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Agenda

A meeting of the APC will be held on Thursday, October 10, 2019 in the Council Chambers
located at 2675 Dunsmuir Avenue, commencing at 4:00pm.

1. CALLTO ORDER:
2. APPROVAL OF AGENDA
3. APPROVAL OF THE MINUTES

a) APC meeting minutes of September 12, 2019

4. REFERRALS FROM COUNCIL
a) 2019-14-DP — 2793 Allen Avenue
b) 2019-03-OCP&RZ - 4382 Cumberland Road Fire Hall Property
d) 2019-08-DV - 2700 Dunsmuir Avenue Citta Holdings

5. OLD BUSINESS
None
6. NEwW BUSINESS
7. NEXT REGULAR MEETING

Thursday, November 14, at 4:00pm.

8. TERMINATION:
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Minutes

The meeting of the APC was held on Thursday September 12, 2019 in the Council Chambers
located at 2675 Dunsmuir Avenue, commencing at 4:00pm.

PRESENT: Nick Ward, Chair Roger Kishi
Janet Bonaguro, Secretary Eric Krejci
Dan Griffin

ABSENT: Neil Borecky Jaye Mathieu

GUESTS \ STAFF: Joanne Rees, Planner

Scott DiGuistini, Owner Tree Island Yogurt
1. CALL TO ORDER

2. APPROVAL OF AGENDA
Bonaguro / Krejci: THAT the agenda be approved as presented.

CARRIED
3. APPROVAL OF MINUTES

Kishi/Griffin: THAT the minutes of the meeting held August 8, 2019 be approved with
the following amendment: clarify that Dan Griffin chaired the meeting in the absence of
the Chair, Nick Ward.

CARRIED

4, REFERRALS FROM COUNCIL
a) 2019-11-DP & 2019-07-DV - 3901 Bevan Road

Bonaguro / Krejci: THAT the report Development Permit and Development Variance Permit
3901 Bevan Road dated September 5, 2019 be received.

CARRIED
DISCUSSION

Development Permit

e Another DP will be required for form and character.

e The Water Management Branch, Ministry of Environment, Lands and Parks is the
body that oversees the application to draw water from a well on the site. The
proponent’s agent cannot engage in this process as they do not have title to the land
yet. This will address how much water can be drawn and for what purposes. The
jurisdiction of the Water Sustainability Act is outside the control of the Village and
the APC.



Development Permit Variance

e This variance applicable to all six (6) lots.

e Bylaw requires lots to be serviced by the municipal wastewater system but there is
no municipal service in the area today.

e Septic wastewater services are constructed at the building permit stage not the
development permit stage.

e The proposed community well water system on this site will be addressed at the
subdivision stage.

e Per the RPBio the water and wastewater system proposals do not impact the ESA.

e The APCis not being asked to judge the engineering, stormwater or if any of the
reports are valid. The APC is only being asked to recommend on the variance of
0.7ha vs. 1.0ha lots being allowed a septic system.

Environmental

e May be additional reports required for environmentally sensitive areas.

e Environmental contamination of the site is addressed via the Ministry of
Environment.

e Interest in the impact on Morrison Creek watershed of extracting well water from
the site and installing septic systems on each lot. Section 10.1.5 of the DP requires
the applicant to address the upstream and downstream impacts on the larger
watershed. The Ecofish report identifies low potential impacts of the proposed
development on the larger watershed and groundwater recharge.

e The Ecofish Research Ltd. report hasn’t been peer reviewed, a decision was made by
senior Village staff to not require a peer review in this case.

Land Use

e Use of the subdivided lots in accordance with zoning is not addressed at this stage of
the development process.

Development Variance

e The onsite wastewater system use is for “domestic use only”. The rest of the
effluent will be handled under a waste management permit and must meet
additional regulations.

e The Village is moving forward with a study: Bevan Industrial lands Conceptual
Master Plan, regarding the strategy for servicing the Bevan Road area. Until that
report is complete there are no recommendations to consider for this development
permit and variance.

e Septic system sizing will be built based on the uses of the individual sites.

e Village bylaw states that once municipal services are in place sites must join within
one year.

Summary of Proponent Comments

e Agent asking on behalf of Comox Timber to subdivide the lot from a much larger lot.

e May be more financially viable for the Village to install water and wastewater
services if more lots are subdivided in this area in the future.

e When the opportunity to connect to the infrastructure becomes available in the
future the proponent’s agent is interested in connecting to it.



e Wastewater management by septic systems only includes wastewater from human
sources, not effluent from industrial operations that take place on the site (e.g.
yogurt plant). Effluent will be addressed separately from the wastewater (septic)
system in subsequent permit phases. The Province becomes involved in effluent
management in order to ensure the effluent treatment is effective and meets strict
Provincial regulations.

e The proponent’s agent did not decide how to carve up the land, that decision was
the landowners, therefore there is no ability to consider creating larger chunks of
land that would then not require a development variance permit variance for septic
on this smaller lot size.

e The proponent’s agent’s desired practice is to have groundwater infiltration vs.
water runoff into ditches.

Bonaguro/Griffin: THAT the Advisory Planning Commission recommends that Council
approve the Development Permit for a portion of the property described as Section 34,
Township 10, Comox District, Plan 552H Except That Part Shown Outlined In Red On Plan
21RW and That Part In Plan VIP55123 and VIP69987 (3901 Bevan Road) for the purposes of
developing and servicing a six lot subdivision, substantially in compliance with the
Development Permit dated September 12, 2019, with the following changes:

a) Correction to page 26 of package “This Permit can be issued pursued”

b) Correction to the first line of that item 2e) of page 21 of the development permit
contained within the staff report should be written as “shall” instead of
“should”.

Kishi: That the APC recommend to Council that the Ecofish report be peer reviewed and
consideration be given to the Morrison Creek Watershed Study.

As there was no seconder, the MOTION FAILED
Vote on the original motion
Nay — Kishi CARRIED

Griffin / Bonaguro: THAT the Advisory Planning Commission recommends that Council
approve the requested variance for a portion of the property described as Section 34,
Township 10, Comox District, Plan 552H Except That Part Shown Outlined In Red On Plan
21RW and That Part In Plan VIP55123 And VIP69987 (3901 Bevan Road) to allow onsite
wastewater treatment systems (septic fields) on lots smaller than 1.0hectare for the
purposes of developing and servicing a six lot subdivision in accordance with the
Development Variance Permit dated September 12, 2019.

Kishi: that the APC further recommend to Council that the Ecofish report be peer
reviewed and consideration be given to the Morrison Creek Watershed Study.

As there was no seconder the MOTION FAILED
Vote on the original motion

Nay — Kishi CARRIED

OLD BUSINESS
None



NEW BUSINESS

APC Training and Development:

October 3 full day workshop on healthy built environment (9am —4pm) and public
forum in the evening (4:30-6:30). http://www.cvent.com/events/pibc-vancouver-
island-north-chapter-creating-healthy-built-environments-workshop/event-
summary-2b9a1218762e4f70b1b13d56a40c3250.aspx

Planning 101 workshop materials are available online — Ms Albert (Village Planning
staff) will deliver the presentation for the APC and other Village committees/Council.
There would be a cost associated with Karin’s time to prepare for and conduct the
session.

Interest in having a common foundational understanding of planning topics with
Council.

Interest in taking the Planning 101 content from the Local Government Leadership
Academy (LGLA)

The VIU Masters of Community Planning school has offered to present on key topics
of community planning, for free.

Bonaguro / Kishi: THAT APC recommend that the APC participate in learning session on
key planning topics which may include Planning 101 and/or additional relevant topics
with the objective of providing a common foundation of planning understanding
between the APC and Council, within the APC’s 2019 budget.

CARRIED

NEXT REGULAR MEETING
Thursday, October 10 at 4:00pm. Mr. Kishi will be absent.

TERMINATION:

Kishi: “THAT the meeting terminate.”

Time: 5:50pm

Certified Correct: Confirmed:

Chair Deputy Corporate Officer




APC
REPORT

REPORT DATE:  October 4, 2019
MEETING DATE: October 10, 2019

TO: Chair and Members
FROM: Joanne Rees, Planner
SUBJECT: Development Permit — 2793 Allen Avenue
OWNERS Meaghan Cursons and Robert Herron
Fouio No.: 516 00343.000 PID:  008-930-091 File No. 2019-14-DP
LEGAL I _
Lot 11, Block 24, District Lot 21, Nelson District, Plan 522C
DESCRIPTION:
ocCp . . . .
Residential ZoNE:  Residential One A (R-1A)
DESIGNATION
DP PURPOSE Residential Infill Development Permit
RECOMMENDATION
i) THAT the Advisory Planning Commission receive “Residential Infill Development Permit —

2793 Allen Avenue” report dated October 4, 2019.

ii) THAT the Advisory Planning Commission recommends that Council approve the
application (2019-14-DP) for a Residential Infill Development Permit on property
described as Lot 11, Block 24, District Lot 21, Nelson District, Plan 522C (2793 Allen
Avenue) substantially in compliance with the Development Permit dated
October 10, 2019.

SUMMARY

=
O
N

An application has been received for the above
noted property to permit the construction of an
Accessory Dwelling Unit.

BACKGROUND

The subject property is within Development
Permit Area No. 6 being the “Residential Infill
Development Permit Area.”

Residential infill development is intended to build
density in mature residential areas located within
a short walk of the downtown core. The creation
of additional density may impact the privacy of

Subject Property
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adjacent landowners and the established neighbourhood character of these areas. Generally,
residential neighbourhoods in the Village enjoy the privacy and aesthetic benefits of modestly
scaled character homes surrounded by well-established tree cover and landscaping. New infill
developments are encouraged to maintain and enhance these intrinsic characteristics.

It is the objective of the Village to guide the integration of new housing into established
residential neighbourhoods and to promote quality residential environments that maintain
desirable relationships to their surrounding context. It is also a Village objective to encourage
new development that incorporates energy and water conservation principles as well as designs
that work towards reducing greenhouse gas emissions.

DPA#6 — Residential Infill Development Permit

This Development Permit (DP) applies to all the areas in the Village within the Residential One A
(R-1A) zone for new Accessory Dwelling Units. The DPA cites two sections of guidelines:

e 10.6.5 Guidelines for Ground Oriented Housing (entire guidelines attached); and
e 10.6.6 Specific Guidelines for Accessory Dwelling Units

10.6.5 Guidelines for Ground Oriented Housing

The Guidelines for Ground Oriented Housing are meant to cover a variety of housing types
including multi-family developments and as such, not all of the guidelines are applicable. In
addition to all of the Specific Guidelines for Accessory Dwelling Units, the following guidelines
are considered applicable. All applicable guidelines are incorporated into the Development
Permit.

1. Site Design

The subject property is within a “mature” part of the
Village near Village Park. At present there is a small
shed that will be removed where the ADU is proposed
to be located. The single storey ADU will be sited with
space at the rear for the amenity area.

Staff Assessment: The siting as proposed (shown on
the attached drawing) meets the Development
Permit guidelines.

2. Landscaping

Landscaping of the area surrounding the ADU will
incorporating native and known plants for this area. Landscaping shall be watered by an
irrigation system on a timer.

Staff Assessment: A landscape plan has been provided which is attached to this report
and meets the Development Permit guidelines.
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Accessibility

The DPA requires that accessibility features be integrated into the overall design concept
and identified on the site plans, such as but not limited to, barrier-free universal design
principles and travel routes. The ADU will be a one storey dwelling with a grade level
entry. Step “rise and run” will be as required by the BC Building Code. The access pathway
from the rear (towards the lane) will be a combination of concrete pavers and crushed
rock.

Staff Assessment: The information as submitted meets the intentions of the
Development Permit guidelines.

Building Form and Character

This section of the DPA addresses aesthetics, exterior materials, building massing, and
impacts on adjacent neighbours. The ADU will be a one storey, (see the attached
Elevation Drawings) which will minimize interruption of viewscapes. The existing single
family dwelling is a two storey house (see below). The one storey ADU will not be seen
from the road.

Staff Assessment: The proposed form and character of the ADU complies with the
Development Permit guidelines.

Lighting

All exterior lighting should follow the DarkSky.org principles of keeping the light where it
is needed and not on adjacent neighbours. While adhering to the principles of Crime
Prevention Through Environmental Design (CPTED) principles, this can be achieved by
ensuring that all lighting on buildings be fully-shielded, concealed in soffits and placed
where said lighting does not shine directly into residential properties or to reduce the
separation effectiveness of any landscaped buffer. Exterior lights will be shielded to focus
illumination on specific area. The pathway and parking areas will be illuminated using
outdoor solar lighting.

Staff Assessment: The proposed lighting plan complies with the Development Permit
guidelines.
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Access, Parking, & Amenity Areas

Access to the ADU will be provided as hard, slip-resistant surface of at least 1.2metres
wide pathway on the left side of the property. This access shall ensure 1.5metres of
clearance for emergency services.

Parking requirements to be on-site as contained in the recently adopted Zoning Bylaw
No. 1027, 2016. For an ADU in this zone, the minimum requirement is for one space at a
length of 5.4metres and width of 2.5metres. Parking for the existing single family dwelling
is not a requirement of this ADU application, however, there appears to be adequate area
for 3 parking spots on the property.

The DPA requires that an outside amenity area for the exclusive use of ADU residents will
be provided in the form dedicated yard as shown on the attached Landscape Plan. The
amenity area shall not be narrower than 2.5metres and must not be less than 10.0metres?
in area.

Staff Assessment: The proposed access, parking and amenity area (as shown) meet the
requirements of the Development Permit guidelines.

Energy Conservation & Reduction of Greenhouse Gas Emissions

This DPA speaks of many voluntary design features which include passive heating, lighting
and cooling design features, natural daylight and seasonal shade needs and taking
advantage of orientation towards or away from the sun, however the size and orientation
of this lot somewhat restricts doing this. Building design to incorporate solar ready
features and electric vehicle plug-in shall be provided.

Staff Assessment: The proposed building plan meets the requirements of the
Development Permit guidelines.

Water Conservation

This section promotes water conservation through voluntary guidelines such as rainfall
capture (and reuse), minimizing impervious surfaces, and using native and drought-
tolerant plant species for landscaping. The landscape plan will utilize native and drought
tolerant plants that will be watered by an irrigation system on a timer.

Staff Assessment: The proposed plan meets the requirements of the Development Permit
guidelines.

Stormwater

Management of rainwater from impervious surfaces is a critical feature in today’s
developments. A Stormwater Management Plan has been prepared by Jenny Burgess,
PEng of Wedler Engineering dated July 17, 2019. The Stormwater Management Plan
requires a rock pit which has been designed to take the roof leader water as well as
containing other recommendations to minimize additional overland flow of stormwater.

Staff Assessment: The proposed plan meets the requirements of the Development Permit
guidelines.
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10. Soil Erosion and Sediment Control

A Sediment and Erosion Control Plan shall be prepared by a registered professional for
the construction and operational phases of the development.

Staff Assessment: The subject property has minimal slope. If excavation work is done
using the lane as access during a dry time, sediment control will not be an issue. Staff
recommends that a professional report not be required in this case.

10.6.6  Specific Guidelines for Accessory Dwelling Units
. How the proposal meets or exceeds the "
2PN Guidelines (from the Applicant) DP Condition
a) A landscape plan should be prepared, with the broad objectives of providing:

i) Vegetative screening on private lots to
protect the privacy and to mitigate noise
between occupants of adjacent
properties;

See landscape plan

ii) Low height vegetation between adjacent
driveways on private lots to mitigate the
visual impact of paved surfaces.

No adjacent driveways

b)

Parking areas for all recreational vehicles,
trailers and boats, including commercial or
industrial vehicles (if permitted by bylaw), should
be located behind the front face of the primary
dwelling unit. “Temporary” storage or parking
areas are not permitted.

None proposed.

c)

An outside amenity area should be provided in
the form of a deck, dedicated yard, garden or
similar feature. A parking area does not qualify
as an outside amenity area.

d)

The amenity area should not be narrower than
2.5metres and must not be less than 10.0metres
in area.

2

Amenity plan shown on attached landscape
plan meets the requirements

e)

Minimize impacts of decks and balconies on
adjacent properties.

None proposed

f)

The civic addressing must be visible from the
primary street frontage.

Will comply

g)

Each dwelling unit should have a dedicated,
unobstructed, hard surfaced path, not be less
than 1.2metres in width that links the unit to a
public street or lane.

See landscape plan

h)

New Buildings should:

i) Create visual interest by providing
variations in height, rooflines and
massing;

See attached elevation drawings.
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10.6.6

Specific Guidelines for Accessory Dwelling Units

DP Guideline

How the proposal meets or exceeds the
Guidelines (from the Applicant)

DP Condition

ii) Avoid building plans that are repetitive.

Unique plan

i)

Large blank walls should not dominate the
buildings and where windows/dormers/bays are
not possible; landscaping should be used to
mitigate the blank walls.

None proposed

J)

The garage should not be visually prominent,
mitigated through the use of staggered setbacks,
and varied orientation, materials, scale, and
finishes.

No garage proposed

k)

The use of vinyl siding is discouraged.

None proposed

l)

Large windows should not face directly onto
adjacent properties.

Single storey building and fencing

The design and siting of buildings should:

Be sensitive to the scale, mass and form of

i)

adjacent buildings
.. Use building materials that reflect the
ii) . . .
character of the principal dwelling unit
i) Not overlook and shadow adjacent

properties

Utilize all habitable space opportunities
iv) | such as building into the truss system of
the unit.

Building complies

CITIZEN/PUBLIC RELATIONS IMPLICATIONS

Pursuant to the requirements of the Village of Cumberland Procedures and Fees Bylaw

No. 1073, 2016:

1. The applicants have placed the required sign on-site.

2. Village Staff sent the notice of Council consideration of the Development Permit which
will be mailed to owners of adjacent properties meeting the Bylaw minimum of 10days
before the Council is expected to consider the application.

FINANCIAL IMPLICATIONS

None

OPERATIONAL IMPLICATIONS

The review of Development Permit applications are part of the services provided by the Planning

Department.

STRATEGIC OBJECTIVE

None
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ATTACHMENTS

1. Submission from applicant
2. Development Permit
a) Site Plan
b) Building Elevations and Colours
c) Landscape Plan
d) Stormwater Management Plan
CONCURRENCE

Ken Rogers, Manager of Development Services

OPTIONS

i) The Advisory Planning Commission recommends approval;

i) The Advisory Planning Commission recommends denial;

iii) Any other action deemed appropriate by the Advisory Planning Commission.

Respectfully submitted,

Joanne Rees
Planner

Tanalee Hesse
Chief Administrative Officer
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August 31st, 2019

Village of Cumberland

RE: Application for Development Permit
DPA #6 Residential Infill

2793 Allen Ave

Cumberland BC VOR 1S0

To whom it may concern:

Please find attached our Application for a Development Permit (DPA #6) Residential Infill ADU
construction at 2793 Allen Ave, Cumberland BC.

Project Summary:

This ADU project is a collaboration between Goldfinch Small Home Design
(www.goldfinchdesign.com) who specialize in affordable small home design and Standingbear
Construction to build a small home for my mother at the rear of our residential property at 2793
Allen Ave. Our neighbours to the east of our home, who will be most impacted by this build,
have been fully informed about this project and are in support of our efforts.

We have enclosed the following as required:
1. The Application Form, applicable fees and authorizing signatures

2. A drawing prepared by a BCLS Surveyor showing the location, dimensions and area in
relation to legal property boundaries is attached to this application.

3. A Site Plan that contains the following required information about the subject property
including:

e Existing/proposed buildings in relation to legal property boundaries with dimensions and
areas.

Significant physical features, road, pathways, open space etc

North Arrow

Dimensions for all elevations and site plans

Residential unit layout

4. Completed ‘Site Profile’ form

5. Landscape Plan

The proposed landscape plan fully incorporates existing landscaping and maintains all trees and
large shrubs. We have attached a drawing of existing and proposed landscaping that contains

the required information about the subject property including: Site organization, planting beds
and landscape features.
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Landscaping Material

e % inch road crush will be used for pathway and ADU seating area

e Drought resistant shrubs and trees will be selected for screening between access path to
ADU and back yard.

Plant Material

e Because existing landscaping will be maintained and pathway will be road crush we
have limited plantings required.

e False Cypress and seasonal potted plants will be used to provide screening along
pathway between ADU and primary residence

Cost Estimate

Road Crush — purchase and delivery - 20 yards $800

Road Crush — distribution/labour - 4 hours @$25/hr $100

False Cypress Shrubs (mature) - 8 units @$30 per unit ~ $240

Soil/Compost - 2 yards @$45/yard $90

False Cypress planting/labour - 2 hours @$25/hr $50

Total Costs $1280

If you haye any questions about this application or require additional information we will be

py to provide.

2dghan Cursons and Bobby Herron
2793 Allen Ave
Cuntherland BC

VOR 180
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t LBt Village of Cumberland
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TO: Meaghan Cursons and Robert Herron

ADDRESS: PO Box 1167, Cumberland, BC VOR 1S0

This Development Permit (2018-14-DP) is issued subject to compliance with all of the bylaws of
the Village of Cumberland applicable thereto, except as supplemented by this Permit for the
purposes of the construction of an Accessory Dwelling Unit.

1. This Development Permit applies to and only to those lands within the Village of
Cumberland described below:
Legal Description: Lot 11, Block 24, District Lot 21, Nelson District, Plan 522C
Folio: 516 00343.000 PID: 008-930-091
Civic Address: 2793 Allen Avenue

2. The land described herein shall be developed strictly in accordance with the following

terms and conditions and provisions of this Permit:
Required prior to Issuance of the Permit:
a) Site Design
The siting shall be substantially in conformance with the attached Schedule A.
Required prior to Final Inspection of the Building Permit:
b) Landscaping

The landscape plan shall be implemented substantially in conformance with the
attached Schedule C.

c) Accessibility

Accessibility features be integrated into the overall design concept and identified
on the site plans, such as but not limited to barrier-free universal design principles
and travel routes a hard, slip-resistant surface with a minimum width per the BC
Building Code.

d) Building Form and Character

i) The ADU shall be constructed substantially in compliance with the
attached Schedule B and the colours will be complimentary to the primary
residence which is shown on the attached drawing.

ii) Civic addressing shall be visible from the street frontage on Allen Avenue.
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f)

g)

h)

Lighting

i)

i)

Exterior building lighting shall be concealed in soffits or other similar
architectural features.

Neither lamp poles and luminaries used for site area lighting shall be
permitted.

Access, Parking, & Amenity Areas

i)

i)

The parking space shown on the attached Schedule A shall be for the
exclusive use of the ADU resident. The parking space shall be surfaced with
a paving treatment (including: pervious paving, cellular paving and
concrete unit pavers).

Access from the parking space to the ADU shall be concrete and at least
1.2metres wide, however the clearance shall be maintained for 1.5metres
for emergency services.

The required outside amenity area shall be a grade level patio as shown on
the drawing Schedule A. This area shall be fenced or screened to provide
privacy of use.

Parking areas for all recreational vehicles, trailers and boats, including
commercial or industrial vehicles (if permitted by bylaw), shall be located
behind the front face of the primary dwelling unit. “Temporary” storage
or parking areas are not permitted.

Energy Conservation & Reduction of Greenhouse Gas Emissions

i)
i)

The ADU shall be designed and engineered to be solar ready.

An electric vehicle plug-in shall be required.

Water Conservation

The Owner is encouraged to:

i)
i)

i)

Incorporate rainfall capture systems for irrigation where feasible;

Use native and drought-tolerant plant species suitable for the growing
area in landscaping;

Not use high water use types of turf, sod and lawn.

Stormwater

A Stormwater Management Plan prepared by Jenny Burgess, PEng of Wedler
Engineering dated July 17, 2019 is attached as Schedule D and forms part of this

Permit.

i)

A rock pit infiltration gallery shall be installed in accordance with the
attached report.
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8.

Security

a)

b)

Expiry

A security in an amount equal to 120% of the cost estimate for the approved
landscape plan shall be received before the Permit is granted.

When the plan has been completely implemented the Owner shall request an
inspection. If found to be compliant, a refund of 75% shall be made.

The remaining 25% will be held back for one year at which time the Owner will
request an inspection. If the plantings are to the satisfaction of the Village, the
holdback will be returned to the person who paid it. If any of the plants have not
survived, they shall be replaced by the Owner per the approved landscape plan,
or failing this, the Village may use the holdback to replace the plants. Any amount
of the security not used for the purpose it was intended will be returned to person
who paid it.

Subject to the terms of the Permit, if the Owner of this Development Permit does not
substantially start any construction with respect to which the Permit was issued within
2 years after the date it is issued, the Permit lapses.

Timing and Sequencing of Development

None

List of Reports or Plans attached as Schedules

Schedule A Site Plan

Schedule B Elevation Drawings

Schedule C  Landscape Plan

Schedule D  Stormwater Management Plan

Contaminated Sites Regulation

This Permit is issued pursuant to the requirements of the Environmental Management
Act, whereby the Owner has completed a “Site Declaration” for the subject property.

This Permit is not a Building Permit.

CERTIFIED as the DEVELOPMENT PERMIT granted by resolution of the Council of the Corporation
of the Village of Cumberland on , 2019 and issued on , 2019 (the Council issues the
Permit, and senior staff shall grant the Permit when all the conditions have been met. (such as
the landscaping security, etc)

Corporate Officer
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PLAN 522C.
Parcel Identifier: 008-930-091
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2nd Floor\
Cantilever \

Date of Survey: Mar. 13, 2019

Civic Address
2793 Allen Ave
Cumberfand, BC

Offset dimensions are to the exterior of the
siding/main foundation wall and are
perpendicular to the property lines.

©Grant Land Surveying Inc, 2019. All rights reserved.

LOT 11, BLOCK 24, DISTRICT LOT 21 NELSON DISTRICT,

e ——

11

Schedule A Proposed Site Plan
B.C. LAND SURVEYOR'S CERTIFICL.

20 25

Entrance

This document shows the registered dimensions of
the above described property and the relative location
of the surveyed structures and features with respect
to the property boundaries. This document shall not
he ucpd to dpme prooerty lines or property corners.
DN: ¢c=CA, cn=Donald Grant
364AG6, 0=BC Land
Surveyor, ou=Verify ID at
www . juricert.com/
LKUP.cfm?id=364AG6
Date: 2019.06.28 16:08:29
-07'00'
, BCLS

This document is not valid unfess digitally signed.
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Schedule C Elevation Drawings & Colours

North Elevation showing entrance

b ™ East Elevation

South Elevation to Amenity Area
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Schedule C Landscape Plan
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Wedler Engineering LLP
211-2459 Cousins Avenue
Courtenay, BC VON 3N6

GINEERING

" WEDLER

July 17, 2018 File Ref: V19-0393/A

Meaghan Cursons

Via email: meaghancursons@gmail.com
Attention: Meaghan Cursons

Reference: Proposed New ADU - 2793 Allen Avenueg, Cumberland, BC
Hydrology and Stormwater Management Report

As requested by the Village of Cumberland this letter & intended to fulill the reguirement for a
stormwater management report to address the proposed new ADU at the subject property.

In arder to maintain flow rates at pre-development levels, some form of stormwater detention and
retention will be required. On other Village projects, and in directions provided by the Village, the “Water
Balance Medel” is referenced as the design guideline to follow. The “Water Balance Model” is an online
tool for determining the impscts of certain stormweater management practices on the stormwater
performance of a proposed development. From the Water Balance Model Website:

The web-based “Water Balonce Model powered by QUALHYMO” integrates the site with the
watershed ond the stream. This scenario comparison tool underpins Beyond the Guidebook, a

provinciol initiotive to advance implementation of green irfrastructure policies ond practices
throughout British Cofumbia.

As such, the “Water Balance Model” does not, in itself, present any best management practices, being
simply & tool for assessing the impact of said practices. Therefore, the “Beyond the Guidebook”
publication is referenced in the preparation of this letter.

“Beyond the Guidebook 2010: implementing a New Culure for Urban Watershad Protection and
Restoration in British Columbia” does not include individual project site solutions or guidelines. Rather, it
details how a greater policy shift can be achieved to greener infrastructure and better stream health in
the receiving waters of urban centres. This publication does reference Department of Fisheries and
Oceans Guidelines for stream health and environmental protection. Furthermore, it references a 2008
publication “Beyond the Guidebook: The New Business as Usual — Create Liveable Communities and
Protect Stream Heslth — Establish Watershed-Specific Runoff Capture Performance Targets”. This
publication, per its title, focuses on watershed level targets, and provides little guidance &s to site specific
goals, beyond reducing runoff, and limiting post-cevelopment flows to pre-development flows.

Finzlly, the “8eyond the Guidebook” publication references a June 2008 publication “Beyond the
Cuidebook: The New Business as Usual — Create Liveable Communities and Protect Stream Health —
Rainwater Management: An Introduction to the Guidebook for British Celumbia”. This publication does
list performance targets that ere applicable to a site specific design.
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The following measures are recommended in the lune 2008 publication:

®  Rainfall Capture - keep rain on site by means cf ‘rainfall capture’ measures such as rain gardens
and irfiltration scakaways

e Runcjf Control - delay ovetflow runcjf by means cf detention storage ponds which provide runcjf
control’

e Flood Mitigation — reduce flooding by providing sujficient hydraufic capacity to ‘contain and
convey’

As such, this report will address on-site rainfall capture and some run-off control for the subject property
in order to minimize the impacts from the proposed ADU.

Pre-Development Site Condition and Hydrology

The parcel area is approximately 0.067 Ha in size, and contains an existing house. Rain falling on the site
would be absorbed to the capacity of the in-situ soils, and then sheet flow towards Allen Avenue, then
into the storm sewer system. The drainage sewer conveys runoff into the wetland area to the south.
Water in this wetland flows east, eventually being conveyed to Maple Lake Creek, and then the Trent
River. Surficial geology consists of glaciofluvial sediments (sand and gravel) which is typical of this area.
Figure 1is an excerpt from the Vancouver |sland Surficial Map produced by the Ministry of Environment.

- Glaciofiuvial Sediments: Sand and gravel deposits related to outwash from previous glaciations

Figure 1 — Excerpt from the Surficial Geology Map of Vancouver Island. Subject property identified with
a circle.

w Page 2 of 7

Page 17 of 22



2793 Allen Avenue | Stormwater Management-Proposed ADU
File Ref: V19-0393/A

July 17, 2019
The site is contained within the catchment of the “Ravine (South}” subcatchment of the South Cumberland

Watershed®. Figure 2 shows the subject parcel relative to the larger sub-catchments of the Village and
surrounding area. The total area of the catchment is +/- 510 ha in both Village and CVRD lands.
Approximately 1/2 of that area is settled urban and sub-urban lands within the Village core.
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Figure 2 — Excerpt from Stormwater Management Plan — subject parcel outlined in red.

Figure 3 shows the subject parcel in relation to the smaller sub-catchments in the Village.
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Figure 3 — Excerpt from Stormwater Management Plan —subject parcel outlined in red.

1per the 2010 “Stormwater Drainage Master Plan”, McElhanney Consulting Services Ltd., July 13, 2010
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Historical aerial photos were reviewed to determine when works on the site were completed. Figure 2
presents 4 historical aerial photos demonstrating the development work over time.

Figure 4 — Historical aerial photos. Top left is 1996, top right is 2005. Bottom left is 2012. Bottom right
is 2014, Subject parcel outlined in red.

Considering that the site has been developed in its current state for over 20 years, only the impact of the
new structure will be analyzed. Downstream receiving waters will have adjusted to the current flow
regime from the property.

Figure 5 shows the proposed ADU on the subject parcel. The ADU will have a roof area of 45 mz, the new
gravel path to the ADU will add an equivalent impervious area of 59 m? and an existing shed to be
removed for the construction of the ADU is approximately 9 m? Therefore, the net increase of impervious
area is 95 m?. |f 50% of the Mean Average Rainfall (MAR) is retained or detained on site, this will mitigate
flows from the ADU for 90% of rainfall events throughout the year. This is equal to 24 mm of precipitation
over a 24 hour period, using rainfall data from Comox airport.
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Figure 5 — Proposed Development and location of rockpit

Proposed Runoff Mitigation Strategies

proposed carriage house is completed:

that 2.27 m® of rainfall be attenuated.

The following strategies are recommended for mitigating the increase in runoff from this site after the

All rain water leaders from the proposed structure be drained to an in ground soak-away or “rockpit”.
Landscaping be pervious in nature, and the gravel driveway be retained

The rockpit will be limited to 1 m in depth to maximize infiltration potential. The new ADU will require

Page 5of 7

Page 20 of 22



2793 Allen Avenue | Stormwater Management-Proposed ADU
July 17, 2019

File Ref: ¥19-0393/A

CONCRETE CONTROL BARRI |
MIN 1200 e MCH o/w
ROCK Galtier / ComMm i Wil GRATID L0
—\
| p—— el )b
\ B i i
\1 :/vw ne;.»
§ el RENOUABLL 1008 PVC
R . = ;'a Ry P /mo (MO~ ALLINIVUM)
e : A R .0 / ARy &
r \.D(A'U'ﬂ‘_\’. 3y 4 B E-j'- 008 Pt ."‘7 o
~3 BE PACPARCD AT Bi:OMs LRI STA02 Jl 2 _ 3 \ / g ¥ in) | 13
£ & £ 4 A S T \\ " |4
=3 HOOF LEADER & (DOING__ ,//Lr\ .,3: RS M. } 3 -\ ,‘\/
531 DRAN SUNS (TR) ) 3y i 5 ST | ——
v c .: )' ¥ NOCK GALLERY {7 10 AocK
N HANWATTR LIADERS & L= ; v fG OALLW
\ ro0tnG bRAn BPES [Py s [ . ! g
= *BHONG TGN N L ™ A '_' ) DRAM. O 4
o T o 4 O/ ONT/ TP WS _f
NOTE: MITRIOR FLOGR DRANS X é ¥ conRT Sune
O DRAN TO SANTARY CONNICTION | [ 7 /v CRLLAGE LD
WTOTAIE TOR WM. DUAWE TEN
:;‘:“w :go"wr’\n:i’:& ‘;4‘ n‘rn:m_.. PLAN VIEW STCTION A-A i\ A
i gl R e AN VIS o o ]
800myn  UF TD 1
- Trmm  UF 10 .lJ:]
ON-SITE STORMWATER DISPOSA wn:'.m' fover 29m
10 BE BUILT AT BUILDING PERMIT srAcc Syl
Figure 6 — Proposed detail for roof water leader rockpit. Total volume required is 1 m deep by 1.5 m
wide by 2.0 m long.

Arock pit 1.0m deep by 1.5 m wide by 2.0 m long will have a base area of 3.00 m2 Applying a conservative
infiltration rate of 20 mm / hour, this will allow 1.44 m? of runoff to percolate into the soil. The remaining
0.83 m? can be stored in the rock pit, and will release slowly after the initial 24 hour period. With a void
ratio of 0.3 (to be conservative), the proposed rock pit will have a detention volume of 0.9 m®.

Figure 6 lays out the proposed details for this rock pit. Final location and details should be determined in

the field, with the following requirements maintained;

¢ 5.0 m horizontal separation to any house/ADU foundation, with a minimum of 1.5 m of

undisturbed native soil retained between the rock pit and the foundation. This separation will

provide sufficient limitation to rock pit influence on the perimeter drain.

e (0.2 m vertical separation between the floor slab and the lawn basin im / overflow. This will not

result in increased risk of surcharging if the storm service is connected perthe BC Plumbing Code.

e Qutside the dripline of any trees.

e Ensure that the building perimeter drains do not get connected to soak-away(s).

All onsite facilities should be designed with a suitable overflow and site grading that will convey excess

flows safely offsite without causing property damage or other unwanted effects.

Page 6 0f 7

Page 21 of 22



2793 Allen Avenue | Stormwater Management-Proposed ADU
July 17, 2019 File Ref: V19-0393/A

Proposed erosion and sediment control measures for during construction

The following measures are recommended for the construction stage of the proposed carriage house:

e Construct permanent or temporary fencing around sensitive features and their buffers.

e Retain as much natural vegetation as possible. Minimise the size of the cleared area required for
construction.

e Prevent any disturbance within the root zone (drip line) of established trees.

e Retain the natural soils and put them back onsite during landscaping.

» Reduce soil compaction by avoiding machinery use except where necessary.

¢ Cut-off potentially sediment laden surface water with interception ditches or compost filled
geotextile tubes.

¢ Build and maintain a sedimentation pond that captures all run-off from cleared areas.

e Cover any areas that will be left unplanted with straw to reduce soil stripping.

e Stage construction and stripping to avoid having large areas of the site excavated.

The staging will depend on day to day activities on site, and overall erosion and sediment control is the
responsibility of the Contractor.

Conclusion

The construction of a rockpit per the details in this report will attenuate 90% of rain events from the
proposed carriage house. As such, all impacts on water quality and quantity as a result of the proposed
carriage house on the subject property can be easily mitigated.

Yours truly,
Wedler Engineering LLP

Per:

Jenny Burgess, P.Eng.
Project Engineer

jburgess@wedler.com
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APC
REPORT

REPORT DATE:  October 7, 2019
MEETING DATE: October 10, 2019
File No. 3360-2019

TO: Advisory Planning Commission

FROM: Karin Albert, Senior Planner

SUBJECT: Fire Hall Property at 4382 Cumberland Road — Referral to APC
FILE: 2019-03-OCP&RZ 4382 Cumberland Road

OWNER Corporation of the Village of Cumberland

FoLio No. 00701.100 PID: 029-853-877
LEGAL DESCRIPTION: Lot 1, District Lot 24, Plan EPP59401

Civic ADDRESS 4382 Cumberland Road

PROPOSED AMENDMENTS EXISTING BYLAW REQUESTED AMENDMENT
OCP Designation Residential Institutional

Zone R-2 Small Lot Residential PA-1 — Public Assembly/Institutional
RECOMMENDATION

1) THAT the Advisory Planning Commission receive the “Fire Hall Property at 4382 Cumberland
Road — Referral to APC” report dated October 7, 2019.

2) THAT the Advisory Planning Commission recommend to Council that Bylaw No.1115 be
presented to Council for first and second reading and a public hearing to amend the Official
Community Plan to amend the land use designation of the property legally described as Lot 1,
District Lot 24, Plan EPP59401 from Residential to Institutional.

3) THAT the Advisory Planning Commission recommend to Council that Bylaw No.1116 be
presented to Council for first and second reading and a public hearing to amend the zone of
the property legally described as Lot 1, District Lot 24, Plan EPP59401 from R-2 Small Lot
Residential to PA-1 Public Assembly/Institutional.

SUMMARY

In June 2016, the Village purchased a 1 hectare (2.5 acre) parcel at 4382 Cumberland Road for the
Village’s future fire hall. Since that time, conceptual and detailed designs for the fire hall were
approved by Council. In order to go to construction, the Village will need to borrow funds. At
their September 9, 2019 meeting, Council gave the first three readings to a borrowing bylaw and
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passed a resolution to seek elector approval of the bylaw through an alternate approval process. If
the electors support borrowing funds for the new fire hall through the alternate approval process,
the proposed use of the property will require an OCP and a Zoning Bylaw amendment.

Figure 1: Concept Drawing of Proposed New Fire Hall

BACKGROUND
OCP Amendment

The proposed use of the property for a new fire hall requires an amendment of the Official
Community Plan Bylaw No. 990. 2014 to change the current land use designation of the property
at 4382 Cumberland Road from residential to institutional. The institutional land use designation
in the OCP is identified as including non-profit or semi-public use or institutions such as a fire hall,
church, library, public or private school or health care facilities.

One of the General Land Use Policies (section 5.1.5 (6)) in the OCP states:

“Zoning and OCP amendment applications shall demonstrate that the project proposed will
provide benefit to the community as a whole. Council and staff will evaluate the proposal on this
basis. Demonstrable community benefit includes:

a. Providing a use that is responding to community need

b. Providing an amenity that will benefit the residents of Cumberland (including but not limited
to): iii. Fire and emergency service department contributions”

The General Land Use Policies (section 5.1.5 (7) also states:

“Parks, schools, public facilities, pathways, public trails, urban food gardens, fire halls, and public
recreational facilities are permitted in all land use designations, subject to the zoning regulation
for the specific site.”

In short, while an OCP amendment is not strictly needed, staff recommend to proceed with the
amendment so that the OCP land use designation reflects the planned use of the property.
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Zoning Bylaw Amendment

The proposed fire hall use also requires an amendment to Zoning Bylaw No. 1027, 2016 to rezone
the property from R-2 — Small Lot Residential to PA-1 — Public Assembly/Institutional. While the
Zoning Bylaw permits utility use in all zones and the definition of utility in the Bylaw includes ‘fire
protection’; the definition of institutional use specifically identifies ‘fire station’. The permitted
uses in the R-2 —Small Lot Residential zone do not include institutional use. Further, the Village
wishes to enable a broader range of public uses in the proposed new fire hall. The proposed PA-1
— Public Assembly/Institutional Zone would allow the Village to rent out space within the fire hall
to the community for meetings or workshops.

The attached Bylaws No. 1115 and 1116 identify the existing and proposed OCP land use
designations and existing and proposed zoning of the future fire hall property.

CITIZEN/PUBLIC RELATIONS IMPLICATIONS

The alternate approval process initiated through a September 30, 2019 Council resolution will
determine whether residents support borrowing funds for construction of the fire hall.

Pursuant to Division 3 of the Local Government Act, a public hearing is required prior to the
adoption of a zoning bylaw unless an official community plan is in effect for the area subject to the
zoning bylaw and the bylaw is consistent with the official community plan. Since the Village would
also proceed with an OCP amendment, the public hearing for the OCP and the zoning bylaw
amendments can be held concurrently.

As per the Local Government Act requirement, a notice of the public hearing will be published in at
least two consecutive issues of a newspaper and not less than 3 days and not more than 10 days
before the public hearing.

The Village of Cumberland Accessibility Committee has reviewed the fire hall drawings and provided
comment to improve accessibility of the fire hall, in particular, spaces that may be rented or used
by the public.

REFERRALS

Pursuant to section 475 of the Local Government Act, local governments need to consider whether
consultation on OCP amendments is required with outside agencies, adjacent local governments,
and First Nations. At their September 30, 2019 meeting, Council decided to refer the OCP and
zoning bylaw amendments to other agencies, local governments and First Nations for comment.
FINANCIAL IMPLICATIONS

The OCP and zoning bylaw amendment process requires a public hearing and, therefore, notice
costs and remuneration of Council and staff to attend the public hearing.

OPERATIONAL IMPLICATIONS

OCP and zoning bylaw updates are part of the regular services provided by the Development
Services Department.
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STRATEGIC OBJECTIVE

The OCP and zoning bylaw amendments support the Council strategic priority of constructing a
new fire hall.

ATTACHMENTS

A. OCP Amendment Bylaw No. 1115, 2019
B. Zoning Amendment Bylaw No. 1116, 2019

CONCURRENCE

Ken Rogers, Manager of Development Services
Rachel Parker, Corporate Officer

OPTIONS

1.

3.

THAT the Advisory Planning Commission recommend to Council that Bylaw No.1115 be
presented to Council for first and second reading and a public hearing to amend the Official
Community Plan to amend the land use designation of the property legally described as Lot
1, District Lot 24, Plan EPP59401 from Residential to Institutional.

AND THAT Bylaw No. 1116 be presented to Council for first and second reading and a public
hearing to amend the zone of the property legally described as Lot 1, District Lot 24, Plan
EPP59401 from R-2 Small Lot Residential to PA-1 Public Assembly/Institutional.

THAT the Advisory Planning Commission recommend to Council that Bylaw No. 1115 and
Bylaw No. 1116 not proceed to first and second reading and a public hearing (must give
reasons).

Any other action deemed appropriate by the Advisory Planning Commission.

Respectfully submitted,
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a—

Karin Albert
Senior Planner
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THE CORPORATION OF THE VILLAGE OF CUMBERLAND
BYLAW NO. 1115

A bylaw to amend Village of Cumberland Official Community Plan

The Council of the Corporation of the Village of Cumberland in open meeting assembled enacts the
following:

1. This Bylaw shall be cited as “Official Community Plan Amendment Bylaw No. 1115, 2019.”

2. Map A FUTURE LAND USE of the Village of Cumberland Official Community Plan, Bylaw No.
990, 2014 is amended as follows:

The land use designation of 4382 Cumberland Road, legally described as Lot 1, District Lot 24,
Nelson District, Plan EPP59401 and shown on Schedule A to this bylaw is amended from
Residential to Institutional.

READ A FIRST & SECOND TIME THIS _ DAY oF 2019.

PuBLIC HEARING HELD THIS _ DAY oF 2019.

READ A THIRD TIME THIS _ DAY oOF 2019.

ADOPTED THIS _ DAY oF 2019.
Mayor Corporate Officer
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THE CORPORATION OF THE VILLAGE OF CUMBERLAND

BYLAW NO. 1116

A Bylaw to amend the Zoning Bylaw No. 1027, 2016.
The Council of the Corporation of the Village of Cumberland, in open meeting assembled, enacts
the following:
1. This Bylaw shall be cited as the “Zoning Amendment Bylaw No. 1116, 2019”.

2. Schedule A Zoning Map and Schedule B Zoning Map Village Core of “Zoning Bylaw No. 1027,
2016” are amended as follows:

The zoning of 4382 Cumberland Road, legally described Lot 1, District Lot 24, Nelson District,
Plan EPP59401 and shown in Schedule A to this bylaw is amended from R-2 — Small Lot
Residential to PA-1 — Public Assembly/Institutional.

READ A FIRST & SECOND TIME THIS  ____ DAY oF 2019.
PuBLIc HEARING HELD THIS _ DAY oF 2019.
READ A THIRD TIME THIS _ DAY oF 2019.
ADOPTED THIS _ DAY oF 2019.
Mayor Corporate Officer
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