
 
Staff report 

 
 

DATE: September 7, 2018 
FILE: 3060-20 / DP 16B 18 

TO: Chair and Directors 
 Electoral Areas Services Committee  
 
FROM: Russell Dyson 
 Chief Administrative Officer 
 
RE: Shoreline Protection Devices Development Permit 
 1476 Wilkinson Road (Wade/Busenius) 
 Lazo North (Electoral Area B) 
 Lot 11, District Lot 209, Comox District, Plan 13961, PID 004-448-391 
  

 
Purpose 
To consider an application for a Shoreline Protection Devices Development Permit (DP) for the 
installation of a shoreline protection device (rock slope) and replanting of native vegetation upland 
from the present natural boundary (PNB) (Appendix A). 
 
Recommendation from the Chief Administrative Officer: 
THAT the board approve the Shoreline Protection Devices Development Permit DP 16B 18 
(Wade/Busenius) for the property described as Lot 11, District Lot 209, Comox District, Plan 13961 
(1476 Wilkinson Road) for the installation of a shoreline protection device;  
 
AND FURTHER THAT the Corporate Legislative Officer be authorized to execute the permit. 

 
Executive Summary 

 The subject property contains a single detached dwelling sited 6.9 metres from the PNB of the 
Strait of Georgia.  

 The two abutting properties are armoured with riprap and there is evidence of erosion issues on 
the subject property that could eventually threaten the dwelling and septic system. 

 The coastal engineering report recommends a planted, low flat stone slope using the smallest 
rock that is stable for the estimated wave height including sea level rise. The proposed design is 
flat enough to allow access and will be conductive for native plant growth. The structure will be 
entirely within the property boundaries.  

 No significant impacts are anticipated on adjacent properties as they are protected by their own 
shoreline protection and the proposed design will not substantially impact existing sediment 
transfer patterns. 

 The Qualified Environmental Professional (QEP) provided a planting plan to revegetate the 
rock slope, which will be more ecologically desirable than an eroding slope.  

 Provided the applicants follow the recommendations in the QEP report and coastal engineering 
report and permit, the issuance of the Shoreline Protection Devices DP is supportable. 

  

Supported by Russell Dyson 
Chief Administrative Officer 

 

R. Dyson 
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Comox Valley Regional District 

 
Prepared by:   Concurrence: 
   
B. Labute  A. Mullaly 
   

Brianne Labute  Alana Mullaly, M.Pl., MCIP, RPP 
Planner  Acting General Manager of Planning 

and Development Services Branch 
 
Stakeholder Distribution (Upon Agenda Publication) 

Applicants  

 
Background/Current Situation 
An application has been received to consider a Shoreline Protection Devices DP for a 0.05 hectare 
parcel of land situated within Lazo North (Electoral Area B) (Figure 1 and 2). The lot is bound by 
the Strait of Georgia to the northeast, Wilkinson Road to the southwest, and rural lots in all other 
directions. The property is developed with a single detached dwelling (Figure 3). The applicants wish 
to install a new shoreline protection device (rock slope) to protect the property from erosion.   
 
Official Community Plan Analysis 
The Official Community Plan (OCP) being the “Rural Comox Valley Official Community Plan 
Bylaw No. 337, 2014”, designates the subject property as within the Settlement Expansion Area. 
Pursuant to the OCP, installation of a new shoreline protection devices requires a DP prior to the 
commencement of site works. The OCP contains a policy that generally prohibits the hardening of 
the coastal shoreline unless a qualified professional concludes that shoreline hardening is required to 
protect life or a principal dwelling and the effects of the proposed hardening can be mitigated. 
Where possible, the proposed design should incorporate soft shore (“greenshores”) principles.   
   
The applicants submitted a Coastal Engineering Report and Biophysical Assessment dated  
May 22, 2018, prepared by Jim Mitchell, P.Eng, QEP of Emerald Sea Engineering (Appendix A). 
Due to hardening on adjacent properties (Figure 4) and existing erosion issues, the engineer 
concludes that shoreline protection is warranted. Currently, the shoreline consists of established 
dune grass on a gravelly substrate and the remains of a short timber piling bulkhead, which has 
failed to stop erosion. The PNB at the northwest end of the subject property is approximately 4.5 
metres inland of the historic PNB. Continual erosion will put the dwelling at risk as it is only 6.9 
metres from the PNB. The engineer recommends a planted, low flat stone slope using the smallest 
rock that is stable for the estimated wave height including sea level rise. The proposed design is flat 
enough to allow access and will be conductive for native plant growth. The structure will be entirely 
within the property boundaries as confirmed by a survey plan prepared by a BC Land Surveyor. No 
significant impacts are anticipated on adjacent properties as they are protected by their own 
shoreline protection and the proposed design will not substantially impact existing sediment transfer 
patterns. 
 
In response to the OCP policy that generally prohibits shoreline hardening, the engineer notes that 
the proposed design is above normal wave action and the rock slope is relatively flat and does not 
reflect or re-direct significant wave energy. The structure will not interrupt sediment transfer or 
deposition or damage fish habitat. There will be a temporary disruption of plant life; however, the 
rock slope will be replanted with Dune grass, Beach Pea and Seashore Lupine (Appendix B).  
 
In terms of the ecological impact, the report acknowledges the importance of the subtidal and 
nearshore area. Impacts are expected to be minimal as the toe of the new slope is above the higher 
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high water large tide (average high tide) and the increased stability will allow for native plant growth 
between the rock crevices. Standard management practices would be employed in the rare event of a 
machinery spill, only clean materials will be used and material delivery will be on the upland portion 
of the property. The Department of Fisheries and Oceans establishes the fisheries window with the 
least risk as June 1 to September 1 and December 1 to February 15. If works are completed outside 
this window, it is the responsibility of the applicants to ensure works do not contravene Section 35 
of the Fisheries Act prohibition against serious harm to fish. Overall, the project is not expected to 
significantly change the ecological health of the immediate area. 
 
Zoning Bylaw Analysis 
The property is zoned Country Residential One (CR-1) in Bylaw No. 2781, being the “Comox 
Valley Zoning Bylaw, 2005”. The zoning bylaw permits the siting of a shoreline protection device on 
any portion of a lot.  
 
Policy Analysis 
Sections 488 to 491 of the Local Government Act (RSBC, 2015, c. 1) (LGA) authorizes a local 
government to manage different types of development that occur in specific areas. The LGA allows 
a local government to designate development permit areas and to establish guidelines within its 
OCPs to protect the natural environment and to protect development from hazardous conditions. 
Part 4, Section 83 of the OCP requires a shoreline protection devices DP prior to the construction 
of a shoreline protection device.  
 
Options 
The board could either approve or deny the requested DP. Based on the analysis above, staff 
recommends the board approve the application.  
 
Financial Factors 
Applicable fees have been collected for this application under Bylaw No. 328 being the “Comox 
Valley Regional District Planning Procedures and Fees Bylaw No. 328, 2014”. Pursuant to Bylaw 
No. 328, a financial performance bond of $551.88 (125 per cent of $441.50) is required to ensure the 
revegetation is completed in accordance with the QEP’s recommendations. The Performance Bond 
will be released in accordance with Bylaw No. 328. 
 
Legal Factors 
This report and the recommendations contained herein are in compliance with the LGA and Comox 
Valley Regional District (CVRD) bylaws. DPs are permitted in certain circumstances under Sections 
488 to 491 of the LGA. 
 
Regional Growth Strategy Implications 
The subject property is designated Settlement Expansion Area in the Regional Growth Strategy 
(RGS), being the “Comox Valley Regional District Regional Growth Strategy Bylaw No. 120, 2010”. 
The RGS provides objectives and supporting policies related to environmental protection and 
enhancement of natural systems. The applicants have provided a report and detailed design for the 
proposed shoreline protection device prepared by an engineer/QEP to ensure that the installation 
of a shoreline protection device does not adversely affect shoreline habitat and adjacent properties.  
 
Intergovernmental Factors 
No intergovernmental factors.  

 
Interdepartmental Involvement 
This proposal was referred to applicable internal departments within the CVRD. No concerns were 
identified. 
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Citizen/Public Relations 
Public notification is not required for a Shoreline Protection Devices DP. 
 
Attachments: Appendix A – “Shoreline Protection Devices Development Permit – DP 16B 18” 
 Appendix B – “Email from engineer, dated December 14, 2016” 
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Figure 1: Subject Property Map 
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Figure 2: Air Photo 
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Figure 3: Single Detached Dwelling 
  

Single detached dwelling on 
subject property  
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Figure 4: Hard Shoreline Protection Devices on Neighbouring Properties 
 



 

Appendix A 
Shoreline Protection 

Devices Development 
Permit 

 

DP 16B 18 

TO: Lawrence Wade, James Wade and Julie Busenius 

1. This Development Permit (DP 16B 18) is issued subject to compliance with all of the Bylaws of 
the Comox Valley Regional District applicable thereto, except as specifically varied or 
supplemented by this permit for the purpose of installing a shoreline protection device 
(rock slope) and replanting of native vegetation within the titled boundary of the 
subject property.  

2. This Development Permit applies to, and only to, those lands within the Comox Valley 
Regional District as described below: 

Legal Description: Lot 11, District Lot 209, Comox District, Plan 13961 

Parcel Identifier (PID):  004-448-391    Folio:  771 03355.000 

Civic Address:   1476 Wilkinson Road 

3. The land described herein (Schedule A) shall be developed strictly in accordance with the 
following terms and conditions and provisions of this permit: 

 
i. THAT this Development Permit is for shoreline protection repairs within the titled 

boundary of the subject property as shown on Schedule B; 

ii. THAT shoreline protection repairs shall take place in accordance with the Coastal 
Engineering Report and Biophysical Assessment dated May 22, 2018, prepared by Jim 
Mitchell, P. Eng., QEP of Emerald Sea Engineering, attached as Schedule C; 

 
iii. THAT the applicant provide a Security Deposit in the form of an Irrevocable Letter of 

Credit or a Security Bond in the amount of $551.88 (125 per cent of $441.50) for 
implementation of the landscaping plan detailed in Schedule C; 

iv. THAT the project engineer must notify the Comox Valley Regional District of the timing 
of the proposed works and the name of the selected contractor(s) who will do the works in 
compliance with the engineer’s report; 

v. THAT the fisheries window with the least risk is June 1 to September 1 and December 1 to 
February 15. If works are completed outside this window, it is the responsibility of the 
owners to ensure works do not contravene Section 35 of the Fisheries Act prohibition 
against serious harm to fish; 

vi. AND THAT a post development report is required from the applicable Qualified 
Professional providing an assessment of all works. The report must assess if the works are 
in compliance with the applicable development permit conditions. 

4. This Development Permit is issued following the receipt of an appropriate site declaration from 
the Property Owner. 
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5. This Development Permit (DP 16B 18) shall lapse if construction is not substantially 
commenced within two (2) years of the Comox Valley Regional District Board’s resolution 
regarding issuance of the development permit (see below). Lapsed permits cannot be renewed; 
however, a new application for a second development permit can be applied for in order to 
complete the remainder of the work. 

6. This Development Permit is not a Building Permit. 

 
CERTIFIED as the DEVELOPMENT PERMIT issued by resolution of the board of the Comox 
Valley Regional District on ______________. 

 
 
 

__________________________ 
James Warren 

Corporate Legislative Officer 
 
 

Certified on      
 
 
 
Attachments: Schedule A – “Subject Property Map” 
  Schedule B – “Site Plan” 

  Schedule C – “Coastal Engineering Report and Biophysical Assessment, dated  
    May 22, 2018” 
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Schedule A 
Subject Property Map 
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Schedule B 
Site Plan 
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