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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 21, 2010

SUBJECT Rezoning and Development Permit Application for:

e District Lot 564, Renfrew District Except Part in Plan VIP63203, PID: 009-593-
730 (Z-02-10/DP-09-10 1 Marine Trail Holdings No. 1 Ltd.)

e District Lot 565, Renfrew District Except Part in Plan VIP63203, PID: 009-593-
781 (Z-03-10/DP-10-107 Marine Trail Holdings No. 3 Ltd.)

o District Lot 566, Renfrew District Except Part in Plan VIP63204, PID: 009-593-
811 (Z-04-10/DP-11-107 Marine Trail Holdings No. 3 Ltd.)

e District Lot 569, Renfrew District Except Part in Plan VIP63205, PID: 009-593-
926 (Z-05-10/DP-14-107 Marine Trail Holdings No. 3 Ltd.)

o District Lot 570, Renfrew District Except Part in Plan VIP63205, PID: 009-593-
942 (Z-06-10/DP-15-107 Marine Trail Holdings No. 3 Ltd.)

o District Lot 568, Renfrew District Except Part in Plan VIP63205, PID: 009-593-
896 (Z-02-09/DP-13-101 Marine Trail Holdings No. 2 Ltd.)

e District Lot 567, Renfrew District Except Part in Plan VIP63204, PID: 009-593-
837 (Z-03-09/DP-12-107 Marine Trail Holdings No. 3 Ltd.)

ISSUE

The purpose of this report is to request a rezoning and development permit for the proposed development

of a tourist resort consisting of 279 tourist cabins, a tourist lodge and recreation centre plusc ar et aker 6 s

residences to be located on seven separate parcels totalling approximately 236ha in the Rural Resource
Lands.

BACKGROUND

The Marine Trail Holdings group has applied to rezone seven parcels in the Rural Resource Lands to
permit a tourist resort (Appendix A). The properties are currently zoned Resource Land in The Rural
Resource Lands Land Use Bylaw, Bylaw No. 3602 and permit one single family dwelling, resource
extraction, agriculture and outdoor recreation. The properties are designated Resource Lands in The
Rural Resource Lands Official Community Plan, Bylaw No. 3591 which supports tourism uses subject to

rezoning. Tourism uses, as d e fadgilityeudldirgnanduges rouriéts .

including: cabins, campgrounds, recreational vehicle sites, resorts and tourist lodges. 0 Ther
proposal is consistent with the OCP but requires rezoning to support the proposed tourist uses.

The properties are within a Riparian Development Permit Area and within the Development Approval
Information Area of the Rural Resource Lands Official Community Plan, Bylaw No. 3591. Therefore,
information on how the proposed development will impact watercourses, wetlands and riparian areas as
well as other information relevant to the property is required for the application. The applicant has
provided a preliminary environmental assessment (Appendix B), geotechnical report (Appendix C) and
archaeological overview (Appendix D) in support of the proposal.

The proposed tourist resort would consist of a total of 279 tourist cabins, a tourist lodge and recreation
centre plus car etolzkastroced aver apprdxenatelye2 years. The design details of

3591,
efore,
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the cabins have not yet been provided; however, the applicant has supplied a project overview for a
sustainable resort plan and the construction will incorporate sustainable building design where feasible
(Appendix E). The intent is to register the cabins as a building strata. Bylaw Nos. 3591 and 3602 define
a c ab i astrutare or Building less than 90m? which is used as temporary accommodation for the

travelling public; which may or may not include a kitchen or sanitary facilities. 0 Temporary

accommodat i on atetal kregth of staydf nat more tiian 60 consecutive days or a total of six
months per calendar year. oThe tourist facilities would be required to meet these established definitions
in the Bylaw.

Z-02-10/DP-09-107 District Lot 564

The subject property is located adjacent to the Juan de Fuca Provincial Park on West Coast Road at
Lines Creek in the Rural Resource Lands (Appendix F). The proposal for District Lot (DL) 564 is to

construct 97 touri st cabins and in3hree sepamte arkas onitlse 83ha Isti Thenc e s

proposal consists of three driveways off West Coast Road to access three separate clusters of cabins.
Z-03-10/DP-10-107 District Lot 565

The 52ha subject property is located directly north of the Juan de Fuca Provincial Park on West Coast
Road at Newmarch Creek in the Rural Resource Lands (Appendix G). The proposal for DL 565 is to

construct a total of fifty two cabins, t wo caret

two separate areas on the lot. The proposal consists of two driveways off West Coast Road to access
two separate clusters of cabins.

Z-04-10/DP-11-1071 District Lot 566

The 18ha subject property is located directly north of Juan de Fuca Provincial Park on West Coast Road
at Hoard Creek in the Rural Resource Lands (Appendix H). The proposal for DL 566 is to construct a
tot al of 12 cabins and a caretakerds residence,
Road and through the adjacent lot, DL565.

Z-05-10/DP-14-107 District Lot 569

The 16ha subject property is located directly north of Juan de Fuca Provincial Park on West Coast Road
at Bent and Fall Creeks in the Rural Resource Lands (Appendix |). The proposal for DL 569 is to

construct a total of 13 cca,kklustered i twallocaions and @&ctess&derond s

West Coast Road and by easement over Crown Land.
Z-06-10/DP-15-10171 District Lot 570

The 14ha subject property is located directly north of Juan de Fuca Provincial Park on West Coast Road
at Circa and Pat Phillips Creeks in the Rural Resource Lands (Appendix J). The proposal for DL 570 is to

construct a total of 11 cabins and a caretaker 6s

West Coast Road via easement over Crown Land.
Z-02-09/DP-13-10171 District Lot 568

The 14.5ha subject property is located directly north of Juan de Fuca Provincial Park on West Coast
Road at Ivanhoe Creek in the Rural Resource Lands (Appendix K). The original development proposal
for this property was reviewed by the Land Use Committee on April 21, 2009. The proposal was to
rezone to create a tourist resort consisting of
across lvanhoe Creek. Referral comments on the proposal were requested by a number of agencies at
that time. The updated proposal for DL 568 is scaled down considerably from the prior design. The
applicant is now proposing to construct a total
West Coast Road by easement over Crown Land.

Z-03-09/DP-12-107 District Lot 567

The 20ha subject property is located directly north of Juan de Fuca Provincial Park on West Coast Road
at Clinch Creek in the Rural Resource Lands (Appendix L). The original development proposal for this
property was reviewed by the Land Use Committee on April 21, 2009. The proposal was to rezone the
property to create a tourist resort consisting of 126 recreational vehicle sites, a 60-unit tourist lodge and a
car et aker 6 s Refera gomireents an the proposal were requested by a number of agencies at
that time. The updated proposal for DL 567 is scaled-down considerably from the prior design. The
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applicant i s now proposing to construct a total

residences) and a lodge with office space, a retail store and dining facilities (no sleeping units), to be
located in two separate clusters and accessed from West Coast Road by easement over Crown Land.

ALTERNATIVES

That the Juan de Fuca Land Use Committee:

1. Proceed with referral of the applications and proposed amendments to the Rural Resource Lands
Land Use Bylaw No. 3602 to agencies for comment; or

2. Deny the application and do not proceed with referral.

LEGISLATIVE IMPLICATIONS

Pursuant to Section 879 of the Local Government Act, an amendment to a zoning bylaw requires that
local government provide one or more opportunities for consultation it considers appropriate to the
persons, organizations and authorities the local government considers may be affected by the adoption,
repeal or amendment of a zoning bylaw. The decision on which bodies are consulted in accordance with
the Local Government Act has been delegated to the Juan de Fuca Land Use Committee in Bylaw No.
3166.

Pursuant to Section 881 of the Local Government Act, a proposed amendment to a zoning bylaw must be
referred to the school district. Where an amendment or new land use and subdivision bylaw will apply to
land within 800m of a controlled access highway, the bylaw must be referred to the Ministry of
Transportation and Infrastructure.

PUBLIC CONSULTATION IMPLICATIONS

As there is no Advisory Planning Commission established for the Rural Resource Lands and there may
be regional and special interest consideration, staff recommends that a public information meeting be
held together with referrals to agencies to receive comments on the proposal. A public information
meeting would be more effective in communicating issues, responding to questions and obtaining an
indication of any concerns as opposed to the traditional process of referring the application to Advisory
Planning Commissions. All Advisory Planning Commission members would be invited to attend and the
information meeting would be advertised locally and regionally.

Should the proposal proceed, a public hearing pursuant to Section 890 of the Local Government Act will
be required subsequent to the amendments passing second reading by the Capital Regional District
Board. Property owners within 500m of the subject property will be sent a notice of the proposed bylaw
amendments and it will be advertised in the local paper and on the website.

GROWTH MANAGEMENT IMPLICATIONS

I n the evaluation of the rezoning, consideratio
Growth Strategy (RGS) and Rural Resource Lands Official Community Plan (OCP) (Bylaw No. 3591).
The primary goal for the Rural Resource Lands is to protect natural resources in the context of resource
and economic uses, maintaining the rural atmosphere, and protecting its environment. RGS policies
encourage resource uses in this area. OCP policies support resource, recreation and tourism uses.
Forms of development that increase demands for services and infrastructure, and that negatively impact
the rural resource nature and the integrity of rural communities of the area are discouraged. The
proposal to construct tourist cabins, a lodge and recreation centre on seven separate parcels in the
Rural Resource Lands is consistent with the OCP which was deemed consistent with the RGS
however proposals must still be reviewed to ensure consistency.
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LAND USE IMPLICATIONS

Ursus Environmental Wildlife & Environmental Resource Consulting provided an environmental
assessment of the property on June 28, 2010. Several watercourses are identified in the report; however,
all are believed to be non-fishbearing due to limited catchment areas, seasonal drying and barriers to fish
passage. Forest cover is dominated by species in the Coastal Western Hemlock Biogeoclimatic Zone
and trees are generally less than eighty years old. Deer, elk and bear are present in the area as well as
evidence of cougar and grey wolf. A list of mammals, birds and amphibians observed on the property is
provided in Table 1 of the report; however, it is noted that the habitat is suitable for additional species,
including the rare Queen Charlotte Goshawk and Red-legged Frog, as outlined in the report. Overall, the
proposed development is expected to have very low impact on existing natural resource values as
retention of natural areas has been incorporated into the design. Recommendations for further
environmental assessment of the property are provided.

Lewkowich Engineering Associates Ltd. prepared a report addressing the subject property on July 6,
2010. The objective was to identify any geotechnical deficiency that may impact the proposed
development and to determine whether the land is geotechnically safe for the intended use. The
engineer identifies areas of steep slopes and unbuildable areas and recommends measures to mitigate
hazards on site such as setbacks from slope crests and filled areas, load capacities and erosion control.
Further geotechnical review is recommended to examine each specific building site at time of
construction.

I.R. Wilson Consultants Ltd. prepared a letter on June 18, 2010 stating that no known archaeological sites
are recorded on the property based on their overview of the site. Further review in consideration of future
development plans is recommended.

The applicant has provided preliminary environmental, geotechnical and archaeological assessments of
the property. The Qualified Professionals have identified sensitive habitat, riparian areas and
geotechnically unbuildable areas and recommend that further assessments be conducted should the
proposal proceed. A substantial area of the property is proposed to remain undeveloped and as potential
park area: of the seven parcels comprising 236ha, the proposal states that only16% of the area will be
developed. Sensitive riparian areas or steep slopes comprise these portions of the property and therefore
make them unbuildable.

The applicant suggests that the proposed development will be an economic asset to the Juan de Fuca
Electoral Area by providing employment and generating tax revenue while not burdening local
infrastructure. Further details from the developer regarding the level and type of service provision with
respect to fire protection, emergency services, communications, solid waste, water and septic, should be
forthcoming.

Staff recommend that the rezoning and development permit application be referred to various agencies
and the public for comment. Based on the input received from the referrals, more detail on development
aspects can be requested of the applicant.

CONCLUSION

The applicant is applying to rezone seven parcels located in the Rural Resource Lands comprising
approximately 236ha for the purpose of developing a tourist resort consisting of 297 cabins, a tourist

| odge, recreation cent ertobencdnstrocted ever appxintately 20geais.dR nc e s

large undeveloped area will be retained and some of this area could be dedicated as parkland. The
applicant has submitted reports by Qualified Professionals addressing environmental, archaeological and
geotechnical concerns. Further review will be required based on the recommendations outlined in the
reports. Staff recommend holding a public information meeting and referring the applications to agencies
for comment.
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Re:

RECOMMENDATION(S)
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That the Land Use Committee recommend that staff be directed to hold a public information meeting and
to refer the September 21, 2010 staff report for:

District Lot 564, Renfrew District Except Part in

730 (Z-02-10/DP-09-10 1 Marine Trail Holdings No.

District Lot 565, Renfrew District Except Part in

781 (Z-03-10/DP-10-101 Marine Trail Holdings No.

District Lot 566, Renfrew District Except Part in

811 (Z-04-10/DP-11-1071 Marine Trail Holdings No.

District Lot 569, Renfrew District Except Part in

926 (Z-05-10/DP-14-101 Marine Trail Holdings No.

District Lot 570, Renfrew District Except Part in

942 (Z-06-10/DP-15-107 Marine Trail Holdings No.

District Lot 568, Renfrew District Except Part in

896 (Z-02-09/DP-13-101 Marine Trail Holdings No.

District Lot 567, Renfrew District Except Part in
837 (Z-03-09/DP-12-107 Marine Trail Holdings No

Plan VIP63203,
1Ltd.)
Plan VIP63203,
3Ltd.)
Plan VIP63204,
3Ltd))
Plan VIP63205,
3Ltd.)
Plan VIP63205,
3Ltd.)
Plan VIP63205,
2Ltd))
Plan VIP63204,
.3Ltd)

to appropriate CRD departments and the following agencies for comment:

Ministry of Transportation and Infrastructure
Pacheedaht First Nation

T 6 S-kelFirst Nation RCMP
District of Sooke

Vancouver Island Health Authority
Sooke School District #62

BC Hydro

Ditidaht First Nations
Malahat First Nations

Ministry of Environment

Fisheries & Oceans Canada
Ministry of Forests and Range

Cowichan First Nations

PID

PID:

PID:

PID:

PID:

PID:

PID:

: 009-593-

009-593-

009-593-

009-593-

009-593-

009-593-

009-593-

JdF EA Parks and Recreation Commission
Cowichan Valley Regional District

Ministry of Tourism, Culture and the Arts
Integrated Land Management Bureau

Emma Taylor, MA

June Klassen, MCIP

Planner, Local Area Planning Manager, Local

Robert Lapham, MCIP
General Manager, Planning and Protective Services

Appendices:
Location Map
Ursus Environmental Wildlife & Environmental Resource Consulting environmental report, June

A.
B.

FASTIOMMOO

28, 2010

Area Planning

Lewkowich Engineering Associates Ltd. geotechnical report, July 6, 2010
I.R. Wilson Consultants Ltd. archaeological assessment, June 18, 2010
Marine Trail Holdings Sustainable Resort Plan
Conceptual Resort Layout DL 564
Conceptual Resort Layout DL565

Conceptual Resort Layout DL566

Conceptual Resort Layout DL569

Conceptual Resort Layout DL570

Conceptual Resort Layout DL568

Conceptual Resort Layout DL567
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Appendix A: Location Map
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Appendix B: Ursus Environmental Wildlife & Environmental Resource Consulting environmental report,
June 28, 2010

Ursus Environmental

Wildlife & Environmental Resource Consulting
600 Castle Way, Parksville, B.C, V3P 2R1
Ph/Fax: 250-248-1918 E-mail: ursusnanaimo@shaw.ca

Date: June 28", 2010,

Prepared for: Mr. Ender Ilkay, Principal
Marine Trail Holdings Ltd.

Subject: Preliminary Wildlife Assessment for Proposed Cabin Development on

District Lots 564, 565, 566, 567, 568, 569 & 570 near Jordan River.

The following assessment is based on field reconnaissance from May 3 1%, June
1*, and June 26']“, 2010 and the results of a background review.

Environmental Setting

The development will extend across seven parcels immediately adjacent to Juan
De Fuca Provincial Park, on southern Vancouver Island. The parcels are located
approximately S to 15 km west of Jordan River and south of the West Coast Highway
(Hwy. 4). Terrain in the vicinity of the Project Area is strongly undulating and highly
dissected. The site includes a number of watercourses; encompassing the lower reaches
of: Pat Phillip Creek, Circo Creek, Clinch Creek, Ledingham Creek, Hoard Creck,
Newmarch Creek, and several unnamed streams. The streams in this region run more or
less parallel to each other and have their headwaters in Jordan Ridge, an area of higher
terrain 2 to 3 km to the north. No data on salmon escapement was found online for any of
the streams. All are believed to be non-fishbearing due to their limited catchment areas,
seasonal drying, and barriers to fish passage.

The site is entirely within the Submontane Very Wet Maritime Variant of the
Coastal Western Hemlock Biogeoclimatic Zone (CWHvm1). The CWHvml has a wet
and humid climate with cool summers. Precipitation is generally high, mostly in the form
of rain. Snowfall accumulations are generally restricted to mountainous terrain. Typical
forest stands within this variant are dominated by Western Hemlock and Amabilis Fir,
with lesser amounts of Western Redcedar. Common understorey plants include Red
Huckleberry, Alaskan Blueberry, Deer Fern, and Bunchberry (Green and Klinka 1994).

The region has historically been part of Vancouver Island’s working forest,
resulting in extensive areas being covered by stands representing the carly seral (< 40
years old) and mid-seral (40 - 80 years old) stages of forest succession. Most forested
parts of the Project Area have likely been last harvested over the 1960’s and 1970’s, by
Western Forest Products Ltd. and its predecessor, Rayonier Canada Lid.
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Expected & Documented Wildlife Occurrence

Mammals

Among hoofed mammals, Columbian Black-tailed Deer are reported to occur at
fairly high densities in the region, while Roosevelt Elk, a Blue-listed (or threatened)
species in B.C., occur very sparsely (Quayle and Brunt 2003). A few deer trails were
observed throughout the Project Area, often along slopes and near slope breaks.
However, other deer sign was encountered very infrequently. Only two winter pellet
groups and one summer dropping was recorded over three full field days (Table 1).
Consistent with their sparse occurrence region, only one elk track and elk one bed was
noted in the Project Area, both in the central part of DL 565.

All three species of large carnivores found on Vancouver Island occur within the
Pro;ect Area. Although Black Bears may occur at high densities on Vancouver Island,
ranging from 0.3 to 1.3 bears per km? (Davis and Hamilton 1996), very little bear sign
was detected during the May and June fieldwork (Table 1). Bears typically forage on
riparian and roadside vegetation in the spring, follow a succession of ripening berries
through summer, and feed on spawning salmon in the autumn. Skunk Cabbage is an
important black bear food source throughout the active season. Within the Project Area,
the low abundance of bear forage plants under the dense second-growth canopy and
absence of sizeable wetlands would largely restrict bear foraging to streamside habitats. It
is likely that the local bear population also makes use of marine resources found along
the shores of Juan De Fuca Provincial Park.

Cougars occur at higher densities on Vancouver Island than in many other
locations in western North America, ranging from 1.5 to 3.8 cougars per 100 km®.
Despite this relatively high densnty, they are seldom seen, as they range over large
territories of 20 to 200+ km?. Within the eastern end of DL 564, a cougar scratch-post
was recorded, suggesting the area may be regularly patrolled by this species. A single
scat attributed to a Grey Wolf was recorded in the extreme western end of the Project
Area, in the western end of DL564. The density of wolves on Vancouver Island is in the
range of 3 to 4 wolves per 100 km? (Atkinson and Janz 1994). They travel widely in
search of ungulate prey, covering 20 km to 30 km/day, on average, and probably pass
through the Project Area a few times each year. Higher levels of wolf activity, associated
with established packs, tend to occur within major river valleys that experience minimal
human presence.

Along with bears, a number of smaller mammals in the region have an affinity
for riparian and marine shoreline habitats (e.g. mink, river otter, and raccoon, while
others favour upland forest (e.g. Marten, Red Squirrel, Deer Mouse, and Dusky Shrew).






