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Date:  October 15, 2013 File No.: 

X-Ref.: 

SS-DP-2013.5      
SS-SUB-2006.12  
SS-DVP-2013.6 

To: Salt Spring Island Local Trust Committee for Meeting of October 24, 2013 
  

From: Caitlin Brownrigg, Planner 1, Local Planning Services 
  

CC: Brent Taylor 
  

Re: Development Permit Application  

  
Owner: Skywater Capital Corp and Robert and Chandra Hershey-Lear 

Applicant: Polaris Land Surveying 

Location: 344 Anna's Drive, 1611 Musgrave Road, Mount Tuam Road 
The Southeast 1/4 of Section 44, The South 1/2 of the Southwest 1/4 of Section 
43, The Remainder of the Southeast 1/4 of Section 43 and the Northeast 1/4 of 
Section 37, All of South Salt Spring Island, Cowichan District 

   

THE PROPOSAL: 

This Development Permit is required as a condition of subdivision application SS-SUB-2006.12. 
The subdivision will create new lots in an area that has several significant wetlands. 
 

 
SITE CONTEXT: 
 
Subdivision application SS-SUB-2006.12 is a 27 lot bare land strata subdivision proposal. There 
are four parent lots totaling 222.561 hectares (63.967 ha + 32.118 ha + 63.062 ha + 63.414 ha). 
Three of the lots are zoned Forestry 1 and one lot is zoned Rural Upland 1. There are a number 
of significant wetlands on the subject properties. Several of them are included in Development 
Permit Area 4. The subject properties border the Mount Tuam Ecological Reserve to the south, 
the Alvin Indridson Nature reserve to the west, and the Hope Hill Crown lands to the north. Mt 
Tuam Strata is to the south. Musgrave Road runs across the western corner of one of the parent 
parcels.  
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Figure 1: Subject Properties with Orthophoto 

Figure 2: Subject Properties with Development Permit Area 

Composite Mapping 
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Official Community Plan 
 
The subject properties are in: 

 Development Permit Area 4: Lakes, Streams, and Wetlands 

 Development Permit Area 6: High Soil Erosion Hazard 
 
 
Development Permit Area 6: High Soil Erosion Hazard 
 
The applicant will seek an exemption to Development Permit Area 6 requirements under the 
following exemption clause: 
 

 E.6.1.3 e. development on, or subdivision of, a property that is in accordance with a 
report submitted to the Islands Trust, prior to development or subdivision commencing, 
that has been prepared by a geotechnical engineer or an engineer with expertise 
relevant to the applicable matter, and has been conducted in accordance with the 
recommendations contained in the report addressing slope instability and soil erosion 
hazards. 

 
Development Permit Area 4: Lakes, Streams, and Wetlands  
 
The objectives of this Development Permit Area are: 

 E.4.3.1 To protect the quality of drinking water supplies.  

 E.4.3.2 To protect fish habitat.  

 E.4.3.3 To protect sensitive riparian habitat and the unique species that depends upon it. 

Figure 3: Proposed Subdivision Layout with 

Wetland Mapping 
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E.4.4 Guidelines for New Development 
E.4.4.1 All work that takes place in this Development Permit Area should be done in a way that 
minimizes degradation in water quality and disturbance to natural drainage patterns.  

 Wetlands were mapped prior to the beginning of development. The applicant does not 
propose development within the wetlands. The applicant has provided a report from 
Anderson Civil Consultants Inc. dated May 17, 2013 states that the proposed 
configuration of roads and driveways will not significantly alter the natural drainage 
patterns.  
 

E.4.4.2 All work that takes place on land within 10 m of the natural boundary of a lake or stream 
(or within 300 m of Maxwell Lake) or within a wetland should be planned and carried out in a 
way that is consistent with the Land Development Guidelines for the Protection of Aquatic 
Habitat (Appendix 7).  

 The applicant submitted a report prepared by a qualified Biologist that made 
recommendations pursuant to “Develop With Care” Provincial Guidelines that have been 
incorporated into the proposed Development Permit. 

 
E.4.4.3 Native vegetation and trees are to be retained or replaced to control erosion, protect 
banks and protect fish and wildlife habitat.  

 The applicant proposes to maintain natural vegetation surrounding the wetlands. This 
is also a recommendation within the report prepared by the Biologist and has been 
incorporated into the proposed Development Permit.  

 
E.4.4.4 New roads and septic fields should not be located in this Development Permit Area. If 
such a location cannot be avoided, then the design and construction of the road or septic field 
should be supervised by a qualified professional to ensure that the objectives and guidelines of 
this Area are met. Septic systems that are adjacent to lakes or to streams that drain to lakes 
should be designed to minimize both nutrient loading and coliform contamination of lake waters.  

 The applicant does not propose to locate septic fields in the wetlands. The applicant has 
provided a plan of roads and driveways that is included in the proposed Development 
Permit. 

 
E.4.4.5 Where this Area includes unique native species dependent on riparian habitat which 
have been identified by a qualified professional as worthy of particular protection, their habitat 
areas should be left undisturbed. If development is permitted, it should be undertaken only 
under the supervision of a professional who is qualified in environmental protection, with advice 
from the Ministry of Environment, the Department of Fisheries and Oceans, or Environment 
Canada.  

 The Biologist’s report notes native species that depend on the wetlands for habitat. The 
applicant does not propose to disturb the habitat that has been identified. One of the 
conditions of the proposed Development Permit is a follow up report from a Biologist.  

 
E.4.4.6 To assist in the preparation of development permits for larger projects, the Local Trust 
Committee could request an applicant to provide a report, prepared by a qualified professional 
with experience in surface water management and the protection of habitat. The report should 
indicate the type of conditions that should be incorporated into the development permit to 
achieve the objectives and comply with the guidelines of this Development Permit Area.  

 The applicant has submitted report prepared by a qualified Biologist. This report 
contained recommendations that have been incorporated into the proposed 
Development Permit. The applicant has submitted a report prepared by Anderson Civil 
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Consultants Inc. dated May 17, 2013. This report indicates that the proposed 
development will not have a significant impact on surface water runoff. 
 

E.4.5 Guidelines for Subdivision  
E.4.5.1 If a proposed land subdivision is to create additional new lots within this Development 
Permit Area, then any new lots, roads, building sites, septic fields and driveways should be 
located and constructed in a way that meets the objectives of this Area. A covenant should be 
registered against the part of the property that is within this Area to guide future development 
and meet the objectives of this Area. 

 The proposed lot layout will not create lot lines across wetlands. A plan of driveways is 
attached to the proposed Development Permit that demonstrates that driveways and 
roads will not be built through the identified wetlands. Any change to the driveway plans 
that proposes to situate the driveways closer to the wetlands will require a Development 
Permit amendment. 

 
Land Use Bylaw  
 
The subject properties are zoned Forestry 1 (F1) and Rural Uplands 1 (RU1). The density and 
lot configuration proposed by subdivision application SS-SUB-2006.12 is permitted by zoning. 
The subdivision makes use of the lot averaging provisions in the Land Use Bylaw to cluster the 
development of the lots. The subdivision is in compliance with most of the regulations of the 
Land Use Bylaw; a forthcoming application addresses a Development Variance Application (SS-
DVP-2013.6) to permit lots in more than one zone. Further, the applicant is requesting a 
frontage waiver to permit the proposed subdivision layout. 

 

Islands Trust Fund: 

The subject properties are not adjacent to any Islands Trust Fund properties, 

 

Sensitive Ecosystems and Hazard Areas: 

Portions of the subject properties have been identified as sensitive ecosystems by the Islands 
Trust Sensitive Ecosystem mapping. The subject properties are in Development Permit Area 4 
and Development Permit Area 6. The applicant has indicated that they will seek an exemption 
for Development Permit Area 6 requirements by submitting a report from a qualified 
Geotechnical Engineer. 

 

Archaeological Sites: 

Based on the data provided by the Provincial Remote Access to Archaeological Data, there are 
no known archaeological sites or areas of significant potential to contain unknown but protected 
archaeological sites on the subject property.   
 

Covenants: 

There are several easements and statutory rights of way registered on the subject properties. 
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Bylaw Enforcement: 

There are no current Islands Trust Bylaw Enforcement files on the subject property. 

 
STAFF COMMENTS: 
The proposed Development Permit and development proposal are substantially consistent with 
the guidelines for Development Permit Area 4. The guidelines in Development Permit Area 4 do 
not suggest a referral to APC. Staff advise LTC that it could choose to refer the application to 
APC or it could approve the Development Permit as attached.  

 
 

RECOMMENDATION: 

THAT the Salt Spring Island Local Trust Committee approve issuance of Development Permit 
SS-DP-2013.5 for The Southeast 1/4 of Section 44, The South 1/2 of the Southwest 1/4 of 
Section 43, The Remainder of the Southeast 1/4 of Section 43 and the Northeast 1/4 of Section 
37, All of South Salt Spring Island, Cowichan District (Polaris Land Surveying, Anna’s Drive 
Musgrave Road, Mt Tuam Road). 

 
 

Prepared and Submitted by: 

 
   

Caitlin Brownrigg  Date 
 
Concurred in by: 

 
   

Leah Hartley  Date 
 
Appendix 1: Proposed Development Permit 
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PROPOSED  

SALT SPRING ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT SS-DP-2013.5 

 

TO: Skywater Capital Corp and Robert and Chandra Hershey-Lear    

 

1. This Development Permit (the “Permit”) applies to land described below and all 
buildings, structures and other developments therein: 

 
 The Southeast 1/4 of Section 44, The South 1/2 of the Southwest 

1/4 of Section 43, The Remainder of the Southeast 1/4 of Section 
43 and the Northeast 1/4 of Section 37, All of South Salt Spring 
Island, Cowichan District 

 
2. Development Permit SS-DP-2013.5 is authorized as follows: 

1. Development shall occur substantially in accordance with 
the report by Kathleen Reimer MSc. dated September 10, 
2013 and attached to this Permit as Schedule 1. 

2. Development shall occur substantially in accordance with 
the report by Anderson Civil Consultants Inc. dated May 
17, 2013 and attached to this Permit as Schedule 2. 

3. Development shall occur substantially in accordance with 
the following recommendations in Kathleen Reimer’s 
report: 

1. There should be no further disturbance of 
Development Permit Area 4 (DPA 4). This includes 
new road building, tree cutting, wood removal, or 
septic field preparation 

2. There should be no inadvertent lowering of wetland 
water levels. For example, no existing roadway 
culverts should be lowered in any way that would 
result in draining of the wetland habitat.  

3. Wherever possible the wetland water storage 
capacities should be restored to their natural levels.  

4. The riparian areas on the property between Hope 
Hill and Mount Tuam should be maintained in a 
natural state. These zones should not be fenced 
because they serve as wildlife corridors. 

5. Several old growth wildlife trees were identified by 
the Biologist. The large old growth trees in or near 
the riparian areas of the prospered new strata lots 
should be retained. 
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4. Development shall be monitored by a Professional 
Biologist to protect environmental values including animal 
life and shoreline habitat. 

5. Driveways shall be located substantially according to Plan 
No. 1. 

6. The applicant shall submit a post-development report from 
a professional biologist to Islands Trust detailing 
compliance with the Development Permit conditions.   

All in accordance with Plan No. 1, Plan No. 2, and Schedule 1, attached to and 
forming part of this Permit, and signed by the Deputy Secretary of the Islands 
Trust.  

3. This authorization is subject to the following conditions: 
 

1. Any alterations requiring a development permit and not 
specifically authorized in this Permit may require a new 
Development Permit or a Development Permit 
Amendment. 
 

2. This is NOT a Building Permit, nor does it remove any 
obligation on the Permittee to obtain other approvals 
necessary for the lawful completion of the development. 
 

AUTHORIZING RESOLUTION FOR THE ISSUANCE OF THIS DEVELOPMENT PERMIT 

PASSED BY THE SALT SPRING ISLAND LOCAL TRUST COMMITTEE THIS __ DAY OF __, 

2013. 

 

 

DEPUTY SECRETARY, ISLANDS TRUST 

 

DATE OF ISSUANCE 

 
 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE __TH DAY 
OF ____, 2015 THIS PERMIT AUTOMATICALLY LAPSES. 
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SALT SPRING ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT 

SS-DP-2013.4 
 

Plan No. 1 

 
 

I hereby certify this to be Plan No. 1, which is attached to  
and forms part of Development Permit SS-DP-2013.5. 
 
 

Deputy Secretary, Islands Trust 
 
 

Date Issued 
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SALT SPRING ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT 

SS-DP-2013.5 
 

Plan No. 2 

 

 
 

I hereby certify this to be Plan No. 2, which is attached to  
and forms part of Development Permit SS-DP-2013.5. 
 
 

Deputy Secretary, Islands Trust 
 
 

Date Issued 
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I hereby certify this to be Schedule No. 1 which is attached to and forms part of Development Permit SS-DP-2013.5.


Deputy Secretary, Islands Trust



Date Issued
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I hereby certify this to be Schedule No. 2 which is attached to and forms part of Development Permit SS-DP-2013.5.


Deputy Secretary, Islands Trust


Date Issued











SKYWATER DEVELOPMENT

Site Location

Important
This map is for general information purposes only. The Capital Regional
District (CRD) makes no representations or warranties regarding the
accuracy or completeness of this map or the suitability of the map for
any purpose. This map is not for navigation. The CRD will not be liable
for any damage, loss or injury resulting from the use of the map or
information on the map and the map may be changed by the CRD at
any time.
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SKYWATER SUBDIVISION

Catchment Areas, Creeks A & B

Important
This map is for general information purposes only. The Capital Regional
District (CRD) makes no representations or warranties regarding the
accuracy or completeness of this map or the suitability of the map for
any purpose. This map is not for navigation. The CRD will not be liable
for any damage, loss or injury resulting from the use of the map or
information on the map and the map may be changed by the CRD at
any time.
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basins and for simple urban systems. The formula 
takes account of the runoff coefficient as  well as slope 
and distance. 

t, = 3.26 [(1.1 - C) L0.5/S0.33] (2.4.2) 

where t, = time of concentration, min 

C = runoff coefficient 

L = distanced travelled, m 

S = slope of travel path, %. 

Travel times for individual surfaces along the 
path of flow should be summed to find the total time 
of concentration. For distances of 350 m or less, the 
curves in Figure 2.4.1 can be used. No maximum area 
is specified for this method, but a suggested limit is 
one square kilometre. 

SCS Upland Method (7) This method is lim- 
ited to basins or sub-basins up to 10 square kilo- 

metres, and applies to overland flow and flow in gul- 
lies and grassed waterways. It does not allow for 
variations of soil type, and may therefore underesti- 
mate times for very permeable basins. From Figure 
2.4.2 the velocity and hence travel time for each type 
of surface can be determined, and the individual 
times summed to give the time of concentration. 

SCS Curve Number Method This method, 
which is somewhat more complex than the others, 
was developed by the SCS (7) to determine lag times 
(see Figure 2.7.1 for definition of lag time, TL) in 
natural basins up to approximately 10 square kilo- 
metres for developing synthetic unit hydrographs. 
Preliminary indications are that the results achieved 
are more realistic than those given by other methods. 
The method requires that soillland use characteris- 
tics be quantified in terms of the SCS curve numbers 
described in Subsection 2.2.3. The curve number 
method takes account of soil type, cover or land use, 

SLOPE ('10) 

Figure 2.4.2 - Upland method for estimating time of concentration (7) 
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Short Duration Rainfall Intensity−Duration−Frequency Data
Données sur I’intensité, la durée et la fréquence des chutes de pluie de courte durée
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