

January 6
January 13
February 3
February 24
March 10
March 17
April 2- September 24
April 6,7
April 20, 21
April 28

May 12

June 2

Fune 16

July 7

Jiily 28
Angnst 4
August 25
September. 8
September 22
Qciober 6
October 20
November 3
November 10
December 1
December 8

Practice every Tuesday evening — 6:00pm- 9:00pm
Special Event )
Special Event
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a b4 1994 . -  Duncan Registry

IN THE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN :

COWICHAN VALLEY

REGIONAL DISTRICT REBSONS FOR JUDGMENT

PLAINTIFF QF THE HONOURABLE

AND: MR. JUSTICE H.D. BOYLE

COWICHAN VALLEY GUN CLUB

R N N U NP N S

DEFENDANT

Counsel for the Plaintiff: Gerald R. Molnar

Ccounsel for the Defendant: Durward Tillile

November 29, 30 and

DATES OF HEARING:
December 1, 199%93.

The issue here arises out of a clash between two competing

intereats each of which is entirely acceptable and reasonable on

its own in terms of soclety and the local community generally.

One interest is the enjoyment of clay target shooting. The

other is the quiet enjoyment of a rural residential area.
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Tho Daefendant Gun Club, or its predecessors, has been using

its range near Duncan for about 40 years for trap and skeet

shooting. Itsg zoning status is that of lawful non-conforming use.

The noise generated has led to longstanding complaints by

neighbours of the Defendant to the Plalntiff. The Plaintiff's

claim is that, in addition to breaching the regional district's

nolse bylaw, the Defendant is in breach of a 12 year old order to

demolish shooting facilities constructed without a building permit

and against the Plaintiff's refusal of a permit. The Plaintiff

sceoks an injunction to stop the shooting as being contrary teo the

regional neoisea bylaw and 1t seeks an order that +the shooting

facilitles referred to above be demolished.

There 1s no <laim in nuisance. No charges have been laid

under the noise bylaw.

The Defendant argues its admitted non-conforming use status

exempts it from the Plaintiff's noise bylaw and building

restrictions becauss the Club site was regularly used for about 20

years prior to its present R-2 single family zconing which was

adopted in 1974. Before that bylaw came into existence the club

gite was subject to no relevant zoning restrictions.

o0t op T80T FROST O NHET

|

18
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Complaints about the nolse have been consistent - although not

continually voiced - for about 20 years. They come from a ranga of

Llocations, from adjacent to one mile away. The intensity of tha

complaints and of the Plaintiff's concern receded from tine to time
when tha Club indicated its members were considering some action to

abate the disturbance. They Iincreased again when nothing was

done.

The relevant legilslation includes s. 722 of the Municipal Act:

"722(1) A  building or structure lawfully under
construction at the time of the coming into
force of a zoning bylaw shall, for the purpose
of that bylaw, be deemed to be a building or
structure existing at that time.

(2) N lawful use of premises existing at the time
of the adoption of a zaning bylaw, although
the uza does not conform to the bylaw, may be
continucd; but 1f the nonconforming use is
discontinued for a periecd of 30 days, any
future use of the premises <chall conform,
subjech to this sectlion, to the zoning bylaw.

(3) A lawful wuse of a building or structure
exlsting at the time of the adoption of the
zoning bylaw, although the wuse does not
conform £o the zoning bylaw, may be extended
throughout the building or structure, but no
structural alterations except those required
by statute or bylaw or those allowed by the
board of variance shall be made in or to it.

(4) Where a bullding or structure the use o0f which
does not conform ta an applicable zoning bylaw
is damaged or destroyed to the extent of 75%
or more of 1ts value above its foundations, as
determined by the building inspector, whosea
decigsion shall be subject to rTeview by the
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convenience of any person or perscons in the
neighbourhood or vicinity.

In 1976 the Defendant applied to the Plaintiff for a Land Use

Contract to expand its facility from two trap houses to ninae and

from two skeat towers to four. Following a public hearing, the

application was denied in July 1977. That mcoting appoars to have

been the first all-out, formal expression of neighbourhood

disturbance.

That did not deter the Defendant. Three new trap houses were
built in 1978 or 1979, making a total of five of which only four

are used. New concrete walkways for each trap house were

installed. The wallways provide foolting for shooters who take

different positions-during a five-shot competitive round.

Tha regional district in 1978 posted cease and desist notices

in reference to that construction.

Prior to this, there had been two trap houses, two chukker
pits (from which the clay targets were fired in a manner designed

to simulate bird flight) and two bunkers for portable trap use.

In 1979 the Defendant again appliled to expand. The Plaintiff

formally refused that application. The Plasintifif's board found:

" it is not compatible with the residential area ..." The

" v e
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a.m. to 4.00 p.m. on one particular Sunday. Mr. Lyall's evidancae

1s repregsentative of the Plaintiff's witnesses which I accepted.

The Dafendant's response to resulting complaints was appoarent

indifference.

The Plaintiff indicated a reasonable attitude in advising that

rerwoning might be approved if "adequate steps to buffer the noisea”

were undartaken.

So far as the evidence shows, the Defendant never made any

propesal regarding nolse abatement. In March 1981, the pefendant

fgnored a direction from the Plaintliff to demolish the new trap

Facilities except that the then president expressed the never-to-

be-realized willingness to move.

In May 1987, at least four formal complainte were filced by

neighbours with the Plaintiff. Those complainits called for, at a

minimum, ¢losing down three of the trap houses to reduce the noise.

The Defandant prior to these proceedings made a May 1992

request for a bullding permit to allow constructlon of a new

clubhouse. That was refused on the ground the use extended bayond

that permitted under the area zoning.

0T R, TTCET bk R=ane TT CHTONHC2ZAN

21

MHRITTL



TT7°

A

Counsal agres that nelther a change in title which took place
someg years ago, nor the fact the Club was struck from the Registry
of Socleties in 1981 and was not restored until 199), is relevant
to the issue hare. Neilther ig lssue made of the fact the lLand was

escheated to the Crown when the Dafendant was sitruck off the

Reglster because it was returned when the Defendant was reinstated.

From tha Court’s standpoint, the fact the Club was struck from

the Register 1is relevant te the general attitude of the members
which was to enjoy the recreational and competlitive aspects of
their sport without any long term concern for the formalities of

group responsibility bayond safety, administration of meets and

corderly conduct on the range as well, 1 presume, as occasional

sccial activities.

DECISION: BUILDING PERMIT

The Regilonal District building bylaw requires no permit “"where
the total value of materials and labour does not exceed $500.00".
I rvecall no evidence 1in proof of the cost of adding the three
concrate bunkers in 1978 or 1979, the onus being on the plaintiff.
In a commercial enterprise common sense and general knowledge might

gllow Jjudicial notice to be taken of value but where the deféndant

ST OM ST 0T FR.T RHT TIST-AfF/ —F02: 0] SHIQHHISHT F8HT0H
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beginning in the 1980's has been on a scale greater than at the

time zoning wags first estabklished. There is physical evidence of

added facilities. There 1is evidence of membership increase from 35
to 108 and of amalgamation wlth a Victoria club which moved its
activitias to this site. There 1s evidence of increased use,

particularly in the rate of firing. There lz evidence a new game,

"Sporting Clays”™, has been Introduced.

It is not crurcial to this decision but the evidence is

convincing that logging carried out by the Defendant on 4its
property from time to time after the zoning was established bhas
increasad the volume of sound escaping from the shooting site to
the neighbours’ homes. The "use of land” cannot be separated from
the product of that use which, In this case i3 nolse. Noise has

been increased by morg firing more ofiten and by a material change

in the land through logging.
The Defendant offered evidence +that a national shooting
association officer had advised cutting the trees would reduce the

noise by permitting the sound to be filltered instead of

escaping
echoing off the standing timber. That hearsay advice is not
supported, It is contradicted by the Plaintiff's evidence of

neighbours that the sound was louder after than 1t was before the

trees ware cut,

ST s TTOT ARl =007 CShITANHCCAN
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can be rolled back without interfering with the protection given to

the status quo by zection 970(1) (of the Municipal Act)”.

Here thae Defendant has gone well beyond the status quo in the

axtent and in the intensification of usa.

A lawful pon-conforming use does not establish a property

right. It does no more than permit continuation ©of an actlvity

subject to restrictions of the kind dealt with herein. Thea use is

not immune from regulation so long as it is regulation and not

402

prohibition MacNutt et al v. The Queen (1972) 5 W.W.R.

Tha Defendant  must cut back its use of the site Tto that

carried on when the first =zoning bylaw was passed. The court

cannot calculate on the evidence what that means In terms of shots-

per-minute but it can and does direct that the physical facilities

constructed after 1974 (bunkers, walkways and skeeit houses) be

removed forthwith. The evidence is that doubling the number of

traps doubles the capacity for rounds par minute. Tha balance of

evidence is that there were no skeet houses prior to 1974.

The evidence was far from exact on the question of the number
of days tha site was used at the time the zoning bylaw was passed.
On the probabilities there was shooting on one evening a week (or

less) and on one full day weckends two or three times each month,

D]
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use, let alone enjoyment, of the cutdoor asmenity of neighbouring

homeslites.

It would be wrong also to find there was malice on the

Defendant's part. There have been heated exchanges but members of

tha bDafendant are equally with the neighbours interested in

enjoyment of their property. However, they have not come to grips

with the inevitable issue, have sought no compromise - although

that seemed to me to be more the consequence of a hope the

conplaints would ¢go away than tho consequenca of defiant

unneighbourliness,

All the witnesses struck me as honest and stralghtforward to

the best of their recollection and perception.

It was my impression throughout that the Defendant should have
followed actively the course it once embraced - raelocation.
Instead it reverted to gtonewalling which brought it to court. My
unsolicitaed and gratuitous advice would be a special gengral
meeting that established policy and gave a delegation specific
authority to pursue that policy with the province and the regional
new location, alternatively, T0 pursue

district to establish a

nolse reduction. The latter probably would ke costly, although

there may be cash in the club kitty from logging because not much

appears to have been spent on the site itself.
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NO. 53178
DUNCAN REGESTRY

IN YEE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN:
COWICHAN VALLEY REGIONAL DISTRICT
T
w5 REG e PLA
AR ff8ﬁ§%? INTIFF

COWICHAN VALLEY GUN CLUB

2 -

[ wam g9 199

\\; P DEFENDANT
- .
SHroan. B ORDER

BEFORE THE HONOURABLE j  MONDAY, THE 10TH DAY OF

MR. JUSTICE H.D. BOYLE ) JANUARY, 13354

THIS ACTION comling on for trial at Duncan, on November
‘" 23, 30 and December 1, 1893 and upon hearing Cerald P, Molnar,
Esg., counsel for the Plaintiff, and upon hearing Durward Tillie,

Esg., counsel for the Defendant:
AND JUDGMENT being reserved to this date:

THIS COURT ORDERS that the Plaintiff’s claim of violation
of its building bylaw be dismissed.

THIS COURT FURTHER ORDERS that the Defendant forthwith
remove or cause to be removed from its property legally described

as;:
The South 1/2 of Section 9, Rande 8, Sahtlam District

the western most three of five concrete trap shooting bunkers, the
two skeet sheoting towers and the concrete walkways constructed

after 1974, all presently located on that property;
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AND THIS COURT FURTHER ORDERS that the Defendanlt: be
restrained and enjoined from using or allowing the use of the
property as a place to discharge firearms other than on one fixed,
regular evening per week, to be determined by the Defendant, and on
one full day, two weekends per month;

AND THIS COURT FURTHER ORDERS and directs that the
Defendant be restrained and enjoined from using or allowing the use
of tﬁat property as a place to discharge firearms on more than one
consecutivae day, unless authorized azs a special event under the
Plaintiff’s relevant noise bylaw, or in competitions of a wider
than lecal nature, unless authorized as a special event under the
Plaintiff’s relevant noise bylaw.

THIS COURT FURTHER ORDERS that the Defendant be
rastrained and enijoined from the cutting down or allowing the
cutting down of timber on. that property without the prior
authorization of the Plaintiff;

AND THIS COURT FURTHER ORDERS that each party bear their

e *%an costg.
g CHEPKEL,*\ T

:?ﬂ BY THE COURT

mwm‘ww“ﬂ
RES@?ﬁg;HE ﬂcCUUﬂ'

kiﬁ

(F BRITISE L oL UIAE

SEAL

| DUNCAN |
REGISTRY

DURWARD TILLIE, Esqg.
SOLICITOR FOR THE DEFENDANT

ENTERED
MAR 2 9 198

DUNCAN
REGISTRY
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STAFF REPORT
ELECTORAL AREA SERVICES COMMITTEE MEETING
OF JANUARY 15, 2013
DATE: January 10, 2013 FILE No: 5160-20

FrROM: Ann Kjerulf, Senior Planner Bviaw No:  N/A
Community and Regional Planning Division

SuUBJECT: Cobble Hill Commons Age-Friendly Project

Recommendation/Action:
It is recommended,

1. That the CVRD Board accept the Cobble Hill Age-Friendly Pro;ect Report as information;

2. That the CVRD Board endorse the Cobble Hill Age-Friendly Report recommendations;

3. That the Cobble Hill Age-Friendly Report be referred fo the Cobble Hill Parks and Recreation
Commission and to the Cobble Hill Advisary Planning Conumnission for feedback respecting the
Cobble Hilf Common sife; and

4. That CVRD Planning & Development staff submit an application to ihe Canadian Mon‘gage and
Housing Corporation requesting seed funding in the amount of $10,000 fo undertake a housing
needs assessment. :

Financial Impact; N/A

Relation fo the Corporate Strategic Plan:

The Corporate Strategic Plan Vision is that “The Cowichan Region, celebrates diversity and will be the
most livable and healthy communily in Canada.” “Establish well-coordinated fand use plans and
policies” and “Establish sustainable communities” are two key objectives of the Plan. The proposed
Cobble Hill Commens Age-Friendly Project supports the Plan vision and objectives.

Discussion:

On June 13, 2012, the CVRD Board directed staff to undertake the Cobble Hill Age Friendly Project
with the assistance of a professional planning consuitant and in cooperation with a project advisory
committee consisting of local residents. Bev Suderman, a professional planner with Island Planning
Services and Jessica Gemella, a landscape architect with Gemella Design Inc., were selected through
a competitive process to lead the community consultation process and develop a report assessing the
age-friendliness of Cobble Hill Village. As an adjunct to the project, the consultanis were asked to
explore the potential for a mixed use seniors’ housing development on the Cobble Hill Common site, a
CVRD-owned property located in the heart of Cobble Hill Village on Fisher Road across from the
Cobble Hill Hall.
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Page 2

The consultants have completed their research and have prepared the Cobble Hill Age-Friendly Report.
The attached report contains a number of key recommendations to enhance the age-friendliness of
Cobble Hill Village. Many of the recommendations are already being addressed. For instancs,
community members who participated in the consultation process expressed considerable inferest in
developing a seniors’ drop-in centre in Cobble Hill Village. The Farmers’ Institute recently passed a
motion to accommaodate a weekly drop-in for seniors’ free of charge for a period of one year and
community members have begun to organize this activity. Also, there are several recommendations
concerning wayfinding and pedestrian safety. Some of these require collaboration and/or approval
frem the Ministry of Transportation and Infrastructure but others may be implemented through the
guidance of the Electoral Area C — Cobble Hill Parks and Recraation Commission.

Perhaps the most prominent of the recommendations is o pursue the development of a mixed-used
seniors’ housing facility on the Cobble Hill Common site. The proposed South Cowichan zoning bylaw
identifies this site as a Village Institutional zone that may accommodate a mixture of parks, community
facilities and seniors’ housing. The proposed zoning is consistent with the site’s Oificial Community
Plan Parks and Institutional designation. Notably, there has been some concern about the size of the
potential housing development on the Cobble Hill Common site. Park advocates want to ensure that
parks take precedent on the site and, as such, believe that the housing footprint should be minimized.
Housing advecates want fo ensure that the housing development is large enough to be financially
viable while addressing local seniors’ affordable housing needs. Further consuitation with commuinity
members is needed to confirm the appropriate mix of uses for the Cobble Hill Common site. In
addition, the Cobble Hill Age-Friendly Projeci did not involve & thorough assessment of housing need
and demand in the Cobble Hill area. In order to validate a housing project on the Cobble Hill Common
site, it will be necessary to first undertake this work. Seed funding with no repayment required is
available from CMHMC in the amount of $10,000 which should be sufficieni to complete the necessary
housing need and demand study.

Options
The CVRD Board may

1. Accept the Cobble Hill Age-Friendly Report as information.

2. Accept the Cobble Hill Age-Friendly Report as information and commit to further work on
developing the Cobble Hill Common site for a mixed use seniors’ housing project
{recommended).

3. Not accepi the Cobble Hill Age-Friendly Repori.

Submitted by, P———
z , / wasn%n Manager:
. | ,7 o
’1/\ 1 A sl
l U

Ann Kjerulf, MCIP, RPP Appf’m/fgq by: 7

onior Plan , General Mah >
Senior Planner, Community and Regional Services Division ene jj}%f /{j@ger&* e , %}wﬂw,m e
Planning and Development Department e ey ,”’%;Z,/fi' 7 s

AK/ca
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Note the Age-friendly Cobble Hill
lago (cover graphic) is adapied
from the World Health
Organizations’ Global Age-
Jriendly Cities: A Guide.

Island Planning Services
T:250.737.1109
E:ips.planners@island-planning.net
W:island-planning.net

Gemella Design Inc.
T:250.591.1976

E: lessica@shawhiz.ca
W: GemellaDesign.com
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Cobble Hill's age-friendly study is an important
firsi step toward providing seniors housing in
our community. Too often long-time residents
have no'alternative but to move away from the
area to find appropriate housing and needed
support. Sadly, they must leave behind ramily,
friends and a community where they have deep
connections.

As the Cobble Hill Common is owned by the gl s _
community and managed through the CVRD Parks and Iralls DIVIS!OI’I it may well
be a suitable venue for both a park and seniors housing. It a workable proposal is
developed, some of our older community members could continue to reside here
and enjoy our rural lifestyle in familiar surroundings. One of the advantages to
this dual use would be the addition of residenis to the village core helping to
replicate the bustling community of Cobble Hill's yesier years.

Is it possible to combine park and seniors housing usage on the Cobble Hill
Common? This is the guestion being posed through the present study and it is
one that both residents and local government will need to consider caretully as
we plan for our future.

I would like to thank community members who gave freely of their time to
participate in this study.

Gerry Giles, Regional Director
Area ‘C’ Cobble Hill
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The goal of the Cobbkle Hill age-friendly community project is
to assist the people of Cobble Hill to ensure that Cobble Hill
Village is a friendly and happy community where seniors can
live their full lives. Over the course of the project, many
stories apbout the changing needs of Cobble Hill seniors
emerged. Of particular poignancy were those stories about
people having to leave behind their friends and social
networks and start over again in Victoria or Duncan when
they no longer have energy to care for large homes/lots, or
when a partner becomes ill and needs care. |

This project was very personal for many of the participanis.
All who came to the meetings are wrestling with issues
related to their own futures, or are assisting elderly parents
with making life changes, or are directly providing Tull-time
care io their aging parents. The passion and commitment on
the part of project participants was moving and compelling.

As a result of the input from community consultations, and
thoughtiul analysis by the Sieering Commitiee members, an
action plan for making Cobble Hill a2 more age-friendly
community emerged. Many of these actions will make Cobble
Hill a safer and more welcoming community Tor all ages. The
recomimendations are summarized in the following table:

36



Cobble Hill Age-Friendly Community Project: Final Report

Recommended Actions

Responsib'l.e Party

1. Regional response to seniors needs

o South Cowichan Area Directors examine the need
for age-friendly improvements throughout Areas
A,B,andC

CVRD Area A, B, and C
Directors

o Facilitate the establishiment of a continuous care
facility in the South Cowichan

CVRD Board

» Seek ways to ensure flexible housing, so it is maore
adaptable for people to age in place

CVRD Board '

 Address parking standards for independent
seniors housing in the OCP and Zoning Bylaws

CVRD Board

» Engage seniors in planning processes to meet
seniors needs, by using clear language in
communications

CVRD Board
CVRD Planning Dept.

2. Reduce isolation for Cobble Hill seniors

o Establish a seniors drop-in centre in Cobble Hill

CVRD Area C Direcior
Cobble Hill Age-Friendly
Steering Commitiee

o Improve bus service to and from Cobble Hill
Village

BC Transit

CVRD Transit Commiiiee
CVRD Area C Director
Cobble Hill Age-Friendly

Steering Commiiiee

3. Improve safety for Cobble Hill seniors (to benefit all

age groups)

3.a) Traffic safety

o Improve the Hutchinson, Empress, Cobble Hill,
and Watson Roads intersection arsa

Ministry of
Transportation and

" o Establish a lefi-hand turn lane from southbound
Cobble Hill Road onto Fisher Road

Infrastructure (MOTI)

CVRD Area C Director

3.b) Pedestrian safety

o Reduce speeds within Cobble Hill Village Core
areas along:
o Fisher Road
o Cobble Hill Road
o Huichinson Road

‘Ministry of
Transportation and
Infrastructure (MOT!)

o Calm traffic and improve safety for pedestrians at
high priority intersections:

CVRD Area C Director
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Recommended Actions Responsible Party 3
o Huichinson/Cobble Hill Road Cobble Hill Age-Friendly |
o Fisher/Watson Road Steering Commitiee
o Fisher/Holland Road
o Fisher/Cobble Hill Road Cobhle Hill Parks and
o Put crosswalks within Cobble Hill Village: Fisher Recreation Commission

Road at Holland and Watson Avenues, Cobble Hill
Road at Fisher (both directions), Watson at the
intersection with the trail

» Increase use of signage for traffic calming,
including:
o “Welcome to Cobble Hill” signage:
= hoth directions along Cobble Hill
Road .
= Westhound along Fisher Road
= Westbound along Hutchinson Road
o “Children at play” signage (same locations)

CVRD Area C Director
Cobble Hill Age-Friendly
Steering Committee
Cobble Hill Parks &
Recreation Commission

o Put more benches in the Village and along the
trails

CVRD Area C Director
Cobble Hill Parks and
Recreation Commission

e Pedesirian way-finding signage at start of trails,
and at trail intersections

CVRD Area C Director
Cobble Hill Parks and
Recreation Commission

e Establish a walking path along Fisher Rd from
Cobble Hill Village to the highway

4. Build affordable seniors housing in Cobble Hill Village

4.a) Develop seniors housing on the Cobble Hill Common site

o Appoint a CVRD staff member to “champion” and
coordinate the Cobble Hill affordable seniors

housing project CVRD Elecioral Area
» Develop an action plan for full realization of the Directors
Cobble Hill Common site potential CVRD Planning

o Approach BC Housing, CMHC, and potentially | CVRD Parks
VIHA to contribute funding and expertise to
the project

o Further refine housing and land use concepts
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Recommended Actions Responsible Party 4

o Acquire Fairfield Road right-of-way from the
Province

CVRD Area C Director
CVRD Parks

o Undertake ongoing cormmunications about the
project, engaging different paris of the
community

CVRD Area C Director
CVRD Planning

4.b) Encourage development of seniors housing elsewh

ere in Cobble Hill Village

e Use the Zoning Bylaw to provide incentives for
the development of affordable seniors housing
(amenity contributions)

CVRD Electoral Area
Directors
CVRD Planning

s Develop OCP and Cobble Hill Village Plan policies
related to accessible design so that new housing
in the Cobble Hill Village area is easily adapied io
the needs of residents aging in place.

CVRD Planning Dept.

5. Continuously work to improve guality of life for all ages in Cobble Hill Village

o Establish a Cobble Hill Committee on Seniors
Issues, which will:
o Advise the Area Director on ways to improve
seniors’ guality of life in Area C
o Link to the Cowichan Seniors Network and
others addressing seniors needs in the region

CVRD Area Director

Cobble Hill Parks and

» Continue the good work of the Parks Commission

Recreation Commission
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The goal of the Cobhle Hill age-friendly community project is
to assist the people of Cobble Hill to ensure that Cokhble Hill
Village is a friendly and happy community for seniors. The
project has two components: _

1. Evaluate various dimensions of the Village, using the
World Health Organization (WHQ) guidance, to see how
it could be made more “age-friendly;” and

2. Design a number of alternatives for the use of the
Cobble Hill Common site at the heart of the village, so
that the needs of the whole community (seniors,
children, and those in between) can be met through a
specialized ftacility, including housing, combined with a

park that encourages inter-generational mixing.

The Cobble Hill Common site was acquired by the CVRD for a
nominal fee, with the intention of addressing community
service needs, arfordable seniors housing, and programming
some parkland that would encourage mu!tE—generationéi
interactions. The South Cowichan OCP’s policy for the site
reads as follows:

The Cobble Hill Common, located at the junciion of
Holland Avenue and Fisher Road, will be zoned as
Village institutional, to allow jor o range of
institutional uses, including a village green type
park, a community service or recreation cenire,
and an affordable housing project. Development
at this site will be determined through o public
process, and may be rezoned to allow for a variety
of shops, residences and parkland infrastructure.’

Older persons play a
crucial role in their
communities - they
engage in paid or
volunteering work,
transmit experience and
knowledge, and help
their families with caring
responsibilities. These
contributions can only be
ensured if they enjoy
good health and if
sacieties address their
needs.

The WHO Age-friendly
Environments
Programme is an
international effort to
address the

environmental and social !

factors that contribute to
active and healthy
ageing.

The Programme helps
cities and communities
become more supportive
of older people by
addressing their needs
across eight dimensions:
the built environment,
transportation, housing,
social participation,
respect and social
inclusion, civic
participation and
employment,
communication, and
community support and
health services.

R =
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A key issue that emerged in the dialogue is to assist families,
so that people can age in place. The choices currently open o
people who live in the Cobble Hill area are:
e to remain in their homes beyond the time they can fully
manage on their own, or
e io move away from Cobble Hill to Duncan or outside of
the region.
Community members want to ensure that a third option is
available: to remain in the community with more manageable

housing.

The Cobble Hill age-iriendly project was structured, in part, in
response to a community survey and design process
undertaken by the Cobble Hill Parks Commission in 2011, This
survey, with 36 responses, resulied in a dratt design program
tfor the Cobble Hill Common site that included seniors
haousing, commercial development, and community park

space.

While much of the Tocus of this project has been on meeting
the needs of aging individuals, and their desire to remain in
their community, it is also important to note that when the
elders of a community are compelled to move elsewhere o
meet their basic needs, it is a loss to the community. These
are the people who have coniributed their time and energy
into making Cobble Hill what it is today. Their departure from
the community represents a loss of spirit, of knowledge, and
of history.
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The major poriion of public consultation undertaken for this
project took place over four days in August and September
2012:;

e A booth at the Cobble Hill Fair, on August 25, to gather
ideas about the community’s assets and areas needing
improvement '

e A community walk-about with Steering Commiitee
members, on September 5, to discuss and observe
assets and areas needing improvement within the
Village Core

e A community meeting, on September 17, tc introduce
the project and gather the community’s thoughts and
concerns about Cobble Hill as an age-friendly
community

e A seniors discussion group, on September 19, to talk
with seniors about what they thought was needed so
they could age in place in Cobble Hill, and

e A design chareiie, on Sepiember 20, where community
members worked through their ideas about how the
site might be laid out.

|
¢
=

Seniors Discussion Group, September 19

| Adesign charette is a

workshop that focuses

on identifying options as

to how a site should be

designed. ft includes
community members

and design professionals.

It captures the vision,

values, and ideas of the

community.
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Additionally, the Steering Committee and the Parks
Commission held a joint meeting on Ociober 23, to discuss
the findings to date.

The ideas gleaned through the public consultation, as refined
through a review of how other communities are addressing
the challenges, were then formulated into recommendations
which were taken back to the communiiy at a combined open
house/meeting held on November 29. A few more ideas were
contributed at this time.

sEai

17

Community Meeting Sebtember

Commuiy Walk-about, Setebr 5 Design Charette, September 20
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Cobble Hill is a farming village in the Cowichan Valley -
surrounded by vineyards and wineries as well as varied animal
husbandry operations and truck gardening farms producing
vegetables for market. It is most famous fer the annual
Cohble Hill Fair, which in August of 2012 celebrated its 103"

year.

Historically, Cobble Hill was a bustling commun'ii:y, with a train
station, hotel, gas siation, brothels, and stores. Today, the
pace of life is much guieter, with a small business community
in the Village core, and a nearby industrial area that is very
husy. Vmage core pusinesses include: Cobble Hill Fine
Furnishings (a destination store), an accounting firm, a
veterinary clinic, a small market, a coffee shop, a pub/liquor
siore, and the oldest continuously operating post office in
Canada. |

Cobble Hill Village Core is bounded to the west by the rail line,
although the dog park, skate park, and proposed tot park are
all located to the west of that, as is Cobble Hill Mountain with
all of its hiking trails. The Village core boundary to the east
runs along Watson Avenue, while to the north, the boundary
lies along the Fairfield Road right-of-way, and to the south,

along Hutchinson Road.

i
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Cobble Hill Historic Photos: St. Mary’s Church and Wilton Place Hotel
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Cobble Hill Village is located in Area C of the Cowichan Valley
Regional District. Area Cis 22.4 km sq (8.6 sg mi) in size, with
the designated village core area making up 10.6 ha (26 acres)
or approximately 0.5% of the total of Area C. As an
unincorporated area, there are multiple jurisdictions involved
in its development. The citizenry is very active in planning for
the future of Cobble Hill, especially through the Cobble Hill
Parks Commission, and through the Farmer’s Institute.

The total population of Area C is under 5,000 people, with
over 1000 of those heing aged 70+, and just over 800 of those
being aged 19 or under. At the time of the 2011 Census, the
median age of the Cobble Hill area population was 54.5 years
of age, as compared with the provincial median age of 47.2.
Approximately half of the seniors in Area C are currently living
in Arbuius Ridge, a gated, retirement (55+) community of 600

homes, situated on 148 acres of waterfront.

With new residential developments around the Village Core,
there are two schools to meet children’s educational needs:
Cobble Hill Elementary School (225 studenis from
kindergarten to Grade 5), and the Evergreen Independent
School (74 students from kindergarten to Grade 8), which
draws students from a wider catchment area than Cobble Hill.
Many of the families that live in the Cobbkle Hill Village area
have a family member who commutes to work in the Victoria
area, meaning that in some ways Cobble Hill is a bedroom

community.

The Cobble Hill area is blessed with a wide variety of parks. In
addition to those already mentioned to the west of the Village
boundary, there are walking trails throughout the Village, a
memorial park at the Cenotaph, and a wetland area that has
been designated as a natural area park with a trail through
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the south end of it that connecis the Village with the Twin
Cedars development.

The community of Cobble Hill has very sirong community
values: proteciion and enhancement of its rural character,
providing opporiuniiies for active and healthy living, and
maintaining a high degree of community involvement.

2.1 Rural Character and Atmosphere

The commercial core area of Cobble Hill is one of the most
significant concentrations of commercial historic resources on
Vancouver Island. |t corresponds with the earliest pioneer
settlement and reflects Cobble Hili’s early merchant activity,
giving Cobble Hill its unique heritage Tlavour — the distinctive
small scale lots and buildings symbolizing the architecture of
the 1800s.

The Cobble Hill building design guidelines include provisions
io ensure that proposed developments are io scale within the
community, and that buildings are respectiul of Cabble Hill's
heritage, while paying attention to energy consumpiion and

other factors related to long-term sustainability.

While Cobble Hill in the present day is a peaceful and quiet
little community, it was not always this way. The heritage of
the place is as a vibrant and bustling community, with lots of
people and animals, trains, forestry, and other dimensions of
a working rural economy. Today, many people associate rural
living with peace and quiet, as distinct from the constant
“white” noise of city life, traific, and sirens. The one exception
to Cobble Hill's peacefulness, mentioned several times, is pub
closing time, especially on Friday and Saturday nights. This
has implications for the proposed housing on the Cobhle Hill

Commen site.
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View of the pub from the Commons site.

Cobble Hill Market
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The vision for the Cobble Hill Village is that it will continue to
be “an agricultural community with a rural, heritage character

- slow, steady population growth is anticipated, helping to
. i ; ; | “The Cowichan Region
build an active, welcoming commercial core and an | S
. celebrates diversity and

abundance of public open space, making it one of the most Gl i the FieEe il

and healthy community

. N inCanada”=CVAD

|
desirable places to live on Vancouver Island.” Part of this |

mandate is to create an excellent parks and trails system that |
[

o ere Ve s . . Corporate Strategic Plan
facilitates active living for all ages in the Cobble Hill area.

Staying physically active is a key part of a healthy lifesiyle, as
is nuiritious food, and creating a supportive circle of people
who care. The question of providing meals as a strategy for
ensuring proper nutrition and reducing isolation for Cobble
Hill’'s seniors came up in a number of different ways:

o As part of the discussions around the proposed seniors
drop-in centre;

e As a consideration as to the type of kitchens that the
units in the proposed seniors housing should have;

e A reflection on how the demand for “Meals on Wheels”
has waned over time, guestioning whether the need
nas really gone away;

e Concerns regarding affordability, wishing tc avoid
creating a situation where people begin to live on “tea
and toast” because they cannot afford more, and
because in their isolation, they do not make an effort.

There is a sirong relationship between healthy eating and a
supportive social environment. An article in the Journal of
|

Gerontology concludes that “persons living alone aie more

meals alone and consumed a higher proportion of total
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calories away from home; a higher proportion of those living

i

alone skipped meals, including breakfast.

As the communiity of Cobble Hill contemplates the issues
associated with providing seniors with supportive housing and
services, it may be that the values of active and healthy living
suggest that certain programming and services be provided,
that are not being proposed at this time.

2.3 Community Involvement
Cobble Hl[l is a “can do” community, driven by volunteers.
There is a sitrong community spirit that encourages
community involvement. This expresses itself in various clubs
and organizations, .as well as membership in community
advisory committees and political engagement. The evolution
of the Coblhle Hill Age Friendly p‘irojec“t is a case study, with the
initiative starting with the CVRD acquiring the land, and the
Parks Commission conducting a community survey to get a
sense of the community’s desires. The South Cowichan OCP,
“and Cobble Hill Village Plan, adopted in 2011, adopted policy
for the Cobble Hill Common site, so the logical nexi step was
to engage seniors more fully (this project), and to come up
with a few immediately implemeniable ideas, as well as to
coniinue to “mull over” variations on the | '
original ideas for the site. Over time,
seniors’ organizations will be established
in the community, and programming will
be established on an as-needed basis,
making extensive use of volunieers to
carry out the work.

Final Report
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Volunteerism and community invelvement is a way o keep - .
: : 16
people connected to the community and to each other. It is -
also a way to engage and orient new residenis to the area.

R i .o

The Cobble Hill Fair operates by volunteers to promote the agricultural industry.
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The World Healih Organization (WHO) has articulated a
strategy for addressing the challenges presented by a global
aging of the population. This strategy, which has been tailored
for use in Canada, identifies eight dimensions of lite that need
to be addressed to creaie an age-friendly community:
Transportation, Housing, Social participation, Respect and
social inclusion, Civic participation and employment,
Communication and information, Community support and
health services, Outdoor spaces and buildings.

The people of Cobble Hill who pariicipated in this project
identified that the high median age of the Cobble Hill
population has already raised awareness about the needs of
seniors, and that there had been a considerable amount of
adaptation In the areas of respect and inclusion, civic
participation, and communications. Therefore, no fturther

discussion was needed on these aspects.

Project participanis also made it very clear that an age-
friendly rural community is very different from an age-iriendly
city. As examples, they cited the need tor trails and pathways,
rather than sidewalks. They are also reluctant to recommend
street lighting, because it interferes with aspects of rural

quality of life, such as the ability to see the sky at night.

This project tocused on improving supports for seniors who
live independently, addressing issues that make Cobble Hill an
unsafe place Tor seniors, and providing an independent living
alternative for seniors who are prepared to downsize and
move into the Village cenire. Key guiding principles were
identified.

ALY OES f LA IITHE
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Inter-generational interactions are highly desirable, and
that the project should find ways te maximize such
opportunities.

Site programming should incorporate a variety of
activities and community services, to ensure that
something is available for all ages and abilities and
interests.

On the Cobble Hill Common site, land uses must be
balanced beiween housing, community services, and
park.

An\) housing developed must be affordahble, sate and
accessible.

A seniors organization or commitiee should be
established to advocate on behalf of seniors in the

area, and help meet the challenges for community

improvements.

18
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The Cowichan Valley is at the leading edge of the grey wave;
the first baby boomers turned 65 in 2011. This demographic
fransition requires that governments, Dbusinesses, and
organizations be prepared to meet the needs. Foriunately,
many of the recommendations for creating an age-friendly
community result in a more friendly community for all ages.

3.2.1 Taking a regional approcch

The issue ot meeting seniors’ needs io age in place requires a
regional solution. This issue is too big Tor Cobble Hill to face
alone, both because of its multi-dimensionality and because
of the diversity within the population of seniors in the Cobble
Hill area. Small communities can only go so far,
independéntly, to meeting seniors’ needs. There is enough
community spirit and cohesion throughout the South
Cowichan that working together, the needs of South
Cowichan can be met, without requiring that seniors leave
their community, friends, and family.

The South Cowichan can be made more age-iriendly if
attention is paid to the following needs:

1. A continuous care facility;

2. Services which bridge needs, so that seniors can live
independently longer;

3. Diversity within the population requiring a diversity of
responses; and

4, Design solutions to assist seniors to live in their own
homes longer.

3.2.1.1 Continuous care facility
Seniors are generally able to live independently as long as
their health is good, their income remains adequate, and they

- continuous care facility.

The community
recommends that the
CVRD seek a solution
that addresses the
needs of South
Cowichean for a
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remain connecied to other people. Spouses are very
important social supports, but the larger community, through
churches, organizations, is also very important. Many seniors
need assistance only when they become ill, and can no longer
live independently. There are painful stories of couples being
separated because of illness, with one requiring a nursing
home, and the other with limited abilities to cope on their
own. One response to this challenge is a continuous care
facility, which combines independent living, assisted living,
and nursing home into one complex, so that spouses with
different needs can live in close proximity to each other.

The community recommends that the CVYRD seek a selution
that addresses the South Cowichan’s need for a continuous
care facility. Such a tacility would assist seniors to age in place
and not have to move so often, because their social and
health-related needs can be mei in one facility, or one

community."

3.2.1.2 Bridging services

There is also a need for bridging services, to address the gap
between independent living and assisted living. There are
many dimensions to this particular challenge. A Creativeﬂy
designed continuous care campus may provide opportunities
to provide a more seamless transition to receiving needed
supporis. More community supporis o seniors living
independently can also assist with keeping them in their
homes longer. The United Way is exploring ways to meet
these needs, with the Cowichan Valley as a pilot site
{beginning January 201.3).

Families that are caring for aging members at home also need
respite and adult day programs to maintain and support the
senior family member. Adult day programs are different from
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seniors cenires in that they can address a variety of health-
related issues as well as providing recreational and social
interaction opporiunities over the course of the day. In the
Cowichan Valley, VIHA offers a number of programs, but the
majority are offered in Duncan. According to Caraol Hunt, who
is responsible for the operations of the Voelunieer Driver
program, seniors from all over the South Cowichan are being
driven to Duncan, which is very labour and gas intensive. The
demand exists within the South Cowichan, so the program
should be offered there as well.

3.2.1.3 Meeting diverse needs

There is significant diversity within the population of seniors
within the Cowichan Valley. Not everybody shares a cultural
or linguistic heritage. Cowichan Tribes have recenily
addressed the culturally specific needs of their elders in an
assisted living project in Duncan. However, there are many
other cultural groups represented in the Valley. It will be
important for any regional approach to investigate the need

tor multi-cultural and multi-lingual housing support.

3.2.1.4 Design solutions

Sometimes seniors need to leave their homes because they
can neo longer cope with stairs, or the hocmes cannot
accommodate walkers or wheelchairs. There are two possible
design solutions to this challenge, which can be addressed by
the CVRD through OCP policy and/or zoning: greater use of
universal house design in new construction; and/or a

requirement tor visitable home design in new construction.

Universal house design racognizes that everyone who uses a
house is different and comes with different abilities that
change over time. Features include lever door handles that

everyone can use, enhanced lighting levels to make it as easy
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as possible to see, stairways that feature handrails that are
easy to grasp, and easy-to-use appliances. If designed and
built with these principles In mind, new housing will save
money over the long term in that these homes will require
less retrofitting. Universal design principles can also be used
in the development of community buildings and parks, to
male them more welcoming o all.

Another option is to require visitable home design in new
developmenis. By focusing on ensuring a basic level of
accessibility, visitable homes reduce isolation because homes
can be easily visited. They provide independent access tor
averyone, including people with limited mobility or those with
disahilities. Visitable home design focuses on three elements:

e level, no-step entrance (92 cm or 36 inches wide, low
slope, accessible route)
e Wider doors and hallways (81 cm or 32 inch min)

e Wheelchair accessible bathroom on the main floor.
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3.2.2 Reducing isolation I
One of the difficulties with aging is the transition from sturdy
independence to a greafer recognition of our inter-

dependence with others. Often this process is accompanied | | nefiness as we age is

by a greaier sense of our own mortality, due to the loss of | not based on whether

spouse, family members, or friends to illness.” Research | youaremarried, ina

shows that it is easier for aging individuals in rural || refationship orsingle,
but on whether or not
‘| you have created a

| support group around

communities to become isolated than for urban dwellers.”
The potential for isolation, and the need for remedies to

combat it, are consistent themes throughout the research. | yourself. - Dr. Vivian
_ ; 2 sl ; . . | Diller
Existing gathering places within the Village Core include: the |
| i
pub, the coffee shop, the dog park, and other green spaces. ., ,

The Post Office also provides the opportunity to have chance
encounters with neighbours and friends. However, there is a
gap in terms of an indoor place, such as a seniors’ centré,
where people can gather without having to spend money.

;‘ Existing Services to Suggestions for

 reduce isolation improvement Ky hkEe
Friendly phones, operated by Create a buddy system for seniors
Community Policing, where

volunieers make regularly scheduled

calls to isolated seniors who are

registered with them.

Friendly visitors program operated by  Provide a-place where seniors could

Volunteer Cowichan, which links use the internet, and have support

younger seniors with older seniors for ~ from others to do so, to facilitate

social purposes. connectivity with friends and family
through social media

Home care services, offered by VIHA Establish a seniors drop-in centre in

or private agencies Cobble Hill
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The idea of a seniors drop-in centre in Cobble Hill generated a
significant amount of interest and discussion. Community

members identitied that:

1. This is an idea that can be implemented right away;
2. Could be useful as a time for exploring what the
community wants and needs;

Could be a venue for gathering information about

188]

housing needs for Cabble Hill area seniors;
Provide the community with a clearer centre (or heart);

5. There are people in the community who are connected
to many of the seniors, who could coordinate the
initiative;

6. A possible first location could be the Farmers Institute
Hall or its Youth Hall:

7. Some tunding would be required to cover cosis of
supplies, and possibly an honorarium for the
coordinator. One option is to make an application for
funds from the Area C Grant-in-Aid budget;

8. IT the idea were launched with a seniors’ luncheon,
then a suitable day of the week and time could be
selected, together with a suggested list of activities to
be organized: cribbage, other card games, etc.
Alternatively a Friday morning drop-in coffee iime is
another way to start. Transportation to the hall might
need to be organized.

NOTE: The Farmers Institute has moved forward with the seniors
drop in cenire idea. At its regular meeting on Monday, September
24,2012, the membership voted to “provide the Youth Hall for three

hours, once per week for a year to serve as a Seniors Drop In Centre

at no charge.”
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3.2.3 Assisting with in-home care

Elderly people who need support generally want to stay in
their own home, a view that is gaining greater acceptance for
both economic and social reasons. Seniors are no longer seen
as- passive recipients of care; rather, they want control over
services and their living environments for as long as possible.

There are challenges, however, for people who choose to stay
in their own homes. They may no longer have the energy or
ahility to keep their homes as clean as they would like, to
manage their yards or ftake care of outdoor house
mainienance, or to cook for themselves. They may need
assistance with day-to-day tasks such as bathing or laundry.
Where these individuals have enough income, it is possible
for them to hire private assistance for these tasks. Many
times, aduli children, if they are located nearby, spend a
considerable amount of time with their aging parents,
assisting around the house, driving to appoiniments,
shopping, and so on.

Both governmental agencies and community-based
organizations are moving to provide more support for those
seniors for in-home assistance. VIHA’s Home Health Services
division offers in-home support ito help with things like
medications, bathing, and dressing for clients who are ill,
recovering from illness or surgery, have physical disabilities,
or are otherwise assessed as requiring personal assistance.
There are costs associated with Home Support services, based
on ability to pay.

The United Way of the Lower Mainland recently announced a
new initiative called the “Betier at Home” program. This
initiative has been underiaken to address the need for simple,
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non-medical home-support services that would allow seniors
to live in their own homes longer. The intent is to provide
seniors with services such as housekeeping, grocery shopping,
home visits, yvard work, home repair, snow removal, and
transportation to appointments. Cowichan is being
considered as a pilot site for this initiative. More infermation
should be available in early 2013.

It may be that through the proposed seniors drop-in cenire,
the community may be able to identify specific needs in
Cobble Hill that can be addressed through voluntary effort, or
through connection to the Cobhle Hill Common development
project.

- T2

f

roviding for multi-generational housing

One of the concerns that emerged in the community meeting
is that there may be barriers to supporting seniors due to
zoning regulations related to second dwellings or suites. An
analysis of the Area C zoning bylaw {See Appendix 2) indicates
that there are no barriers based on zoning. In most zones,
parcels of 0.4 hectares (ha) or more are permitied to have a
suite, while parcels of 2 ha or more are permitted to have a
second dwelling as well as a suite.

Zoning provisions are only a part of the overall story in
determining the ouicomes of any application to consiruct a
second residence or suite on a property in Area C. When
there are barriers to construciing a second dwelling unit, it
may be due to other factors. For example, if the parcel in
guestion is located in the Agricultural Land Reserve (ALR),
then those rules would apply, and permission for consiruction
of 2 second dwelling is required from the Agriculiural Land

Commission (ALC).

=
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Another potential barrier to construction of a second dwelling
unit can occur it a new septic system or well is required by the
environmental health regulations, which are administered by
the Vancouver Island Health Authority (VIHA).

Within the Cohble Hill Village area, it is anticipated that the
Village Core will soon be served by a sewer system, which will
permii more density (smaller lot sizes, multiple family
developments), should the community so desire. The sewer
system must be in place before the proposed seniors housing

on the Cobble Hill Common site can be constructed.

Other factors which may present barriers include: the need
for road connections {(MOTI), and Building Cade provisions.
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3.4 Providing alternative transportation options

One of the clearest concerns that emerged is the difficulties
encountered by seniors once they are no longer able or
willing to drive to meet their needs. Seniors need io be able
to shop, attend appointments, go to the library, and engage in
other activities beyaond their door on a regular basis. Such a
range of services is not viable for a small rural community,

and tend to be aggregaied into regional centres.

Participanis identified their preferred destination as the Mill
Bay Shepping cenire, because it has a library, doctors’ offices,
grocery shopping, drug siore, coffee shop, and other
attractions, although Valleyview is much closer. As a
destination, Valleyview is still developing, and cannot yet
meet the same range of needs as Mill Bay. Duncan was
perceived as being too far, too busy, too crowded, and had
parking issues.

Many people have their medical appointments in Victoria,
which is difficuli. Transit service is available, but on a
commuter schedule. Participants would like to have
alternative ways of travelling between Cobble Hill and
Victoria, but the bus service is not seen as viable. Should the
passenger rail service resume, depending on the schedule,
this may provide another option for the seniors ot Cobble Hill.
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3.4.1 Transit

At this time, there are two public transit options available:

1. Regular bus service (Route 12 travels between Mill Bay
Shopping Cenire and Valleyview Centre, with
connections into Duncan); and-

2. HandyDART, a cusiomized transporiation service for
people with disabilities that are sufficiently severe ihat
they cannot use conventional transit.

The community finds that the regular bus service is not
frequent enough, and that it is difficult or cumbersome to use
the service for underiaking errands. One participant said that
“It would take all day if you wanted to take the bus to do your
grocery shopping.” Another concern is that the bus does not
come into the village itself, but stops on Cobble Hill Road,
which is quite a distance from where the people of Cobble Hill
actually live. If somebody actually takes the bus, the
southbound Cobble Hill stop is on the west side of Cobble Hill
Road, and there is no safe pedestrian crossing there. This is a
concern for all ages. Participants suggested that:

e The frequency of regular buses serving Cohble Hill
should be increased

e The transit rouie should be adjusted to make a loop
through the Village

e Connectivity to Victoria should be improved

HandyDART service is available in Cobble Hill two days per
week. At this time, the service is almost Tully subscribed by
clienis with regular appointments. No complainis about
handyDART were expressed during the consultation process,
although there were concerns aboui the potential for service
condiiions to be modified so that handyDART service might
only be available in areas within 1 km of regular transit

29
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routes. Demand tor handyDART service is likely to increase

over time.

3.4.2 Volunteer Driver Programs
In 2011, the Cowichan Seniors Community

|

|
Foundation started a Volunteer Driver program that i
links seniors with drivers who can assist them to !
reach their appoinimenis or engagemenis. The ;
caichment area is a 20 km radius from downiown “
Duncan, and includes Cobble Hill and Arbutus Ridge.

There is a rigorous intake program for the volunieer

drivers, so that users of the sysiem can feel confident.
There is also a thorough registration process for users
of the system, so they know how to use the system to
book rides, and are clear on the terms of the service.

3.5 Connectivity within the Village
The Cobble Hill Parks Commission has, in addition to

developing parks in and around the Village, been
active in designing and developing pathways that
encourage oti-road pedesirian movement through the
Village. These pathways are designed to be user-friendly
tor people in wheelchairs, and those using scooters or
walkers. They are also useful for able-bedied pedesirians
and cyclisis of all ages.

As part of an overall approach to enhancing the
navigability of Cobble Hill’s trail system for future trail
development or trail upgrades, it is suggested that
consideration be given to ensuring that the trails are
wide enough to permit social usage, and that the
materials be consistent so that it is immediately clear to

Other transporiation options

BC Transit offers a Taxi Saver
Program, for registered
handyDART clients, to provide
them with travel cost supporis
when handyDART cannot
accommodate their travel needs.
The program provides a 50%
subsidy towards the cost of taxi
rides. Given the distances and
costs associated with taxi travel
on Vancouver Island, it may be
that this program is of limited
usefulness in a rural community
such as Cobble Hill, although very
helpful in the City of Duncan (for
example).
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the user that they are welcome to use that trail. {Signage -

is addressed elsewhere.)

The need for secure bike parking in the Village area was
identified. The lack of such facility may be a barrier to
hicycle use in the Village. This needs further study, as it
may he more of an issue for children and youth than for
seniors.

There are a few areas where the pedestrian walkways
within the village area are uneven, which could cause a
tripping hazard for seniors, or difficuliies for those
seniors using scooters or wheelchairs. These are
identified on the community improvemén"cs map.

There are a number of challenges, to be addressed in the
next seciion, that interfere with these efforts at
connectivity, particularly due to unsate intersections.
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4.1 Traffic and road safety
During the community discussions, a number of traffic-related
concerns in Cabble Hill Village emerged:

1. The speed of vehicular traffic entering Cobble Hill
Village along Fisher Road, combined with limited sight
lines, makes pedestrian crossings a challenge. Of
particular concern: the intersections of Fisher Road
with both Watson and Holland Avenues.

2. The speed of vehicular traffic along Cobble Hill Road,
through the Village area, makes pedestrian crossings a
challenge. This is of special concern due to the number
of parks on the west side of Cobble Hill Road, and the
presence of the southbound bus stop on the west side.
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intersection where Huichinson,
Cobble Hill,

together, combined with high speeds along Cobble Hill

Awlkward design

Empress, and Waison Roads come

Road, resulting in freguent accidents.

All roads in the Cobble Hill area are the responsibility of the
provincial Ministry of Transportation and Infrastructure
{MOTI}. Thus, any changes to speed limiis or road design
must be approved and implemented by MOTI. The identified
problems areas are all on roads which have been identified as
“major network roads” in the OCP.”

The South Cowichan OCP includes a policy to requesi that
MOTI “accommodate pedestrian and cycling requirements
into road design and maintenance programs, for new
development and as road improvements and upgrades take

}JVfi

A separaie policy encourages non-moteorized forms
viii

place.
of transporiation within communities.” Yet another policy
supports modified road standards and introducing traific

calming measures in Village areas.”

Based on the complaints received, together with observations
of trafiic flow, this report recommends that the CVYRD lobby
hard for a number of tratfic calming measures in the Cobble
Hill Village area based on a “compleie sireets” approach.
These measures might include:

e A roundabout at the Fisher/Watson intersection. The
key benefit of this initiative is that it would foree
westbound traffic to slow as it came over the hill,
improving visibility and opportunity for pedestrian
crossings.

A at the Cobble Hill/Hutchinson

® roundabout

Final Report
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A complete street is one
that takes into account

each mode of transport
and uses a variety of
policies, bylaws and
infrastructure to make a
street fully multi-modal.
A complete streets
approach to road design
means accounting for the
needs of all users,
including pedestrians,

| bicyclists, matorists, and

public transit users of all
ages and abilities, with
the goals of safe,
attractive, and
comfortable access and
travel for all. According
to Rebecca O'Brien, of
the Sustainable Alberta
Association, "If you
design a street fora 10--
year old child, a person in
a wheelchair or a senior
with a walker, you will
create streets that work

| foreveryone.

|
i
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intersection. The key benefit of this initiative is that it
would force all traffic to slow down at this complicated o
intersection, at the south end of the Village Core area.

o A crosswalk with pedestrian bump-ouis on both sides
of the Fisher/Holland intersection, which will have the
effect of narrowing the road, thereby reducing the
exposure of pedestrians to traffic. In ciiies these are
often designed as raised, curbed areas. However, this
approach could be adapted in the Cobble Hill Village
through the use of concreie planier pois io creaie
highly visible pedestrian waiting areas at the crosswalk.

e A crosswalk at the Fisher/Cobble Hill intersection, io
provide notice to drivers of the potential for
pedesirians to cross there. This crosswalk could have a
solar powered, pedestrian-operaied flashing light. It
would need to be accompanied by appropriate signage,
indicating the possibility of pedestrians on the road.

e Speed reductions along Fisher Road and Cobble Hill
Road, through the Village Core area (as designated by
the OCP) io 30 km/hr.

e Together with the local RCMP detachment, and
community policing, undertake a “share the road”
camypaign in the Cobble Hill Village area.

These traffic calming efforis could be supported by
community signage, so that drivers along the major network
roads are aware that they are entering into a residential area
with the possibility of other forms of road usage. “Welcome
to Cobble Hill” signage is necessary in both northbound and
southbound directions along Cobble Hill Road, to alert drivers
to the fact that they are eniering a residential area.
Comparable signage might also be appropriate along Fisher
Road and Hutchinson Road.



Cobble Hill Age-Friendly Community Project: Final Report

It is also suggested that Tfurther study of the intersection of
Hutchinson, Empress, Cobble Hill, and Waison Roads be
underiaken by traffic professionals, to determine the specific
hazards to be addressed there, and how thai intersection
might be improved. This could take place in the contexi of a
rezoning or other development application that proposes to

add maore traffic io this intersection.

In the interim, as measures are being negotiated and put into
place, a community-based sign campaign in the problem
areas might be undertaken, to suggest to drivers that they
“slow down for Cobble Hill.” A supportive message might be
that “we love our children, seniors, and dogs.”

¢ XK £2%

During the community discussions, a number of concerns
related to transit services in Cobble Hill Village emerged:

1. Transit service is not frequent enough;

2. It is too far to walk to the transii siops on Cobble Hill
Road;

3. It is too dangerous to cross Cobble Hill Road to catch
the bus, or to return home after a bus trip (if coming
from Valleyview).

Transit services are funded jointly by the CVRD and BC Transit.
BC Transit is responsible for operational aspects of service
provision. Improvements to Cobble Hill transit services,
therefore, can be reguested and lobbied for by the CVRD; BC
Transit needs to he convinced about the need to make the

changes.
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Specitic changes requesied by the cemmunity include:

e Increasing the frequency of the available bus service.

o Moeaditying the route slightly, so that the buses make a
loop through the Village Centre. This proposed change
would route buses into the Village along Fisher Reoad, then
right along Heigh Street, left on Watson Ave., left on
Fisher Road, back to Cobble Hill Read. This change would:

o Bring school children closer to their school,

o Improve proximity between the bus rouie and
where people live in Cobble Hill;

o Provide regular transit service very close to the
Cobhle Hill Common site, which would improve
transportation options for residents in the
proposed seniors housing.

e QOver time, expand the loop through the Village Cenire to
reduce the distance to the bus route for more people in
Cobble Hill. There are a couple of options:

o Building on the bus loop proposed above, extend
the rouie so that from the intersaction of Holland
Ave. & Fisher Road, the bus would turn right to
travel north on Helland Ave., left on Fairfield Rd,
and left again on Garland Ave. (by the post office)
to connect with Fisher Road to Cobble Hill Road.
This approach would require that Fairfield Road he
upgraded between Holland Ave. and Garland Ave.

o Developing a slightly different routing for the bus
through Cobble Hill Village, by having the bus enter
(from the north) or exit (from the south) on Gallier
Road, and travelling along Holland through the
Village, connecting with Fisher Road in the Village
Centire, and then connecting to Cobble Hill Road.

35
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There are many dimensions to creating and maintaining an
aciive community for seniors. In addition to the need for
nroviding opportunities for social interactions and physical
activity, it is also very important to provide places for people
o rest, or sit and visit when they meet people by chance.

The community walk-about indicated that there are
approximately 12 benches and one picnic table® in the
community to provide these desirable places to rest. In light
of the needs of an aging population, it is highly recommended
that more benches he placed along pedestrian corridors,
whether along irails or sidewalks, One participant highlighted
the use of benches in Cowichan Bay as an example to emulate
in Cohble Hill, with benches in front of the local businesses, so
that people could sit and people-watch or visit or rest. Along
natural areas trails, it would be possible to leave tree trunks
in place as natural materials to provide places o sit down.
Rocks of the right size, with a flat top, are also appropriate to
provide resting places in natural areas.

At the time of writing, it is our
understanding that the Cobble
Hill Parks Commission is already
addressing these considerations.

a7
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community is urged to consider better community signage.
Several participanis noted that the community was hard to
navigate, in terms of finding one’s way. Many of the trails are
unmarked. One recommendation is to improve the ability of
relative newcomers to the community io navigate the ftrail
system through signage. This would also benefit seniors with
occasional cognitive difficulties, who may become disoriented
in a familiar place. These signs should be clear and consistent,
siyled to reflect the Cobble Hill persanality, and give visual
cues to aid in identification of whers the pedestrian is at the
moment of looking at the sign, and where they would like to

There were many anecdotes about the need ic provide
housing alternatives tor Cobble Hill seniors. The quantitative
data is equally sohering.

The good news is that the majority of seniors live
independently, and are financially better off than was the
case 25 years ago. Transitions of seniors from private homes
to institutions tend to he few in number, and these are
strongly linked to certain health conditions, although
advanced age, lack of a spouse, and few sources of income

are also contributing factors.”

With "old age" now spanning a period of 20 years or more,
the characteristics and experiences of seniors are varied and
are hecoming even more so with the baby hoom generation
having begun turning 65 in 2011.

38
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Seniors as a population exhibit great diversity, so it is hard to
predict what they may need in terms of housing. The most
recent study of seniors’ housing iransitions™ concluded that
seniors are less likely to move than other groups in Canadian
society, although seniors who rent their homes are more
likely to move than those who own their homes. Seniors are
most likely to move because their health declines or they:

e desire to live in a smaller home,

e want to be close to family,

e want to move to a better neighbourhood, or

e need more access to recreation and leisure aciivities.

~ Of those seniors who move, 43% are downsizing, while 20%
are upsizing to a larger home. Seniors who are downsizing
tend to move from a house into an apariment or a smaller
house, likely motivated to reduce their workload and/or
reduce their financial burden. Seniors who are upsizing may
be doing so to accommodatie a live-in caregiver, or moving in
with extended family. Older seniors (85+) are more likely than
younger seniors to prefer apartmenis over houses. Many
seniors who downsize sell their homes in favour of renting.

I—— ==

39

74



5.1 Affordability
The financial dimensions of continuing to live independently
can be worrisome for seniors on a fixed income. To address
these concerns, a number of financial options are available to
assist seniors with staying in their homes longer. These
options, applicable to both homeowners and renters, are

addressed in Appendix 3.

While housing is the biggest concern, the increasing costs of
food, utilities, and transportation are also of cencern, as are
the costs of pariicipation in recreation or other programs.
These issues emerged during the community consuliation.
Most are ouiside of the CVRD’s ability to influence, with the
exception of recreation fees.

In the context of the Cobble Hill Common site development,
one of the principles is that the housing provided be
affordable to be of most use io those seniors with fewer
choices due io limited economic means. When pressed,
affordability was defined as a target rent amount of S600 per
month. In the coniext of a senior who had not worked outside
the home, and had no CPP income, that is about 50% of the
combined Old Age Security and Guaranieed Income
Supplement amounts. In a rental situation, the individual can
also apply for assistance from the provincial SAFER program,
which would allow for a rental subsidy of approximaiely $200
per month, bringing the total monthly income to just under
51,500, reducing to 40% the amount paid for rent. This is still
high in comparison with the generally accepied definition of
affordable housing as being only 30% of gross income. [t may
be that to accommodaie this need, any CVRD-initiated

15
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housing development might have to have a mix of market and

non-market uniis.

The CVRD has a number of avenues to support the uliimate
affordability of the proposed seniors housing units on the

Cobhle Hill Common site. These include:

e Providing land to the project;

e Partnéring with a non-profit organization that
specializes in the develcpment and management of
affordable housing. It would be hoped that the
partnering organization would also have experience
with seniors housing;

e Pursuing innovaiive financing and tenure mechanisms;

e Developinga combination of market and non-market
rental housing on-siie;

e Standardizing unit widths, to achieve construction cost
savings; and

e Building green to reduce long-term operating costs.

5.2 Cobble Hill Common Site Development

COver- the course of the public consultation, the related
questions of “Why develop seniors housing on the Cobble Hill
Common site? Why not somewhere else?” were raised
multiple times. In recent history, the site served as a highways
oublic works yard. It was acquired by the CVRD for back taxes
(total acquisition cost of approximately $200) a few years ago.
Significant effort has been expended to rehahilitate the site
through the application of organic matter and plantings.

There are a number of reasons why this site is, in many ways,

ideal for the proposed mixed uses of affordable independent
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living units for seniors, community services, and park. These

include, in no particular order:

1.

5.

The CVRD owns the land, and therefore is able to
contribuie it to an affordable seniors housing project
The site allows Cobble Hill seniors to stay in their
community
It is reasonably close to some amenities, and to
transportation facilities of various kinds
By building a multi-unit seniors housing facility on the
site, the community can achieve some of iis other
goals:
a. A community meeting space
b. Parkland that is designed to enhance inier-
generational interactions
c. Creating more vibrancy in the Cobble Hill core
village
d. Providing a variety of support services to
community residents
Cobble Hill is already generously endowed with parks of
various types, but has no facilities or dedicated housing
for seniors.

The original design for the Cobble Hill Common site

envisioned some residential, commercial, and programmed

park areas for the site. The project used this design as a

starting point for discussion about how the site could be

developed. A number of concerns emerged through the

process:

1.

That commercial (retail) space on the site may not be
appropriate or desirable, although professional offices,
particularly if used to provide services to Cobble Hill

Final Report
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seniors, and community spaces were definitely of
interest;

2. That conflict between the uses of ithe site be avoided.
Seniors housing can be seen as competing with park
space. One risk that was perceived is that the seniors
living in the housing might see the park as theirs,
making the community feel unwelcome. The other risk
is that the privacy of the seniors housing might not be
respecied by park users. The need to balance those
considerations, and provide for multi-generational
interactions was a high priority;

3. That potential demand for seniors housing may be
_higher than has been anticipated, so more uniis may be
required than originally envisioned.
6.0 Proposed Cobble Hill Common Site Program

Over the course of the community consultation, a level of
consensus staried io emerge as to how the site should he
developed. The site was identified as the “diamond in the
tiara of Cobble Hill.” It is central, in the very hearf of the
village, and needs care in its development. The various
elements of how that care would be demonstrated include
that it needs to:

e Become a new “home” for the people who live there,
no matter the form of the housing

o Provide affordable, accessible, and safe housing

e Help create or restore a vibrant centre to the Village

e Balance housing requirements and park — Create
linkages so that the community feels welcome in the
building, and so that seniors feel welcome in the park

e Conform to the CVRD Safety Lens in a design review
process, as well as to the principles of Crime Prevention

43
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through Environmental Design (CPTED), as indicated in

the Cabble Hill Village Plan

It was also very important to the community that the existing
mature vegetiation in the road right-of-way behind the site
and at various places around the site be protecied, together
with the new plantings.

One of the concerns that emerged is how to protect this
project for the people of Cobble Hill, and not permit it to be
fully occupied by peaple with no history or connection to the
community. As the projeci moves forward, a number of
tréa'i:_ive solutions are likely possible, including having the
people of Cobble Hill who are interested in living in the facility
sigin up to do so in advance of construction.

Developing a project such as this requires detailed attention
to a number of different aspecis. Each of these is treated in
turn. What follows is a listing of the community’s concerns
and input regarding how the project should be developed.

A N T man B2 T
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e 25-35 residential units
e Mix of unit sizes |
o Flexible housing, i.e. two studio uniis could be
combined io create a larger unit
o Mix ef unit types, including the potential Tor
studio, 1 BR, 1 BR + den, and 2 BR units
e Put in place certain design parameters, such as
standardized widths, for economies in the construction
process
e Use of smaller appliances (24”7 sioves)
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Balconies overlooking the park (south orientation) or
looking into the trees (north orientation)

Up to 3 storeys in height — use basement to expand if
needed (storage, laundry, eic.)

Triple-glazed windows and other forms of noise
insulation (pub, children’s playground, etc.), which also
assists with energy efficiency

Induction stoves (to reduce fire risk)

Accessible showers with bench seais

Lo PR e T
ncial ameniie

STl
» L

4]

24-hour call bell service

Shared alternative bathing facility {ex: walk-in hot tub)
Common party room/indoor activity room wiith full
kitchen, that has windows and greenery, possible
access to a balcony, potentially high ceilings, to provide
a refuge in the dull weather — this room could alsc
serve as the seniors centre, if desired

Commaon guest suite

Common laundry room(s) — one per floor

External secure storage space, located indoors

Elevator is essential it multi-storey — musi have
stretcher capahility

Indoor hallways to connect residenis to services,
depending on design elements

Scooter parking and eleciric charging stations,
preferably in the suite

Emergency exit concerns need to be addressed, in case
of fire

Space needs to be provided to ensure that if needed,
the facility could he transformed into an assisted living
facility, i.e. space for common dining room, nursing
stations, large laundry facility, and so on.
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Non-residential services to be included in the built up
poriions of the project include:

e 1-2 units of community services space

o Public washroom(s) for use by park users and other
members of the public

e QOffice administration

e Museum display space, through display cases in the
hallways or in the public rooms

e Storage for outdoor equipment, with outdoor access
(bocee, horseshoes, outdoor chess, croquet, etc.)

Concerns were expressed at later stages in the project that 1-
2 units of community services space (about 1,100 square
feet), which included residential amenities, might not be
adequate. Assuming that the final design uses a modular
approach, similar to the concept presented in this report, it
would be possible to convert the entire ground level to
community services and residential amenity spaces, while
maintaining a significant amount of housing on the upper
floors.

6.4 Park Developmeni: Ideas/Opiions
e Keep the space flexible, for use by Cobhle Hill Fair or
other community events
e Water splash park — can be turned off seasecnally or at
certain hours of the day
e Trail connections —
o signage, showing linkages to trails ofi-site
o meandering path across the site to a main
building enirance in the Northeastern part of the
site could reduce the need for stairs or steeply
sloped pathways
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o needs to connect to trails in other paris of the
village — use crosswalks to support safer road

crossings, to mainiain community connectivity

e Food forest — fruit trees

e Heritage wall

e Raised garden beds for both flowers and vegetables

e Quiside exercise equipment

e Horseshoe pitch

e landscaping and screening

o Screen off the pub {(fruit trees, once full grown,
will accomplish this to an extent — evergreen
vegetatibn may also be required)

o Ensure that there are private outdoor spaces (for
residents, in proximity to the units), as well as
public/shared outdoor spaces (Creekside
example)

e Trail development behind site

6.5 Access/Parking

e Underground parking, if possible

e Car share option, as an alternative to individual car
ownership ' -

e Public transit — reroute through Cobhble Hill Village, to
bring it closer to Evergreen School and to the seniors
housing project, along Fisher Rd

e Parking calculated at 0.5 spaces/unit or less, with at-
grade parking in a lot on the eastern side of the
property. (This prevents homeowners from looking at a
parking lot across the sirest.) Up to 50% of parking
would need to be handicapped parking widih — may
need parking variance

e loading area near the building’s parking lot entrance
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e One-way laneway to be used for pedesirian purposes
only (but wide enough for emergency response)
through lot, and through parking lot on the eastern side

o Oif-site visitor parking and parking for park users: angle
parking along Fisher Rd (part of traffic calming) or
Waison Rd

G

o Will be done in accordance with Building Code
requirements and best practices for seniors housing.
However, to be in keeping with the rural aitmosphere
and character of Cobble Hill, the intention is to use very
fow levels of lighting (solar powered) along laneway
and in parking lots, and at external deoorways — could
use motion detection

e Ground-oriented, full cut-off lighting, to aveid light
pollution
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e Move hydro line underground through the site

o Desire to work to environmental standards, bacause it
contributes to lower long-term operating costs, without
incurring the cost of certification:

o [ndividually conirolled heating within residential units

e Solar orientation

e Passive air circulation options (windows, doors)

o Need quality air flow systems
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e landscape treatment along the pedestrian laneway io
separate private and public areas of the site
e Use roof runoff to irrigate the site
o Need non-toxic roof materials ({i.e. permanent
meial roof)
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oA =

49

e 0QOverhanging roofs — or green roof — or some

combination

L]

Could have some residential amenity space on the roof,

including garden plots

s Fit into surrounding residential neighbourhood — don’t
be so large as io overshadow the irees or homes

o If a “stepped” design is selected, some units could have

at-grade patios, while upstairs units could have patios

on the roofs of lower units

s Wood construction — balanced with fire safety

For next steps in implementing the Cobble Hill Common site

plan, please see Appendix 4.
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The  Cobble Hill Age-Friendly Community Project
recommendations are discussed throughout the report, and
summarized here, These recommendations are accompanied

by suggested timeframes:

e Immediate actions are those which should happen
within three months of accepiance of the report by the
CVRD Board;

e Short-term actions are those which should happen
within one year;

e Medium-term actions are those which should happen
within three years; and

e Long-term actions are those which could happen in the
next five-ten vears, depending on how quickly the
preliminary stages begin.

These timeframes are recommended based in part on a logical
sequencing of activities, so that those that depend on some
immediate or shori-term actions would follow in the medium-

long term time frame.

As the various recommendations are implemented, it may be
that the ideas evelve or are refined, and other ways of

addressing the issues are found.
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' Recommended Actions
Immediate actions

Respohsil;le Party

Establish a seniors drop-in centre in Cabble
Hill

CVRD Area C Directar
Cobble Hill Age-Friendly Steering
Committee

7

Appoint a CVRD staff member to “champion’
and coordinate the Cohble Hill affordable
seniors housing project

CVRD Electoral Area Directors
CVRD Planning

Establish a Cobble Hill Commitiee on Seniors
Issues, which will:
» Advise the Area Director on ways o
improve seniors’ guality of lite in Area
C
o Link to the Cowichan Seniors Networlk
and others addressing seniors needs in
the region
» Advocate Tor seniors housing

CVRD Area C Director

Begin lobbying MOTI for studies related to
the proposed traffic and pedesirian safety
improvements:
e Share the report, with its
recommendations
o Ask for follow-up work by MOTI

CVRD Area C Director
CVRD Electoral Area Directors

Short to medium-term actions

South Cowichan Area Directors examine the
need for age-friendly improvements
throughout Areas A, B, and C. These needs
can include: '
e Flexible housing
e Parking standards for new seniors
oriented projects
e Facilitating the establishment of a
continuous care facility in the South
Cowichan
e Engaging seniors in more planning
processes to determine their needs

CVRD Area A, B, and C Directors
CVRD Board
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| Recommended Actions
Pedestrian way-tinding sighage at siart of
trails, and at trail intersections

Responsible Party

CVRD Area C Director

Cobble Hill Parks and Recreation
Commission

Start the planning to establish a walking path
along Fisher Rd from Cobble Hill Village to
the highway

CVRD Area C Director
Cobble Hill Parks and Recreation
Commission

Develop an action plan for full realization of
the Cobble Hill Common site potential
o Complete a seniors housing needs
assessment for Cobble Hill
o Approach BC Housing, CMHC, and
potentially VIHA to contribuie Tunding
and expertise to the project
o Further refine housing and land use
concepts

CVRD Stait Champion

CVRD Planning

CVRD Parks

CVRD Area C Director

Cobble Hill Age-Friendly Steering
Commitiee

Cobble Hill Parks and Recreation
Commission

Acquire Fairfield Road right-of-way from the
Province

CVRD Area C Director
CVRD Parks

Use the Zoning Bylaw to provide incentives
for the development of affordable seniors
housing (amenity coniributions)

CVRD Electoral Area Directors
CVRD Planning

Develop OCP and Cobble Hill Village Plan
policies related o accessible design so that
new housing in the Cobble Hill Village area is
easily adapted to the needs of residents
aging in place.

CVRD Planning Dept.

Medium — Long Term actions

Establish a walking path along Fisher Rd from
Cobble Hill Village to the highway

CVRD Area C Director
Cobble Hill Parks and Recreation
Commission

Improve bus service to and from Cobble Hill
Village

BC Transit

CVRD Transit Commitiee

CVRD Area C Direcior

Cobble Hill Age-Friendly Steering
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'Recommended Actions

ReSpOnsibIé Party
Commitiee

increase use of signage for traffic calming,
including:
o “Welcome to Cobble Hill” sighage:
o both directions aloeng Cobble Hill
Road
o Westbound along Fisher Road
o Westbound along Hutchinson
Road
o “Children at play” sighage (same
locations)

CVRD Area C Director

Cobble Hill Age-Friendly Steering
Commitiee

Cobble Hill Parks and Recreation
Commission

Ongoing

Engage seniors in planning processes to
meet seniors needs, by using clear language
in communications

CVRD Board
CVRD Planning Dept.

Put more benches in the Village and along
the trails

CVRD Area C Director

Cobble Hiil Age-Friendly Steering
Committee

Cobble Hill Parks & Recreation
Cammission

Undertake ongoing communications about
the project, engaging different parts of the
community

CVRD Area C Director
CVRD Planning

Continue the good work of the Parks
Commission

Cobble Hill Parks and Recreation
Commission
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Seurce: BC Housing, Housing Listings for Zone 8 (South Vancouver Island) --
http://www.bchousing.org/resources/Housing Listings/zone8 senior.pdf

Apply through Housing Registiy:

Crofton:

Osborne Bay Terrace (6-1BR units, wheelchair accessible,
residency requirement, operated by a non-profit society)

Duncan:

Duncan Manor (39 Bachelor suites, 33 1BR suites, 1 2BR suite,
additional charges apply, residency requirement, smoke-free
property, operated by a non-profit society)

Duncan Manor {Hostel) (50 1BR suites — same as Duncan
Manor)

Apply Directly to Facility:

Chemainus:

Harbour View House (12 Bachelor suites, 18 1BR suites, 1 2BR
suite, additional charges apply, residency requirement,
operated by a non-profit society, housing provider has other
developments)

Harbour View Maneor (17 1BR suites — same as Harbour View
House)

Normandie Apartments (5 Bachelor suites, 9 1BR units,
people with disabilities accepted, residency requirement,
wheelchair accessible units)

57
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Buncan:
58

Duncan Kiwanis Village, 4 buildings/phases

e #1 -8 18R suites, people with disahilities accepted,
market units available, other devalopments, residency
requirement

e #2— 15 Bachelor suiies, 15 1BR units, other
developments, residency reguirement

s #2128 1BR uniis, other develonpments, residency
requirementi, wheelchalr accessible uniis

Lake Cowichan:

Fvergreen Place, operated by King Gorge Seniors Affordable
Housing (4 Bachelor, 21 18R, 6 2BR, additional charges apply,
ceople with disabilities accapied, market units available,
residency reguirement)

Clson Manor, operated by Cowichan Lake Seniors Citizens
Housing Socieiy {16 18R, addiiional charges, people with
disabilities accepted, residency requirements, wheelchair

accassible uniis)



-~y
[

N sl e

Cobble Hill Age-Friendly Community Project: Final Report

o B 2 |
Bl

1S LECS 1L LALE LGULIIME TRRIE LA 8081038 HEILE

@

Policies in Section 6 of the OCP relate to energy
efficiency , GHG emissions reduction, growt
management , provision of sewers, and other types of
land use and transportation policies

Policy 8.1 cutlines the community amenity contribution
policy. Community amenitias inciude seniors centres
Policy 8.3(g) commits the Regional Board to assist in the
provision of affordable housing by “designating land for
attordable and seniors housing within specified areas”
Policy 8.4 indicates that all proposed multi-family
residential development will be subject to the Cobble
Hill Village Development Permit Area provisions

Policy 8.5 promotes safety and security in public places
by integrating design principles that maximize safety
and accessibility for children, youth, seniors and
disabled people

Policy 8.8 indicates the need to provide safe rouies to
and from schools and commercial areas for a diverse
population including seniors and disabled persons
Policy 9.2 recognizes the many heritage assets of
Cobble Hill Village

Policies 10.3 and 10.4 encourage development within
the Cobble Hill Village Containment Boundaries, while
stressing that land outside of these boundaries will
remain predominantly rural in character

Policy 15.1.6 encouraged additional future General
Commercial development within the Cobble Hill Village
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Containment Boundaries to encourage complete,
healthy village areas where residential areas are located
close to commercial uses

Policy 21.3 addresses the need for CVRD-owned and
operated community liquid waste ftreaiment and

disposal systems

e Section 2 “Community Priorities and Guiding Principles”

part (¢) related fo residential development indicaies an
emphasis on providing housing opportunities for
seniors through assisted care developmenis and
multiple family housing. Part (e} of this same section
indicates that “The Highway works yard at the junction
of Fisher and Holland Roads has been purchased by the
CVRD and will be developed into a community facility
such as a seniors’ centre or affordable housing, or
village parkland, in accordance with the wishes of the
community.”

Policy 8.4 (as quoted in full in this report) indicates that
the Cobble Hill Common site is designated as Village
Institutional to allow for a range of institutional uses
including a village green iype park, a community service
or recreation centre, and an affordable housing project.

60
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Zone | Zorne Name Numiber of Mumber of Secandary or
Code Dwellings Dwellings if parcel simall suite
is 2 ha (5 acres) or | permitied (Parcel
more In size =0.4 hat}
A-1 Primary Agricultural 1 2 Secondary only
(usually also under the
jurisdiction of the ALC)
A-2 Secondary Agriculiural 1 2 Yes
A-4 Agriculiural Recreation i 2 Secondaiy only
Bl Primary Foresiry 1 1 Yes
R-1 Rural Residential 1 2 Yes
R-2 Suburhan Resideniial 1 2 Yes
R-3 Urban Residential L 1 Yes
R-5 Comprehensive Urhan i} L No
Residential
R-6 Urban Residential - 1 1 Yes

Mobile Home

Note that a new Zoning Bylaw for the South Cowichan (Areas

A, B, and C) was in development at the time of this study. The

new bylaw may have different provisions.

s

o¥re
CVe

lopment Approva

Intorination Byl

o

Provides the opportunity for the CVRD to require certain

types of information necessary for development approval:

&)

@

-]

Transportation

Sewer, water, and drainage infrastructure

Environmental impact assessment, including:

o Watercourses

o Fish habitat
o Forest

o Erosion

o Revegetation

Community services, public facilities, and parks

Heritage resources or archaeology
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o Agriculture and forestry impacis
o Local employment opportunities

e Energy conservation and reduction of greenhouse
gases.

Not every type of information would be reguired for every
project.

62
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The guestion of staying or moving from one’s home due io
age orillness is a complex and multi-dimensional one. The
decision is based, in part, on the economic situation of the
individual or couple. This section outlines some options that
may help people to seek the right kind of information for their
needs.

Staying in own home
For homeowners, the BC government offers the Property Tax
Deferment Program, a low interest loan program that allows
seniors to defer all, or part of, their current annual property
taxes on their principal residence.™ In cases where the senior
homeowners are not carrying a mortgage, this reduces a
significant element in housing costs, leaving only utility costs

to be covered.

Reverse mortgagesm’, also known as home equiity conversion
mortgages, enable seniors who own their homes to tap into
their home eguity. These homeowners can generally access
hetween 20 and 30% of the equity in their homes while
continuing to live there. The money can be used tor day-to-
day expenses, home repairs, in-house care, or any other
needs. In most programs, the loan and accumulaied interest
is not repaid until the house is sold or the homeowners die.
This type of financial arrangement can be importani for
providing seniors the opportunity to continue to live in their
own homes by accessing the equity of their homes, when
they otherwise might have to sell and move.

For renters, the Shelter Aid for Elderly Renters (SAFER)
program provides housing subsidies to people with the least
income.” The program reimburses part of the difference
between 30% of the individual’s total income and his or her
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rent, up to the maximum rent levels identified by the -
64

program. Regardless of actual amount of rent paid, SAFER
subsidies are calculated only on rental amounts up io the
specitied maximum rent levels, which on Vancouver Island, is
S610/month.

Moving into seniors housing

In 2011, CMHC released a Seniors’ Housing Market Survey:
British Columbio, which looks at independent living and
complex care facilities in the province. In 2011, ithe average
vacancy rate for independent living suites sicod at 11.5%,
attributed to an increase in the supply of seniors housing
options. In general on Vancouver lIsland, vacancy rates for
independent living units are higher than the provincial
average; in contrast, Duncan/Cowichan reported an average
vacancy rate of 6.1%. This may be hecause more new units
have been built in other paris of Vancouver Island, and were

not yet filled at the time of the survey.

From an affordability perspeciive, aonly 9.7% of independent
living spaces are available in the rental range of less than
$1,900/month, an amount that can be seen as unatiainable
for those seniors trying to live on governmeni income
supplemenis. The majority of units cosi 52,400+ per month.
In most cases, the rental charges include up to 3 meals per
day (it varies by facility), and may include other services such
as on-site medical services (33%) or onsite registered nurse
(22%). In 89% of cases on Yancouver Island, a 24-hour call bell
service is provided. The most common amenities available in

these facilities include internet access, exercise facilities, and

! For Central Vancouver Island, the percentage of units in the range of $2400-2899/month was
36.3%, while those costing 52,900+ made up 35.1% of the total. (Source: CMHC Seniors Housing
Report, 2011, Table 2.3)
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transportation services, although some also offer hot tubs,
movie theatres, or on-site pharmacies.

In 2008, the Duncan/Cowichan area had 175 independent
living suites, with average renis of $2,871/month.? These
suites housed approximatiely 3.8% of the local population
aged 75+. CMHC anticipated that by 2012 there would be
demand for an additional 194 independent living suites for
this area, but it unclear from their 2011 report how many, it
any, have been built.

According to the same report, the region also had 24 non-
profit and 16 for-profit assisted living units, as well as 269
non-profit and 91 for-profit beds in complex care centres.
CMHC forecast demand for 399 more complex care beds by
2012, but it is unclear whether these have been built.

Purchased Housing®

There are various ienure options for independent living
available, including: strata title ownership, life lease
arrangements, equity co-operatives, and co-housing.

The most prominent example of strata living in the Cobble
Hill area is the Arbuius Ridge 50 Plus Lifesiyle Community,
comprised of more than 600 homes on 148 acres. This
development was established in the early 1990’s.

The life-lease madei is a way of developing housing without
government financing. It can be particularly appealing to

* CMHC Seniors Housing Report 2008
? Source: Seniors Services Society website, at

http://seniorsservicessociety.ca/htofh.htm
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organizations wishing to sponsor seniars' housing but without
resources of their own. It mainly requires a dedicated sponsor
and a group of seniors who can coniribute sufficient equity.
Having a private development cempany build on a turnkey
pasis also helps when they are able to raise the necessary

canstruction financing.

The approach takes time and efrort to implement. It depends
upon the pre-sale of a significant percentage of the units in
order to raise upiront capital and minimize ongoing cperating
cost, but without the benefits (and cosis) of model suites and
promotional - carhpaigns, This is normally done by the
volunieers working long hours. The credibility of the sponsor
within the community is also an important part of this

Drocess.

It is possible to place conditions in the lite-lease agreements

to protect the long-term affordability of units.

Equity co-operatives combine varicus aspecis of co-operative
and individual ownership. The term covers a variety of
options, but generally they include these main characteristics:

s The members provide development capital.

« They share ownership of the project.

s They usually manage the project themselves.

s They control who can join the co-operative.

= They operate on non-profit |:;1ri'nc:iples.4

In a West Vancouver example (Ambleview Place), the local
government, which had acquired the site for seniors housing,
l[eased it to a private developer for 60 years at 60% of the

* Source: http://www.cmhe-schl.oc.ca/en/inpr/afhoce/tore/athaid/fite/edco/eqco 001.cfin

|
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market value. This faveurable land lease, along with the
equity from co-op members, enabled the developer to
provide one- and two-bedroom units at 73% to 83% ot market
value for comparable units in the area. According to the terms
of the site lease, this affordability must be maintained and
passed on to any new members. The municipality will also
acquire the building at the end of the lease, using a sinking
fund that has been established by the co-op for this purpose.”

Seniors non-profit or subsidized housing is affordable rental
housing for individuals over 55 with low incomes. Rent is
subsidized by the government or another source, and Is
normally set at 30% of income. Generally (though not always)
there are no services provided and the apariment uniis are
small bachelor suites. Generally, there are long waitlists for
subsidized housing. These can be owned by BC Housing, or by

non-profit societies.

Co-op housing is open to all, not only older adults, and varies
in cost. As part of joining a housing co-0p, a prospective
member must buy a share in the co-op. There may be some
subsidies available in Co-ops, however they are joinily owned
and thus you must pay a refundable share purchase when
entering co-op housing. You must also contribute a certain
amount of time to the running of the co-op.

* Source: hitp://www.cmhe-schl.oc.ca/en/inpr/afhoce/tore/athoid/fite/egeo/eqeo 006.cfin
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Housing with Supports

Supportive housing is housing for older adulis only. Generally
this type of housing includes at least one meal a day,
emergency response system, housekeeping and social and
recreational opporiunities. This housing option is usually
private (not subsidized), though there are a very few
subsidized supportive housing units available through BC

Housing's Seniors Supported Housing (SSH) program.

Assisted living is housing Tor older adults only. it includes the
services listed above for Supportive Housing with additional
assistance with personal activities such as bathing or taking
medications. Assisted Living is available with or without
subsidies. Public assisied living facilities are operated by the
local health authority (for example Vancouver Island Health
Authority), require a health assessment for admittance, and
generally cost 70% of income. There are generally waitlists for
public Assisted Living facilities. For more information on

Assisted Living contact the Assisted Living Registrar.

Residential Care provides care and supervision for individuals
who can no longer manage in their own homes. Residential
Care is available with or without subsidies. Haospices provide
palliative care for people nearing the end of their lite. For

more information visit the Ministry of Health website.
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In any housing development project, there are a series of
steps that must be completed before the project can aciually
be constructed:

=

Concept development
2. Feasibility studies, and
3. Pre-development.

Once the project has been conceived, proven feasible, and
has been designed to the level of being ready for
construciion, then construction documents can be put out to
tender, and the project can be built. Each of these stages of a
project’s development will be addressed in turn.

i — . T y
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The Cobble Hill Age-Friendly Community Project was tasked
with building upon the original community concepti, as
created by the Parks Commission, to take the concept to a
new level of detail, with broader community input. The
concepts that were developed as part of this project do not
enjoy full community support at this point. There remains
tension around the relationship between park uses and
seniors housing uses, and some concern that the concept
does not incorporate enough community services space.
There were also concerns as to whether or not 30 units was
the correct design standard. For these reasons, the
consultants recommend that the CVRD undertake additional
study to resolve these questions, in suppori of finding a
concept that addresses the communiiy’s concerns and that
enjoys a high degree of community support.

Specific next steps might include:
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e Applying for planning funding, perhaps from the CMHC,
to assist with some of the questions specitically related
to the housing portion of the project;

e Preparing a seniors housing needs assessment, based

n the BC Housing template, proving both need and
dernand for such a facility;

o Seeking further discussion and additional input on the
current concept plan through ongeing engagement by
the Area Director;

e Seeking project partners with the tollowing areas ot

expertise: housing development’, housing
management, service delivery for seniors, and project
development funding.

Potential pariners for project funding might include BC
Housing’s Community Partnership Initiatives, and CMHC with
a variety of potential programs to support the financing of the
attordable seniors housing component of the Cobble Hill

Common siie development.

Potential partners in the area of service delivery might include
VIHA (Home and Community Care), Cowichan Seniors
Community Foundation, Cowichan Seniors MNetwork, and

others.

Once a concept Tor the site enjoys a high level of community
support, io the exient that the CVRD decides to move forward
with it, the feasibility study process can begin. There are a

number of aspects of the feasibility phase:

e Creating a project development plan;

roject: Final Report
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€ The CVRD may wish to partner with a developer with expertise in construction of affordable housing, as well as
certification for environmenially sensitive development (LEED, Green Up, Smart Growth, Living Building Challenge,

or Built Green).
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e Testing the financial feasibility of the project
(consiruction and operations) — the purpose of this
study is to provide a foundation for raising the
appropriaie level of funding. It can include the
preparaiion of:

o A preliminary capital budget;

o A preliminary operating budget;

o A viable cash flow plan for the development
phase;

® Pianningﬂ)re:ommunityengagemeht;and

e Writing a business plan for the project.

Pre-Development

The pre-development phase of the project is when details of
the proposed development are reviewed and subjeci to
different types of approvals from funders, financial
institutions, planners, neighbours, elected representatives,

building officials, and so on.

Success in this phase will depend on the viability of the
project, both physically and financially, as well as the ability
and-willingness to modity the project in response to identified
requirements. The sironger the development team that
nrepares the project for this phase, the more compleie the
proposal and maore likely to successtully weather the various
challenges.

Constructior

Once the project receives all of the necessary approvals,
construction documents can be put out to tender, and
construciion coniracts awarded. Once built, a completed
project cannot be lived in until it received an occupancy
certificate, which guarantees that all systems are “go” and
that tenants can move in.
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It is possible to market the housing units during the

: . e . a : s
construction phase, so that tenanis are ready to move in as -
soon as the occupancy certificate is issued. All management

systems must also be in place at that time.
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d

‘Seuth Cowichan OCP, Appendix C, Cobhle Hill Village Plan, Policy 8.4,

" Maradee A. Davis, Suzanne P. Murphy and John M. Neuhaus, “Living
Arrangements and Eating Behaviors of Older Adults in the United States” J
Geroniof (1988) 43 (3): 596- 598
(http://geronj.oxfordjournals.org/content/43/3/596.short)

" Some communities have developed continuous care facilities in such a way that
ihe independent living components are in proximity to the assisted living tacility,
but not on the same property.

™ Dr. Vivian Diller, “Aging: A Universal but Personal Experience.”
(hitp://www.psychologytoday.com/blog/face-it/201202/aging-universal-
personal-experience)

Y Ibid

' Sguth Cowichan OCP, Seciion 19

I South Cowichan OCP, Policy 6.10 (f). This policy is specifically in the context of
reducing GHG emissions. The incorporation of pedestrian and cycling
requirements into road design, however, is also beneficial for satety reasons.

Il south Cowichan OCP, policy 19.14

* South Cowichan OCP, policy 19.17

* Currently benches are found at: Bus stops (2), Cenotaph (4), Quarry Park (2),

Farmers Institute grounds {4), Dog park (picnic table)

¥ 1in (2005) “The Housing Transitions of Seniors,” in Canadian Social Trends,
published by Statistics Canada.

“ 1bid.

4 Source:

- http://www.sbr.gov.bc.ca/individuals/property taxes/property tax deferment/a
bout.htm

W Source: hitp://www.cmhe-
schl.gc.ca/en/inpr/afhoce/tore/afhoid/fite/remo/index.cfm

™ Source: http://www.bchousing.org/Initiatives/Providing/SAFER
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CVRD !
STAFF REPORT
ELECTORAL AREA SERVICES COMMITTEE MEETING
OF NOVEMBER 8, 2012
DATE: January 8, 2013 FILE No: 4-E-12 DVP
FroOM: Alison Garneti, Planner 1 ByLAaw NoO: 1840

SUBJECT: Development Variance Permit Application No. 4-E-12 DVP
(Stephen and Cara Hunt)

Recommendation/Action:

That Application No. 4-E-12DVP by Stephen and Cara Hunt to vary Section 5.23 of Zoning
Bylaw No. 1840, by increasing the maximum permiited length of a small suite mobile heme,
from 13 metres to 20.1 metres on Parcel G (DD441511) of Section 8, Range 1, Cowichan

District, be approved.

Relation to the Corporate Sirategic Plan: N/A

Financial impact: (Reviewed by Finance Division: N/A)

Background:

Location of Subject Property:

i egal Description:

Date Application Received:

Owner and Applicant:

Size of Lot;

Existing Zoning:
Minimum Lot Size A-1 Zone:

Existing Plan Designation:
Existing Use of Property:

4661 Bench Road

Parcel G (DD44I5i1) of Section 6, Range 1, Cowichan
District (PID 009-534-687)

October 30", 2012
Stephen and Cara Hunt
4.7 hectares (11.6 acres)

A-1 (Primary Agriculture)
12 ha

Agriculture
Residential and Agriculiural
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BeA'E 6,357

Use of Surrounding Properiies: - Residential/Agricultural
Road Access: Bench and Phipps Road
Water: Cn site

Sewage Disposal: On site

Agricultural Land Reserve Status: In
-Environmentally Sensitive Areas:  None have been identified
Archaeological Site: None have been identified

The Proposal: _
The subject property is a 4.7 hectare, A-1 zoned parcel of land in the Agricultural Land Reserve.

There is one single family dwelling on the property. The applicants are applying to place a
mobile home under the small suite provisions of Electoral Area E Zoning Bylaw No. 1840.

The subject parcel can be described as level, cleared of {rees, and consisting primarily of -

fenced agricultural fields. There are numerous small agricultural buildings clustered near the
existing single family home at the southwest corner of the lot. Surrounding parcels include
active farms, including a farm that operates a Community Supported Agricuiture {CSA) program,
dairy farms, and residential/hobby farms. The applicants are increasing the farming activity on
the parcel, with a focus primarily on berry production. A farm plan has not been submitted, but a
site visit by staff showed recent and expanding farming activity on the property.
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A small suite is permitted in the A-1 zone, although it is subject to certain criteria including size
limiis, parking requirements, servicing requirements, etc. The proposed mobile home meets all
the criteria outlined in the bylaw, except Section 5.23 of Bylaw 1840, which establishes a
maximum permitted tength of 13 metres (43 fi.) for a mobile, manufactured or modular home.
The applicant is requesting that this maximum length be increased to 20.1 metres (66 ft.). Staff
note that the proposed mobile home will be 85 m? (924 ft%), which complies with the maximum
floor limit of 90 square metres (969 ft?). The proposed home will be built to Z240 manufactured
home standard, which requires no fixed foundation.

As the subject property is located in the Agricultural Land Reserve (ALR), compliance with the
ALR Act must also be confirmed. The ALR Use, Subdivision and Procedure regulation permits
two types of secondary residential uses in addition to a single family home. Per parcel, the ALC
allows the following residential types o be approved directly by a local government, without
requiring a Non-Farm Use application:’

1) One secondary suite within a single family dwelling, and

2} One manufactured home, up to 9 metres in width, for use by a member of the cwner’s

immediate family.

The proposed residence in this application complies with the criteria of a manufactured home up
to nine metres in width. It is intended fo be the residence of the co-owner of the property, Anita
Lorraine, who is also the applicant's mother/mother-in-law. The attached email from ALC
Planner Liz Sutton confirms that this proposal does not require an application for Non-Farm Use
to the ALC.

Relevant Agriculiural policies from Electoral Area E Official Community Plan (OCP) include the
following:

4.1.18 Home occupation, smalf suite, group home and public park uses may be permitted in any
agricuitural land use category, however, if the land is in the Agricultural Land Reserve, all uses
must comply with the Land Commission Act

4.1.7:

One additional dwelling other than the main farm residence may be permiffed on an agricuftural
parcel provided it may be proven to the satisfaction of the Regional District to be necessary fo
the farm operation. Such uses must also receive the approval of the BC Agricuffural Land
Commission.

These OCP policies differentiate between a small suite and an additional dwelling of unlimited
size, and suggest that a small suite is a permitted use under zoning while an additional dwelling
is permitted only subject to an evaluation by the CVRD of the farm use of the property. If this
application proposed a ftraditionally builf small suite, a Non-Farm Use Application would be
required. However, as the ALC exempts this type of unit from such an application, it can be
processed directly as a building permit. The proposal is appearing before the EASC to consider
the request o increase the length of the mohile.

The subject property is located in the Agricultural Protection Development Permit Area, in
accordance with OCP Bylaw No. 1490. Approval of this development permit is delegated to the

General Manager of Planning and Development. From staff's perspective, this application... .

complies with Agriculiural Protection development permit guidelines, as the location of the
proposed home requires minimal driveway intrusion, is in proximity to property lines as opposed
to being sited in the cenire of an agricultural field, and is clustered near the existing buildings.
The attached draft permit reflects the recommendation to the General Manager to approve this
apptication in terms of compliance with relevant development permit guidelines.
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Surrounding Property Owner Motification and Response:

A total of 9 letters were mailed out or hand delivered to adjacent properiy owners, pursuant to
CVRD Development Application Procedures and Fee Bylaw No. 3275, which described the
purpose of this application and requested comments on this variance within a specified time
frame. One response in support of the application has been received. The second letter
expresses concern with the location of the proposed modutar home in relation to the eastern
property line (which is shared with the letter writer), The objection letter does not address the
variance aspect of the application. Howesver, the siting may be adjusted further away from the
eastern property line, o accommodate the neighbours concern while continuing to comply with
the Agriculiural Protection guidelines.

Recommendation:

The proposed residence complies with the Area E Zoning Bylaw permitted uses in the A-1 zone,
and is exempt from a referral to the ALC. The Development Variance Permit request is quite
minor, particularly as the subject mobile home complies with the floor size limit of the small suite
regulations. We recommend Option 1 presented below, to approve the development variance
permit application.

Options:
1. To approve the application by Stephen and Cara Hunt, {o vary Section 5.23 of Zoning
Bylaw No. 1840, by increasing the maximum pemitied length of a small suite mebile
home, from 13 metres to 20.1 metres on Parcel G (DD44I151) of Section 6, Range 1,
Cowichan District (PID 002-534-687).

2. To deny the application by Stephen and Cara Hunt, to vary Section 5.23 of Zoning Bylaw
No. 1840, which requests to increase the maximum permitted length of a small suite
mobile home, from 13 meires to 20.1 metres on Parcel G {DD441511) of Section &,
Range 1, Cowichan District (PID 009-534-687).

Submitted by,

Reviewed by~
/% Dwanagen- _
- //% - )
S
Alison Garnatt, Approved by:

Planner 1 ;
Development Services Division o
Planning & Development Department

P -~
General Mar ager”

AL /‘/ K

AG/ca
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CVRD
COWICHAN YALLEY REGIONAL DISTRICT

DEVELOPMENT PERMIT WITH VARIANCE

FILE NO: A-E-12 DYP
DATE: January 7, 2813

REGISTERED PRCOPERTY OWNER(S):

Stephen Hunt & Cara Hunt

45619 Bench Road Duncan BC V8L 6L7

l.orraine Hunt

4336 York Road Campbell River BC V8H 184"

This Development Permit wzth—;‘ - ance is ESSUE subject to compliance with all of
the bylaws of the Regional Dnsft_rnct applmabﬂe ther to, except as specifically varied
or supplemented by thns Permit.:;

This Deveﬁopmen@ _ar!ance Pea‘mnﬁappﬂneg ﬁoz'and onﬂy to those lands within the
Regional Dlsmc escnbecﬂ be!ow T

Parcel G (DDM'&S‘H) of Sectmn 8, Range 1, C@wachan District (PID 003-534-687)

Zoning Bylaw No. 1840 ap i_lqcabge to Sectaon -23{g), is varied as follows: Increase
the maxzmum permnﬁecﬂ ﬂength of a smaiﬂ ss.me mobile home, from 13 metres to 20.1
meires T S :

And fur‘ther authomzatson is- herehy given for the placement of a mobile home
ressden_ég, in the Eocatmn as shown on the site plan atfached to this permit, in
accordance with the Agncuﬂturaﬂ Protection Development Permit Guidelines of
Official Commu_n.!ty Plan Bylaw No. 1480.

The following p!éns__;-_énd specifications are attached to and form a part of this
permit.

o Schedule A - Site Plan of subject property

The land described herein shall be developed in substantial compliance with the
terms and conditions and provisions of this Permit and any plans and
specifications attached to this Permit shall form a part thereof.

This Permit is pot a Building Permit. No certificate of final completion shall be
issued until all items of this Development Permit with Variance have been complied
with to the satisfaction of the Development Services Department.

AUTHORIZING RESOLUTION NO. [ffrom Board Minutes] PASSED BY THE BOARD
OF THE COWICHAN VALLEY REGIONAL DISTRICT THE fday] DAY OF [month] 2008.
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Tom Andersen, MCHP, General Manager
Planring and Development Department

NOTE: Subject to the terms of this Permit, if the holder of this Permit does not
substantiaily start any construction within 2 vears of lts issuance, this Permit

will lapse.

I HEREBY CERTIFY that I have read the ferms and conditions of the Development Permit
contained herein. [ understand and agree that the Cowichan Valley Regional District has
made no representations, covenants, warranties, guarantees, promises or agreements
{verbal or otherwise) with fname on fitle] other than th contzained in this Permit.

OwnerfAgent {signature) Wiiness {si’g%}fjifature)

Print Name

Priﬁt Name

Date
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This map is complled from
various sources for internal
use and is designed for
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The Cowichan Valley
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4661 Bench Rd., Varlance Justification:

We're seeking permission for an increase relative to the requirements for the length of 2 mobile home
to be added to the property. The mobile home would be 66 feet (22m) in length and situated at
southeast corner of the property. The rationale for this location is as follows:

(1) Minimize impact to the overall agricultural use of the property as a result of citing the mobile away
from the main growing areas. Particularly, the southeast corner as specified is the most shaded spot on
the property.

{2} Relative ease of access to the occupant without necessitating an additional driveway due to the close
proximity to an existing gate.

{3) Reasonably close proximately to existing water lines (in neighboring barn).

(4} Adjacent to Phipps roadway and power lines allewing for easy hookup to power grid (thus no
additional fines/poles within the property)
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From: Sutton, Etizabeth ALCEX <Elizabeth.Suiton@gov.bc.ca>
Sent: Thursday, December 06, 2012 11:05 AM

To: Alison Garnait

Subject: RE: CVRD interpretation of ALC regs

Hi Alison,

We all really enjoyed meeting with the CVRD, especially being greeted by such a warm welcome.

You are correct that a non-farm use application is not required as the ALC only specifies the maximum width of a
manufactured home in the regulations and not the length. The only time where there may e some question is when
applicants start trying to add additions or propose strange configurations that impact a larger footprint than what is
intended by the 9 m width maximum. In those cases, it's probably wise to check in with Commission staff.

if you have any other questions in future, just let me know.
Thanks again to everybody at the CVRD for hosting us.

Regards,

Liz Suffon

Land Use Planner

Agriculturat Land Commission

133-4240 Canada Way, Burnaby, BC, V5G 4K6
phone: (B04) 660-7005 fax: (604) 660 -7033
www.alc.gov,bc.ca

From: Alison Garnett [mailto:agarnett@cvid.bc.cal
Sent: Thursday, December 6, 2012 10:11 AM

To: Sutton, Efizabeth ALC:EX

Subject: CYRD interpretation of ALC regs

Hi Liz,
It was great to meet you in persen at the CVRD office last week. Thanks so much for taking the time to meet with us. .

I'd like to follow up on one of the issues brought up at the meeting, which relates specifically to a Development Variance
Permit application 'm working on.

The application proposes to place a manufactured home, for use by immediate family, on a parcel of land in the ALR.
The subject parcel currently has one single family home, and the relatively new owners are increasing food praoduction
of the land although they are not fuli time farmers. The manufaciured home would be placed on a temporary
foundation, in accordance with the Z-240 standard.

Our local zoning bylaws permit a “small suite” on the parcel, in addition to the single family home. The small suite

regulations have a floor size limit of 95 m2, and an outdated regulation that says if the small suite is in the form of a
mohile/manufacturad/modular home, it must not exceed a length of 13 metres. {I understand that the 13 m [imit was
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based on a previous, small floor size [imit. We often have requests to vary the length as long as the floor size limit is
respected}.

So the application essentially cansists of: :
1} Avariance permii to increase the length of a mobile home from 13 metres to 20 metres, while siill raspecting
the floor size limit,
2) Agricultural Protection DP, to review the location of the home in refation to farming activity and existing
infrastructure,
3} A building permit to place the mobile home.

| am contacting you to confirm that 2 Non-Farm Use Application to the ALC is not required, as the manufactured home
for immediate family (for a unit that does not exceed 9 metres in width}, is a permitied use under the ALC Use,
Subdivision and Procedure Regulation, Section 3{b){ii).

[ understand that the ALC, and possibly the CVRD, may be reviewing policy and regulation in regards io secondary
dwellings in the ALR. However, my perspective is that we have to continue operating under current zoning regulations,
and in accordance with the ALC's, until such time as those changes have been made. There has been some animated
discussicn at the CVRD about interpretation of these regulation, and I'm hoping you can re-confirm the ALC's stance in
writing which | can then share with the CVRD's Electoral Areas Services Commitiee.

Thanks very much for your time.
Alison

Alison Garnett

Planner, Development Services Division

Planning and Development Department

Cowichan Valley Regional District

175 Ingram St, Duncan BC, VL 1N8

e-mail: agarnett@cvrd.bc.ca

Tel: 250.746.2607 Toll Free: 1.800.665.38955 Fax: 250.745.2621

Flsase note that the CVRD offices located at 175 Ingram Street will be closed over the Christmas Season from 2:00 pm,
December 24, 2012 to Tuesday, January 1, 2013. Regular office hours of 8:00 am — 4.:30 pm will resume on Wednesday,
January 2, 2013.
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Alison Garnett

From: Planning and Pevelopment

Sent: Monday, November 26, 2012 8:27 AM
To: Alison Garnatt

Subject: FW: File Number 4-E-1.2 DVP ( Hunti)

Jessica Lendrum

Secretary, Planning & Development Depariment

Cowichan Valley Regional District

175 Ingram Sfreet, Duncan BC, VSL 1NB

E-mail: jlendrum@cvrd.be.ca

Tel: 250-746-2620 Toll Free: 1.800.665.3955 Fax: 250-746-2621

From: Barbara Dittus [mailto:barbarasunnyhaven@gmail.com]
Sent: Sunday, November 25, 2012 4:17 PM

To: Planning and Development.

Subject: File Number 4-E-12 DVP ( Hunt)

Dear Alison Gamett,

thank you for your letter regarding the Development Variance Permit for 4661 Bench Road. Because of the
proposed location of the modular home, we have no concerns about the Variance.

We support their request.

Barbara Dittus
4651 Wilson Road

o
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To: Alison Garnett, Planner 1
Development Services Division
Planning & Development Department

CVRD

Re: File No. 4-E-12DVP (Hunf)
4661 Bench Road, Parcel G {DD441511}) of Seciion 6,

Range 1, Cowichan District (PID0O09-534-687)

Dear Alison Garnett,

This letter is to express a couple of concerns regarding the location of the proposed modular horne. We
feel the location is not a suitable one. It abuts our property' fine near some tall trees that are regularly
subject to high winds and therefore, falling branches. It is also an area that slopes downward towards
our property and is wet much of the time. We wonder about its suitability as a septic field. We would
not want septic effluent flowing onto our land.

We believe another site should be considered that would be safer, healthiar, and more appropriate for
the use of an elderly woman ‘

Thank you for your consideration and attention to this matter.
Bergen C. Nixon
2335 Phipps Road,

Duncan, B.C.
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7.3 A-1 ZONE - PRIMARY AGRICULTURAL

Subject to compliance with the General Requiremnents in Part Five of this Bylaw, the following
provisions apply in this Zone:

(2) Permitted Uses

The following uses, uses permitted under Section 4.4, and 1o others are permitted in an

A-1 zone:

(1) agriculture, horticulture, silviculture, tarf farm®, fish farm;

(2) one single family dwelling;

(3) asecond single family dwelling on parcels six hectares or larger®;

(4) ome additional single family dwelling as required for agricultural use™;

(5) bed and breakfast accommodation™;

(6) daycare, nursery school accessory {o aresidential use™;

(7y  home occupation™;

(8) horse riding arena, boarding stable™;

(%) Fkennel®;

(10) sale of products grown or reared on the property;

(11) secondary suite; ‘

(12) small suite on parcels two hectares or larger®.

* gubject to Land Reserve Commission approval: It is the mandate of the ALC to preserve
agricultural land and encourage agriculture. Therefore, the ALC will base its decision on the

" benefit to or tmpact on agriculfure.

(b) Conditions of Use

For any parcel in an A-1 zone:

(1) the parcel coverage shall not exceed 30 percent for all buildings and structures;

(2) notwithstanding Section 7.3(b)}(1) parcel coverage may be mcreased by an addifional
20% of the site area for the purpose of construciing greenhouses; ,

(3) the height of all buildings and siructures shall not exceed 10 metres except for accessory
buildings which shall not exceed a height of 7.5 metres;

(4) the sethacks for the types of parcel lines set out in Colunmin T of this section are set out for
residential and aceessory uses in Column II, for agricultural and accessory uses in
Column I and for guction use in Column IV:

COLUMNT COLUMN i COLUMN 1 COLUMN IV
Type of Parcel Residential & Agricultwral and Auetion Use
Line Accessory Uses Aceessory Uses
Front 7.5 mefres 30 metres 45 mefres
Interior Side 3.0 metres 15 metres 45 metres
Exterior Side 4.5 metres 15 metres 45 meires
Rear 7.5 metres 15 metres 45 mefres

(5) Notwithstanding Section 7.3(b)(4), a building or structure used for the keeping of livestock
shall be located not fess than 30 metres from all watercourses, sandpoints or wells.

(6) Processing of any farm material not grown or raised on the parcel shall be specifically
prohibited;

(7) A slaughterhouse, abattoir or stockyard shall be specifically prokhibited;

(8) Maintenance and repair of any materials offered for sale shall be specifically prohibited.

(c) Minimum Parcel Size
Subject to Part 12, the minimum parcel size shall be 12 Ha.

C.V.R.D. Electoral Area “E” (Cowichan Station/Sahtlam/Glenora) Zoning Bylaw Ne. 1840 27 122



520 Signage

Notwithstanding Cowichan Valley Regional District Sign Bylaw no person shall erect, construct,
place, use, mainfain, display or cause to be constructed, erected, used, maintained or displayed any
sign which does rot in all respects conform with the applicable requirements.

521  Sitine - General

{2) The siting regulations of this bylaw apply to parcels and, notwiihstanding the generality of the
foregoing, to bare land strarta lots.

(b) The inferior side parcel line requirements of this bylaw shall not apply to strata lots under a
registered plan pursuant to the Condominium Act where there 1s a common wall shared by tiwo
or more parcels within a building.

5.22  Siting of Kennel Buildings

Within a zone in which kennels are a permitted use, buildings and structures for the
accommodation of dogs, including dog runs, shall not be located within 45 metres of a parcel line.

' 523  Small Suites L

{a) The maximum floor area of a small suite shall not exceed 90 square metres;
(b) The small suite shall be freestanding;

(c) Two additional on-site parking spaces shall be provided;

(d} Prioy approval of the authority having jurisdiction for sewage disposal must be secured before
issuance of building permit;

(e) Prior approval of the aunthority having jurisdiction for potable water must be secured before
issuance of building permit; .

(f} The small suite shall not be in the form of a recreational vehicle nor park model unit;

@ The small suite may be n the form of a mobile, manufactured or modular home but may not
exceed a length of 13 m.;

(h) Only one suife, either secondary or small shall be permitted per parcel.
'(i) An owner of the parcel must cceupy either the small suife or the principal dwelling;

(i) The small suite is subject to Section 5.26 of this Bylaw;
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5.24

5.25

5.26

{k) A small suite may be incorporated into or attached to an accessory building,

(1) The small suite may be subdivided from the parcel upon which it is located only if:
i. itisin azone which would allow for the proposed lot sizes following subdivision;
ii. the principal dwelling and small suite are so located as to allow for setback
requirements to be met following subdivision;
iii. the approval of the Health Authority for sewage disposal has been obtained
iv. all other requirements of subdivision are met.

I the parcel upon which the small suite would be located is in a zone which would not allow for
subdivision, the owner shall, prior fo the issuance of a building permit for the small suite, register a
restrictive covenant on the pareel which would prevent its subdivision or the registration of any form
of strata plan under the Strata Properiy Act on the parcel.

For parcels that meet the requirements of (I) 1., i1, 1., and iv., following the subdivision, the
dwelling that was formerly considered to be the small suife will no longer be subject to the
regulations of Section 5.23 of the Electoral Area E — Cowichan Station/Sahtlanmy/Glenora Zoning

Bylaw.

Storage of Junk or Wrecks

Unless specifically permitted by this bylaw, no parecel shall be used for a junk yard ox for the

~ storage, collection or accumulation of all or part of any antomobile wreck or all or part of any

motor vehicle which is noi:

(a) Validly registered and licensed in accordance with the Motor Vehicle Act; and/or

(b) Capable of motivation under its own power.

The Use of Tents, Trailers or Recreation Vehicles as a Residence

A tent, trailer, recreation vehicle, park model unit, bus or other motor vehicle shall not be used as a
residence.

Undersized Parcels

Parcels that exist as separate and titled parcels in the records of the Land Titles Office, at the time
of the passage of this bylaw; or

Parcels that have been reduced to a size that is less than the allowable minimum parcel size, as a
result of Zighway widening by the Minisiry of Transportation and Highways or;

Pareels that have been created under the authority of a statute of the Province of B.C.;

may be occupied for the uses permitted in the zone in which they are located, subject to all other
regnlations of this or any other bylaw, regulation or statute.

C.V.R.D. Electoral Avea “B” (Cowichan Station/Sehtlam/Glencra) Zoning Bylaw No. 1840 22
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STAFF REPORT

ELECTORAL AREA SERVICES COMMITTEE
OF JANUARY 15, 2013

DATE: January 9, 2013 FILE No: 7-B-11 DP/RAR
FrOM: Rachelle Rondeau, MCIP, Planner | ByLaw No:

SUBJECT: Application No. 7-B-11 DP/RAR Development Permit Compliance
* {Don Mann Excavating Ltd.)

Recommendation/Action:
For information.

Relation to the Cornorate Strategic Plan: N/A

Financial Impact: (Reviewed by Finance Division: N/A)

Backoround: _
This application is for a Development Permit within the Riparian Areas Regulation (RAR)

Assessment area. The applicant deposited fill on their property in early fall of 2010, some of which
extended into the 30 metre RAR assessment area. A Development Permit was required, and the
necessary RAR report was prepared by a Qualiiied Environmental Professional (QEP), who
identified the Streamside Protection and Enhancement Arsa (SPEA). A poriion of the iill pile
encroached into the SPEA, and the QEP recommended restoration measures and modification of
the covenant on the property to reflect the new SPEA boundary. These measures have been
completed by the applicant.

For complete background on the property and Development Permit application please refer to the
attached report to the Elecioral Area Services Commitiee dated February 7, 2012

Planning Division Comments:

At the February 8, 2012 Regional Board meeting, the following resolution was made:

That Application No. 7-B-11 DP/RAR, submifted by Jordan Mann on behalf of Don Mann
Excavaling Lid., for deposit of fill and restoration of land within the riparian area described in
RAR Report No. 2147 on Lot 6, District Lot 50, Malahat District, Plan VIP85007, Except Part in
Plan EPP13409 (PID: 027-514-382), be approved, subject {o:

a) Compliance with RAR Assessment Report No. 2147 prepared by Wm. Patrick Lucey
R.P. Bio and ihe restoralion letter prepared by Aqua -Tex Scientific Consulting dated
September 21, 2011.

b) Receipt of an irrevocable letter of credit in a form suitable to the CVRD equal to 125% of
the value of the restoration described by the Qualified Environmental Professional.

c) That covenant FB174939 be amended to reflect the new Riparian Areas Regu[afron
report and Streamside Profection and Enhancement Areas.

d} That the property owner identify the source of the soif and have it assessed.
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ifems a-c were completed by the applicant in a timely manner. However, item D has proved {o
be more difficult o confirm. The applicant engaged the services of an Envircnmental Engineer
with South Island Envircnmental, who provided a report to CVRD dated March 28, 2012. This
report described the methodology and results of sail sampling taken at the fill piles, and
indicated that in their professional opinion the fil material deposited on the site posed a low
environmenial risk to the environment.

At the EASC’s reguest, this report was forwarded to Ministry of Environment (MOE) who
reviewed the report indicating there was infermation missing, and that the quality assurance and
contrel program was incomplete. As a result, the MOE indicated in their opinion that the report’'s
conclusions were inadequately supported.

South Island Environmental revised their report, providing some of the missing information
(dated August 20, 2012) which was forwarded to the MOE for their review. MOE provided
feedback in regards to where the repori was improved, and where there were gaps in the
documentation and interpretation.

The MOE concluded in an email (attached) that “In general, | am in agreement with SIE's
concluding opinion that the soils removed from the source site would be considered fo be of low
environmental risk in view of the supplementary documentation regarding source site location
and land uses. However, due to the gaps and quesfions summarized above, [ am unable to
concur with SIE that the soif characterization program at the receiving site has provided any
further assurance of this.”

For the Committee’s reference, the report to EASC, the submitted Scuth Island Environmental
reports and associated feedback from the MOE is attached for review.

[ssuance of the Development Permit was already approved by the Regional Board ihrough
resolution 12-047.8 noted above with conditions. The only outstanding condition has been ‘that
the property owner identify the source of the soil and have it assessed.” Although the MOE has
indicated there are siill deficiencies in the report provided, they conclude in agreement that the
soil is of low environmental risk. Therefore, this Development Permit can now be issued, having
met all the pre-conditions noted above.

Submitted by, :
Reviewed by:

B q‘(b 7 — Djvis# nager.

& PN LAY e

i :
Rachelle Rondeau, MCIP Approved by: -
Planner | Gesferallanagery P
Development Services Division (080 S S T
Planning & Development Depariment ~ A A S

RR/ca
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From: McCamimon, Alan W ENV:EX

Sent: Thursday, December 6, 2012 10:44 AM

To: 'rrondeau@cvrd.be.ca’

Cc: 'Tom Anderson'; ‘'monty@donmann.com’; 'sienvironmental@shaw.ca'’; Skelly, Kerri ENV:IEX; Brooke,
Julia A ENV:EX .

Subject: Request to review soil characterization report for Donn Mann property at 700 Block Shawnigan
Lake Road, Shawnigan Lake

Rachelle,

This is in response to your request to provide comment on the attached report prepared by Eric Gauvin,
P.Eng. of SiE South tsland Environmental and dated August 20, 2012, As you are aware, | provided
comment on an earlier version of this report as suimmarized in my attached letier of July 13, 2012,

My comments on the more recent report are as follows:

Report revisions focus primarily on the provision of additional documentation regarding the
source location and potential for contamination of the soil that was relocated from View Royal
and deposited in the form of two stockpiles at the above-referenced receiving site. Based on
this additional documentation, | would concur with the report that the poteniial for
contamination of the relocated soil is generally low.
Report improvements include mare complate information on the following:

o Locational information for source and receiving sites;

o The potential for contamination of relocated/stackpiled soil based upon review of first

stage preliminary site investigation information for the source site; and
o Stockpile dimensions/volumes.

However, there remain a number of gaps in the documentation and interpretation as follows:

@

Specifics regarding stockpile locations, test pit locations/dimensions and soil sample
locations/compositions remain ahsent or incomplete and would normally be shown on report
figures;

Given that stockpile dimensions are now fully documented (2 stockpiles: 1850 m3, avg
thickness = 1.8m; 450 m3, avg thickness = 1.2m), it is unclear why the 3 test pits were excavated
to depths up to 4.8m in the stockpiles; it would seem that test pit depths to approximately 1.5
to 2m would have been sufficient and appropriate to sample the deposited/stockpiled soil and
the absence of more specific soil sample location information introduces uncertainty regarding
exactly what soil was sampled and analyzed;

A total of 6 soil samples s insufficient in comparison to the ministry’s technical guidance for
characterization of stockpiles of the documented volumes. In-situ characterization of soil at
source site locations is always preferred; however, if this has not been carried out, then
recommended ex-situ characterization appreaches should be followed, or modified with
supporting technical rationale. The 6 samples reported upon would therefore be considered to
he spot checks on soil quality but would not be sufficient to support breader conclusions
regarding overall stockpile soil quality;

The QA/QC program remains inconsistent with the ministry’s technical guidance for ex-situ
characterization of stockpiles;
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= Inconsistencies remain regarding the source site soil texture descriptions compared to the
stockpile soil sample texture descriptions as originally pointed out in the ministry’s July 13
technical opinion; this introduces additional uncariainty regarding the correspondence between
source site scil and the receiving site soil that was sampled and analyzed,

@ A point that was not raised in the ministry’s previous opinion was the issue of applicable CSR
standards for the receiving site. The most recent report states that applicable standards are
Urban Park land use standards but does not provide sufficient rationale for this choiee, nor
sufficient rationale for non-inclusion of the drinking water site specific factor; and

o The report is unsigned.

In general, I am in agreement with SIE’s concluding opinion that the soils removed from the source site
would be considered to be of low environmental risk in view of the supplementary documentation
regarding source site lacation and land uses. However, due to the gaps and questions summarized
above, | am unable to concur with SIE that the soil characterization program at the receiving site has

provided any further assurance of this.

By copy of this email, | invite the author of the report, Mr. Gauvin, to please advise me of any concerns
he may have with the above opinion so that [ may consider them and make any warranted revisions,

Regards,

Alan

Alan W. McCammon, MSc PGeo | Manager, Remediation Assurance & Brownfields | Land Remediation |
Ministry of Environment | 200 - 10470 152nd Street, Surrey BC Canada | Phone: (604} 582-5280 | Fax:
(604) 584-9751  www.env.gov.bc.cafepd/remediation<http://www.env.gov.bc.ca/epd/remediation>
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20 August 2012
File No.: Vi12-05

Don Mann =xcavating Lid.
4088 Lockside Drive

Victoria, BC
V8X 2C8
Attention: Monty Fitz
RE: Envirenmenizl Sarvices - Chemical Characisrization of Soil
Horse Creek Properiy, 700 Blek_Sng\Mmgcszai{? Road, Shawnigan Lake,
aE EPys LA SN - g2
INTRODUCTION

Don Mann Excavating Lid. (Don Mann) retained Souin Island Environmental (SIE) o conduct a
Soil Quality Assessmenti (SQA) of soil located at the above-referanced site. SIE understands
that the SQA is required by the CVRD as part of a Development Permit appiication.

The SQA was underiaken to determine chemical concentrations of soil samples collected from
iwo fill stockpiles located nesar the on-siie creek. The chemical characierization included the
collection and analysis of six (8) soil samples from the fwo stockpiles located at ihe Horse Cresk
property. The ileld work was completed on 8 March 2012. Soil chemistiy was compared o
applicable Ministry of Environment (MOE) Contaminated Sites Regulation (CSR) siandards.

SOURCE SITE

It is SIE's understanding that the fill material originated from the Island Highway Improvemeni
Project, a road widening project in View Royal (referred o as source ‘Site’) and that the material
is mostly comprised of nalive brown silty clay. Approximaiely 350 loads or 2300 cubic metres of
native soil comprised of brown siliy clay was removed during road upgrades. The material also
included minor amounis of subbase material that had besen segregated for re-use during

upgrade works. SIE undersiands that the subbase was comprised of pii run gravel; a mix of
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Don Mann Excavating Lid. File No.: Vii2-05
Chemicat Characterzation of Soil 20 August 2012
700 Biock, Shawnigan Lake Road, Shawnigan Lake, BG Fage2

cobbles, small fo large gravel and medium to coarse sand. The excavated material was removed for
the placement of new underground services and was also removed from widening of the road info
tight of way into undeveloped property along the north side of the Island Highway (mainly residential
developmenis). The road widening project included the removed of native soil between the train
overpass and Plowright Road (see attached Figure 1 - Source Site Map).

HISTORICAL INFORMATION OF SQURCE SITE
The resulis of the historical search and records review for the scurce Sife are summarized below:

. City of Colwood
Zoning information, located on the Town of View Roval webpage, indicated that the source Site is
currently zoned for ithe following the following:

R-1 (one family residential - large lot);
R-1A  one family residentizal;

R-2  aitached residential (low density);
RM-1 atiached residential (medium densiy);
C-1 village commercial;

CD-17 254 Island Highway,;

P-1 cormnmunity institutional;

P2 private institutional;

P-3 park and recreation; and

P-9 loeal institutional.

Ne industiial zoning is located near the source Siie. A copy of the zoning map (Figure 3) is attached
o ihis report.

Ministry of Environmient

The CSR contains provisions for a legally-defined and uniform process {o screen for potentially
contaminated sites; as a resuli, the Sife Profile system was developed and integrated with the
focal Government Act. The Site Profile system is infended o provide hasic land descriptions and
information on the historical and current uses of a properly and deferming I any activities have
occurred that represent significant environmentzal concerns fo the MOE. These activities of concem
identified by MOE ere listed in Schedule 2 of the CSR and are referred o as "Schedule 2 Activifies'.
MOE mainiains a database of registered sites called the Site Registry. The Site Registry is not a
registry of contaminated sites; rather, it is a registry of properties which have been investigated for
environmenial concerns or properties registered as a result of completing a Site Profile form via the
focal Government Act. There are some sites listed in the Site Regisiry which are contaminated, but
according to the MOE, most sites are simply investigated and require liftie, if any, cleanup or have
already been cleaned up fo government standards.

Sguih Istand Environmental, 2854 Souriney Way, Shawnigan _ake, BC 2508126614 slenvirormznizi@shsw.ca
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708 Block, Shawnigan Lske Road, Shawnigan [ake, BC Page 3

The codes for describing Site Registry site status have the following definitions:

e S S~ U S SR = S = o PO PR ngm_l_. e e o
ACHVE ~ CATUST ADSEooHEHL — OllG o Uhﬁd[gtnﬂgt}r TETLATED EIre SEIH O foTLIeir 3 1 TS D UG e T,

Aetive - Under Remediation — Remeadiation plan has been sccepled by the Ministry, developed and
implemented af a site, or that remediation is known by Ministry personnel to be ocourring at the site.
No information has been submitted to the Ministry or provided by the Ministry to verify that
remediation is complete.

inactive - No Furiher Action — This status code means that:

{1} A site may not have gone through the eniire remediation process and thai ihe Minisiry presently
requires no additional information or action. Sites assigned this status may require assessmeant
or remediation in the future; or

{2) A site may be considered not to require furiher action or be considered remediated by the site
owner or operator through independent remediation, but confimation of remediation has not
treen provided by the Minisiny in: .

(a) a Letter of Comfori issued before 1 July 1991;

(b) a Confirmation of Compliance issued before 1 April 1987,

{c) a Ceriificate of Compliance issued on or after 1 July 1995; or

(d) a Conditlonal Ceriificate of Compliance issued on or after 1 April 1997 with no ongoing
requirermnents.

Inactive - Remediation Complete — This status code means thai:

(1) a Lefter of Comfari issued befare 1 July 1991; a Confirmation of Compliance issued before
1 April 1887; a Cerlificate of Compliance issued on or after 1 July 1985; or a Conditional
Certificate of Compliance issued on or after 1 April 1887; and

{2) there are no ouistanding Environmental Managemeni Act permits or other requirements such as
monitoring, freatmant or maintenance wortks.

A search of the Site Regisfry was conducied for the site and sumrounding properties using a2 0.5 km
search radius with ifs focus on the sife’s coordinates (latitude and longitude obtained from the middle
pari of the source Site). The search indicated that no sites within an approximate 0.5 km distance
from the source Site were registerad in the database.

Based on the Site Registry search potential of environmentat risk due fo ihe source Site and
surrounding properiies is considered fo be low.

A copy of the area-basad search is presented in this report.

1

South iglend Frvirenmental, 2884 Caurtney Way, Shawnigan Lake, BC 2808126614 sienvironmenial@shaw o
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Federal Confaminated Sites Inveniory

The Trasury Board of Canada Sscrefariat maintains a Federal Contaminated Siles inventory
(FCSH) which includes information cn all known federal confaminated sites under the custodianship
of departments, agencies and consclidated Crown corporations that are heing, or have been,
investigated. The inventory also includes non-federal eonfaminated sites for which the Government
of Canada has accepted some or all financial responsibility. it dees not include sites where
coniamination has been caused by, and which are under the control of, enferpise Crown
carporations, privaie individuals, firms or other levels of govemment.

A search of the FCS! was conducted for the source Site and surrounding properiies using an on-line
map navigator with its focus on the site’s municipal address and using a 1.0 km search radius. The
FCS! search did not identify any properties located within 1.0 km of ihe source Site. A copy of the
FCSI search is included in this report

Aerial Photographs
A review of available aerial photographs from 1832, 1946, 1951, 1954, 1964, 1975, 1986, 1862,
1847 and 2005 was conducted for tha source Site and is surmmarized in Table 1.

Table 1: Aerial Photographic Summary

Year Review
1932 ‘
A4B17 Soattered residential dwellings in the area of the Site and suroundings.
#72 '
1946
BC248 More residential development nofed with the additional of new side roads.
#51
1954 Increased residential development and the addition of larger insttutional-type building noted
BCI670 at southwest corner of Island Highway and View Royal Avenua. 4 Mile Pub is noted in this
#31 aerial photegraph. Mo other commerciakHtype developments noted.
Bé%%; Increased residentizl development noted in the immediate areas. Small commercial building
%155.156 noted at northwest comer Stormont Road and Island Highway.
Bés?;?.%@ lLarge residential fownhouse development noted on north side of istand Highway. No other
#085.090 significant changes noted.
Seoh latard Envirovsanial 2822 Courlner Way, Bhawnigan Lalis B0 250 5120314 semvronmental@shay. 24
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Year Review

1086 The Site appearad generally unchanged from ihe 1975 pholographs. 4 Mile parking area
BC86003 | new. Small commercial building noted at northeast comer Stormont Road and lstand
#113,114 | Highway.,

3%, | The Site appeared generally unchanged from the 1686 photographs. Upgrades to 4 Mile Pub
g2141 | Grounds noted. Large commercialtype building noted south of 4 Mile Pub property (Town of
#304.305 Visw Royal municipal offices).
1997

16BCB The Site appeared generally unchanged from the 1982 photographs with the exception of
g70058 more parking noted in 4 Mile Pub property.
#131,132

2005
438C The Site appeared generally unchanged from the 1897 photographs
#0086,0097

Based on the review of historical zerial photographs of the source Site, the Site appeared to have
been residential statting circa 1930°s and continued unfil 2005. The 4 Mile Pub was noted from
1954 onward with a few small commercial buildings noted in 1964, 1986 and 1992. The majourily of
the source Site Is comprised of residential devefopments in the form of small dwellings to small
apariments and larger town home developmenis.

Np Schedule 2 activitios were identified from the historical aefial photographs review.

City Directories

Available city directories from 1939 1o 1885 for the source Site and surrcunding areas were reviewsd
at the Victoria Regional Library as part of this investigation. The majourity of the listings were private
individuals. A few commercial developments in the form of a motel (1932 to 1878), a pub {(circa
1858 — according fo sign aut front of establishment, noted in direciories from 1845) and small local
communily store and coffee shop (1954), beauty salon (1963), hardware store (1978), and Town of
View Royal municipal ofiices (1926).

No Schedule 2 activiies were identifiad from the Gity Directories search,

Fire Insurance Maps

Fire insurance maps for the source Site and area were not available to SIE for review. Records for
this area are not kept at the Ciiy of Victoria Archives office or the Town of View Royal Fire
Depariment.

o~

Scuih sland Environmanial, 26884 Cournsy Way, Shawmgan Lskes, BC 2308726814 sienvionmentsi@shaw ca
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RECEIVING SITE

The receiving site is focated on Shawnigan L.ake Road near Shawnigan Lake, BC (see atfached
Figure 2 Receiving Site). Detalls of the receiving site are oullined in Table 2.

Table 2: Sumimary of Receiving Site Information

Item infoymation

Common Name Horse Creek

Kunicipal Addressss | 700 B!dck, Shawnigan Lake Road, Shawnigan Lake, BC

Lot 6, Distrct Lot 50, Malahal Distict, Plan VIPB007, Except Part in Plan

Legal Descriptions EPE{13409

P.LD. 027-514-382 . ;

Latitude/longitude’ | N48° 34 28" [ W—123° 36’ 44" - -

Soil Stockpiies

Two stockpiles of soil originating from the source Site were assessed as part of the sail
characterization. The purpose of the assessmeni was o show that the materdal was of low
environmental risk and {0 appease the consems of the GYRD for mobilily into the nearby crask.
Two tesi pits were completed within the larger of the two stockpiles along the leading edge which
provided deeper sample collestion. The sfockpile was approximately 38mt by 27m with an average
depth of 1.8m or approximately 1850 cubic mefres (m® in volume of material. One test pit was
completed in the secend stockpile which was approximately 25m by 15m and 1.2m in depth or 450
m° in velume.

Soil Sampling Scope of Work
The scope of work was as follows:
s Collection and analysis of six (8) soil samples from the stockpiled soil for screening of
potentizl contaminants; these included exiractable petreleun hydrocarbons (EPHs) and
- metals;
o  Ensure quality control and quality assurance for sampling and analytical program,
= Submission of soil samples to an MOE-approved faboratory for chemical analysis; and
= Preparation of a letter repori that summarizes the results and findings.

Quatity Control/Guality Assurance: In order to provide confidence in the data oblained, a Quatity
Control/Quality Assurance {QA/QC) component was included in the sampling program. The field
QA/QC component is summarized below. The laboratory had its own infemal QAMQC program,
which Is briefly surmmarized below.

' Obtained from Google Earth

South 1sland Srviroamenial, 26884 Cowtney Way, Shawaigen Leke, 30 260.812.8514 sienvironmenta@ehaw.ca
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Field QAMGC: New nitrile gloves were used for each sample coilected. All sample containers were
provided by the faboratory {clean and sterile), and were appropriate for the parameters analysed. All
sample confainers were labelled with their respective sampling location, date and srojeci number.
Samples were kept coal by storing and fransporting thern in a cooler with ice.

Lzboratory QARG Rouline QA/QC by the project laboratory was underfaken and includes the
foilowing for every 10 samples: analyfical method blank, laboratory duplicate, spike blank and mafix
blank.

Regulatery Framework

The Potential Contaminanis of Concern (PCOCs) ai the site were compaied o curmment standards
containad in the CSR, B.C. Reg. 375/46, including amendmenis up fo B.C. Reg. 343/2008, January
1, 2009. Based on the CSR regulation, the following represent the standards that have been used in
the evaluation of analyiica! data presented in this report:

CSR Urban Park Land Lise (PL) soil standards;
o Site specific factors include: Intake of contaminated soil; Toxicily fo soil invertebrates and
plents; Groundwater flow fo surface water used by freshwater and marine aquatic life.

Methodology

On 8 March 2012, SIE conducied soll sampling fo characierize samples collected fram the two
stackpiles of fill on the properly. A toial of three (3) fest pits (TP1, TP2, TP3) were completed along
the leading edge of the stockpiles (i.e. creek side). The maximum depth of the test pits was 4.6m
below top of ground. The soil samples collected (TP1Sat1, TP15a2, TP2Sal, TP2Saz2, TP38al,
TP3Sa2) exhibited ne hydrocarbon odouwrs or staining and were generally comprised of a mix of
brawn sand, silf and clay with frace cobbles. The fop 150mm was comprised of sand and gravel that
served as a wearing surface and also fo minimize sedimentation and surface run-off. [t was also
noted that the cresk side slopes of the stockpiles were coversd in vegetation to control slope
erosion.

Samples were retained in [aboratory prepared glass jars, which were labelled and sfored in an
insulated cooler, packed in ice. Chain-of-custody protocot was followed during transpoitation and
nandling of the samples. The chain-of-custody record included such information as: project name,
shippers name, destination shipped to, sampling lecstion peint, fleld ID number, date and time
collected, sample type and analysis requested. The samples were subsequently transported io
CARO Analyiical Services {CARO) of Richmond, BC for chemical analysis. Copies of the chain-of-
custody recard are affached.

Analyiical Resulis

Soil samples TP1Sal, TP18a2, TP2Sa1l, TPZSa2, TP38at and TP35a2 were forwarded to CARO
for EPHs and metals analysis. The resuits of the chemical analyses are summarized in Table 3. A
copy of the analytical chemistry report is attached for reference.

Zouth leland Environmeantal, 2834 Courney Way, Shavmigan Lake, BC 250 212.8814 slenwvireninental@shavroa
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Table 3: Soil Chemistry - EPHs and Melals Resulls {ppm)

Sam CSR
Parameter ple 1D Schedule 7 CSR
TPiSal | TP1Sa2 | TP2Sat | TP2Sa2 | TP3Sat | TPasa2 Column 11 PL

EPHs{Cio-Gia} <250 <250 <250 <250 <250 <250 10007 10007
EPHs({C19-Ca1) <250 <250 <250 <250 <250 <250 1000~ 1000*
pH 7.5 7.8 7.6 7.1 7.8 7.5 ns. n.S.
Antimony 03 03 0.3 0.3 0.3 0.2 20 20
Arsenic a7 57 0.8 52 a7 3.9 15 15.
Barium 81.2 110 88.8 957 847 852 400 400
Berylium 0.2 0.2 0.2 0.2 0.2 0.2 4 4
Boron 38 43 43 4.0 52 35 ns. n.s.
Cadmium 0.11 0.05 0.10 a.11 0.09 011 1.5 25
Chromium 311 321 35.0 azi- 38.0 278 a0 &0
Cobalt 125 108 116 11.5 13.2 10.8 50 50
Copper 5314 300 38.8 342 41.9 204 90 150
Lead 38.8 9.1 8.1 29.2 7.1 111 100 500
Mangarese 550 1040 474 462 483 345 .S, 1800
Mercury 012 0.06 0.07 0.08 0.0 <0.05 15 15
Moiybdenum 0.5 0.5 0.3 05 04 04 10 10
Nicket 26.0 353 30.3 26.7 33.1 214 100 100
Selenium 09 11 1.2 1.1 10 1.1 3 3
Shiver . <0.2 <(.2 <(.2 <0.2 <02 <(.2 20 20
Thallium <0.1 <01 <0.1 <01 <0.1 <Q.1 n.s. fn.s.
Tin 0.9 0s8 0.6 06 0.5 0.8 50 50
Uranium 0.3 0.3 04 D4 0.4 04 ns. n.s.
Vanadium B35 57.2 623 57.3 62.9 532 200 200
Zinc 553 41.8 48.9 484 482 43.1 150 450

fotes:
= all concentrations in milligrams per dry kilogram {ppm - parts per million}
< - indicates lgss than the laboratory defeotion fmit
EPHs - exiraciabia psiroleum hydrocarbons
* - gompared fo CSR LEPH 2nd HEPH standards
CSR Schedule 7 CGolumnn 1l - Contaminated Sifes Regulzfion Standards Triggering Contaminated Soil Relocafion
Agreements, Sail Relecstion to Non-agricuttural Land
»  C8RPL-Contaminated Sites Regulation Urban Park Land use standards

¢ v v o

The resulis of the analysis indicated that all constiuents were below the Iaboratory defection fimits or
well below the applicable CSR standards for both the Schedule 7 Column It (standards wiggering
tontaminated soil relocation agreements) and Park Land standards.

CONCLLUSION

Based on the findings of this repert, it is SiE's opinion that the soils removed from the source Sife
are considered of low environmenial risk and the limited soil sampling program condudted on these
soils confirms it It is also SIE's opinicn that the findings of this report demonstrate that soil-
relocation agreements under section 55 of the Environmental Management Act are not required (i.e.

source Site is not considerad a contaminated site).

Souih istand Environmenial 2684 Sowlney YWay, Shawnigan Leke, BC 25081206874 siznwronmentelf@shav ca
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[on Mann Excavating Lid. _ File No.: VI12-05

Chernical Characterization of Sail 20 August 2012
700 Black, Shawnigan Lake Road, Shawnigan Lake, BC Fage 8
CLOSURE

The findings of this investigation are based on the interpretation of data obiained at site-specific
locations and analytical fests pertaining specifically to oilfpefroleum derivatives and meials.
Evaluation and conclusions do not preclude the existence of chemical substances other than those
idertified herein. Hence, this report should be used for information purposes only and should not be
regarded as a certificalion of the actual chemical character of the site as a whole.

This report has bean prepared by South Island Environmental (SIE)} exclusively for Doen Mann
Excavating Ltd., and is intended to provide an assessment of the potential for the presence of
confarmination in the soil samples collected. The conclusions made in this report reflect SIE's best
judgment in light of the information available at the iime of preparation. Mo ofher warranty,
expressed or implied, is made. Any use which a third parly makes of ihis repori, or any rellance on
or decisions o be made or aciions based on i, are the responsibility of such third parties. SIE
accepis no responsibility for damages, if any, suffered by a third parly as a result of decisions made
or actions based on this repori. The standard limitations of this report are attached.

Respecifully submitted,

SOUTH ISLAND ENVIRONMENTAL

Per:

Eric Gauvin, P.Eng.
Senior Envirenmental Engineer

Aftachments:  Figures
Report Pholos
Site Registry resulis
Federated Contaminated Sifes Inventory resulis
Chain-of-custedy record
Analytical Chermistry Report
Standard Limitations

South island Envirenmantal. 2684 Cournay Way, Snawnigan Lake, BC 12,8614 siehvinnmeantali@shaw.ca
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PROJECT:

ENVIRONMENTAL SERVICES

700 BLOCK, SHAWNIGAN LAKE ROAD, SHAWNIGAN LAKE, BC

TIE:

SOURCE SITE MAP

CLIENT:

DON MANN EXCAVATING LTD.

FIGURE NO.:

1

DATE:
AUGUST 2012

SCALE:
NIA

FILE NO.:
Vi12-05

DRAWN BY:
EG
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PROJECT:
ENVIRONMENTAL SERVICES
700 BLOCK, SHAWNIGAN LAKE ROAD, SHAWNIGAN LAKE, BC
TITLE:
RECEIVING SITE MAP

CLIENT:

DON MANN EXCAVATING LTD.

FIGURE NO.: DATE: FILENO.: SCALE: DRAVUN BY:
P AUGUST 2812 V2-05 N/A EG
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Esquimalt Harbour
R-1  one family residential (large loi)

R-1A one family residential

R-2  aiiached resideniial {low density)
RM-1 aitached rasidential (medium density)
C-1  village commercial

CD-17 254 [sland Highway

P-1 community insiiittiona!

P-2  privaie insiituiional

P-3  park and recreation

P9 local instituiional

PROJECT:
ENVIRONMENTAL SERVICES
700 BLOCK, SHAWNIGAN LAKE ROAD, SHAWNIGAN LAKE, BC
TITLE:
ZONING MAP

CLIENT:

DON MANN EXCAVATING LTD.

FIGURE NO.: DATE; FILE NO.: SCALE: DRAWN BY:
3 AUGUST 2012 VI12-D5 MIA EG
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Phoicgraph 1 Phicto shéwmg ﬂe area of resf pit lP’i y
southeast lacking foward the northwest.

Phﬁtogra?h
fite northeast lca_kmg toward the southwest.

- Phofo sncrwmg excavated u]i from test pit TP1. 3 Photo taken from

PROJECT: )
ENVIRONMENTAL SERVICES
700 BLOCK, SHAWNIGAN LAKE ROAD, SHWNIGAN LAKE, BC
TITLE:
SITE PHOTOGRAPHS
CLIENT:
DON MANN EXCAVATING LTD.
FILENO.: VI12-05 DATE: MARCH 2012 COMPLETED BY: EG PAGENO.: iR
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Phetegraph 1: Photo showing the northwest area of the source Site. Photo taken
from the southeast looking toward the northwest.

'Photograph 2 Photo showmg the southeast area of the source Slta andthe 4 M!!e
Pub (middle left in photo). Photo faken from the northwest looking toward the

southeast.
PROJECT:
ENVIRONMERNTAL SERVICES
y 700 BLOCK, SHAWNIGAN LAKE ROAD, SHWNIGAN LAKE, BC
> ‘ TITLE:
1 SITE PHOTOGRAPHS
CLIENT:
DON MANN EXCAVATING LTD.
FILE NO.: VIi2-05 DATE: AUGUST 2012 COMPLETED BY: EG PAGE NO.: 2/2
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57ie Reg_Search. Lat 48 long 123 .txt

As Of: AUG 19, 2012 BC Online: Site: Ragistry 12/0R/20
For: PA37387 SOUTH ISLAND ENVIRONMENTAL 12:43:24
Page 1

Folio; vIiz-05
Area NiT Search

As of AUG 18, 2012, no records from Site Registry
fall within 0.5 kilometers of coordinates
Latitude 48 degrees, 27 minutes, 12  seconds, and

Longitude 123 degress, 26 minutes, 08 seconds. :

You have been charged for this information.

Sites may be revealed by searching with alternate search methods. For example,
a site not revealed in an Area search may be revealed by searching with another
piece of -information such as PID, PIN, address or Crown iLands File Number

Page 1
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