REPORT
TO:

Loranne Hilton
Chief Administrative Officer

Date:
File:

FROM:

Laura Beckett
Municipal Planner

RE:

TEMPORARY USE PERMIT APPLICATION TUP-01-19
1943 Millstream Road

October 4, 2019
TUP-01-19

To Council
October 7, 2019

PURPOSE
For Council to consider issuing notice of its potential future consideration of Temporary Use Permit
application TUP-01-19 for warehouse, outdoor storage, truck and equipment parking, and offices uses.
BACKGROUND
Please find attached draft Temporary Use Permit TUP-01-19. The land owner is planning to apply to
rezone the GB2-zoned portion of the property in the future. In advance of that, they wish to apply for a
temporary use permit to see some financial returns from the property.
Temporary use permits are approved at the discretion of Council.
The subject property had one other Temporary Use Permit issued for the same area in 2008. That
temporary use permit was for rock storage and office use.
SITE MAP
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PROPOSAL SUMMARY
Location:
Subject Area Size:
Current
Zone:
OCP Designation:
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1943 Millstream Road
8.6 hectares (36 acres)

Greenbelt 2 (GB2)
 Commercial Industrial
 Within Highlands Servicing Area
Development Permit Areas: Over entire property:
 Water and Riparian
 Sensitive Vegetation (Older Second Growth Forests Category)
 Highlands Commercial Industrial Gateway Area
 Promotion of Energy and Water Conservation and the
Reduction of Greenhouse Gases
Permitted Uses:  Residential
 Agriculture
 Home-based Business
 Accessory uses, buildings and structures
Permitted Density:  Residential – One dwelling unit per lot
Proposed
Proposed Uses:  General warehouse and outdoor materials storage
 Truck and equipment parking
 Office
Adjacent Land Use/Zoning
…to North:  GB2 Vacant land
…to East:  M3 (Highwest Zone) – Landfill
…to South  GB2 – “Millstream Meadows”
…to North West  Rural 3D & R8 – Day care zones
 R3 – Single Family Residential
Title Restrictions/Permits/Other
Of relevance to this  Covenant with Highlands for north-south potential road through
application:
property (shown on site map)
OPTIONS
1. That Council direct staff to issue notification for its consideration of Temporary Use Permit
Application TUP-01-19.
2. That Council request more information from the applicant.
3. That Council deny the application.
DISCUSSION
Legal/Bylaw/Regulatory
 Temporary use permits are governed by Local Government Act sections 492-497.
o Properties must be designated in either a Zoning Bylaw or an OCP for Council
consideration of temporary use permits. If this is the case, the permit can be approved by
a resolution of Council following a notification process.
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o The notification process involves mailing notice to surrounding properties’ owners and
occupiers, and one newspaper publication of the notice. Content of the notice is dictated
by legislation and is very similar to that of a public hearing notice.
o No public hearing is required.
o Temporary use permits may:
 Allow a use not permitted by a Zoning Bylaw;
 Specify conditions under which the temporary use may be carried on;
o As condition of the permit, Council may require the land owner to give an undertaking to:
 Demolish or remove any buildings or structures installed as a result of the
temporary use.
 Restore land described in the permit to a condition specified in the permit by a
date specified in the permit.
o As a condition of the permit, Council may also require that the land owner provide security
to guarantee the performance of the terms of the permit.
o The permit lasts for a maximum of 3 years or Council may set a date less than that
amount of time. The permit may be renewed once.
The subject property is designated for issuance of temporary use permits in section 3.9 of the
Zoning Bylaw.
The land owner requests a time period of 3 years for the permit, during which time they plan to
apply to rezone the property.
In addition to the BC Building Code, any buildings and land alteration would be subject to
development permit areas 4 and 6 – respectively Highlands Commercial Industrial Gateway Area
and Promotion of Energy and Water Conservation and Reduction of Greenhouse Gases.
Highlands Commercial Industrial Gateway Area development permit application would be
considered by Council not staff.

Environmental
 The proposed areas for buildings and/or land alteration do not involve land within any
environmental development permit areas.
 To assure that the District’s requirements in regards to storm water management through the
Subdivision or Development of Land Bylaw are followed, it would be appropriate to require a Storm
Water Management Plan as contemplated by the attached Storm Water Management Strategy.
This has been included as a condition of the permit.
 Landscaping conditions of the permit match landscaping requirements in the M1 Zone, which is the
other industrial zone in Highlands that abuts Millstream Road.
Draft Permit TUP-01-19
 Locations for the temporary uses are depicted as “Areas 1 to 4” in Attachment 1 to the permit.
These areas represent possible useable land based on more level topography, environmental
setbacks, and are generally currently disturbed.
 All of the temporary uses are defined in the Zoning Bylaw.
o ‘Outdoor Storage,’ ‘Office,’ and ‘Vehicle and Equipment Repairs’ are permitted in the M3
Zone, which is the other zone on the subject property.
o ‘Warehouse,’ Outdoor Storage,’ and ‘Office,’ are also permitted in the other two industrial
zones in Highlands – M1 and M2.
o There is greater clarity by using existing definitions, and this may serve as an effective
transition should the applicant be successful in a future rezoning of the property.
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Zoning Bylaw definitions:
 WAREHOUSES means the use or intended use of land, buildings or structures for
the purpose of receiving and storage of goods for compensation, and includes the
storage of goods by a distributor or supplier who markets goods for retail sale at
other locations, but excludes retail sales from the lot;
 VEHICLE AND EQUIPMENT REPAIRS means the maintenance and repair of
vehicles and mechanical equipment undertaken with or without a fee, but excludes
motor vehicle garages, service stations, and paint and body shops;
 OFFICES means the use of a room or groups of rooms within a building to
conduct the affairs of a business, profession, service, industry or government,
including administrative offices associated with the assembly, manufacturing,
repairing or servicing of goods, but specifically excluding the retail sale or
wholesale of goods;
 OUTDOOR STORAGE means an area outside of an enclosed building where
construction materials and equipment, solid fuels, lumber, new building materials,
monuments and stone products, public service and utility equipment, or other
materials, goods, products, vehicles, equipment or machinery are stored, baled,
piled, handled, sold or distributed, whether a principal or accessory use, but shall
not be construed to include an automobile salvage or wrecking yard, a display
yard, a junk yard, or log sorting and storage;
The building sizes correspond to the application. Total permitted floor area of all buildings and
structures under the temporary use permit would be 2,734m2 (29,429 square feet). By comparison,
the total permitted floor area for office use only in the adjacent M3 zone is 4,500m2 (48,439 square
feet). Section 6 provides the undertaking or promise that the land owner, upon expiry of the permit,
will remove any and all building and structures that are not consistent with the GB2 zone or some
other zone should the property be rezoned as the land owner intends.

Land Use & Growth Management
 The subject property is designated for Commercial Industrial land use in the OCP.
Integrated Community Sustainability Plan – Sustainability Appraisal Form
 While not required for a temporary use permit application, the applicant agreed to fill out the
Highlands Sustainability Appraisal Form. The full form is attached with summary below.

…5
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Capital Stocks Divisions
Natural Capital
“All the stocks provided by
nature”
Human Capital
“Refers to skills of people”
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Change in
Capital
0.8

Social Capital
“Refers to relationships
between people,
organizations and institutions”
Manufactured Capital
“All stocks constructed by
humans, both public and
private, such as buildings and
infrastructure”
Financial Capital
“Monetary assets and
liabilities, with respect to
District”

0

Notable Comments
Positive Ratings
Negative Ratings
 Using disturbed  Use will increase GHGs
areas
from both transportation
and operations/buildings
 Would provide
 Will require staff time (eg.
jobs within
this application, building
Highlands
permitting)



-1



4



4





Diversification
of property
class
Assessment
may increase

Use will increase energy
requirements



CONCLUSION
The land owner seeks approval of a temporary use permit for warehouse, outdoor storage, truck and
equipment parking, and office uses. The subject property is designated as Commercial Industrial in the
OCP. Conditions have been added to the draft permit to assure that storm water management practices
follow the District’s Subdivision or Development of Land Bylaw, and that a landscaped buffer from
Millstream Road is maintained. As part of the permit, the land owner undertakes or promises to remove any
buildings and structures that would not be consistent with either the GB2 zone or another future zone
should the land owner make such an application as intended.
RECOMMENDATION
That Council direct staff to issue notification for Council’s consideration of Temporary Use Permit
Application TUP-01-19.
Respectfully submitted,

Concurrence

Laura Beckett, MURP, MCIP, RPP
Municipal Planner

Loranne Hilton,
Chief Administrative Officer

Attachments:
 Highlands Sustainability Appraisal Form
 Draft Temporary Use Permit TUP-01-19 and Attachments1 and 2
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Rating Guide
-3 Very negative
-2 Negative
-1 Somewhat negative

Highlands Sustainability Appraisal Form

0 Neutral
1 Somewhat positive

Application/Project: Temporary Industrial Use Permit - 1943 Millstream Rd
DATE: September 9, 2019

2 Positive

OCP Policy or Description: How proposal, application or
Section
decision affects capital stock or flow

(-) greenhouse gas
emissions transportation

5.3.1 (table)

Estimate of additonal CO2 equivalents (tonnes) created
by additonal personal vehicles (For average per
household see Highlands Energy and Emissions
inventory)

1.2

5.3.1 (table)
(-) greenhouse gas
emissions for operations of
buildings

Estimate of additonal CO2 equivalents (tonnes) created
by additonal housing stock (For average per household
see Highlands Energy and Emissions inventory)

-2

-2 May be mitigated by building design
and innovation (see Manafactured
Capital Section)

As temporary use, buildings would
be removed. If use becomes
permanent, buildings would stay.
Intent is to have permanent use.

Total
Rating

Desired Relavent
Flows

Rating

Capital Stocks

Weight

3 Very positive
Guidance

Comments

Natural Capital
Atmosphere

Water (surface)

Forests

-1.2 May be mitigated by location or
community transit innovation

No increase over historical use,
increase over current use.

(-) greenhouse gas
emissions (third party i.e.
roads contractor)

5.3.1 (table)

Pro-rated share CO2 equivalents (tonnes) based
additional maintenance inputs (may be applicable to
large scale development)

-1

-1

As temporary use, buildings would
be removed. If use becomes
permanent, buildings would stay.
Intent is to have permanent use.

(-) greenhouse gas
emissions from embodied
energy of construction
materials

5.3.2 (4)

Estimate of additional CO2 equivaltents (tonnes) for
structural materials used in roads and structures

0

0

Neutral from historical. Use of land
fill almost finished.

Estimate of additional CO2 equivalents (tonnes).
Calculate using 400 tonnes CO2 per hectare for second
growth forest

0

0

Structures to be installed on already
disturbed areas.

0

0

Similar mobile equipment and
processes as in land fill operations
for receycling and diversion
operations.

(-) greenhouse gas
emissions from loss of
sequestered CO2 due to loss
of vegetation and soils

Water (ground)

-1

(+) air quality

3.7 (1, 2 & 3)

Identifiable long term effects of development on overall
air quality (commercial/industrial proposals)

(+) quality

3.3, 3.5, 3.9,
7.2

Identifiable effects of development on water quality

1.2

0

0 May be mitigated by design
measures

Standard operating procedures for
facility.

(+) quantity

3.5, 7.2

Estimate of additional ground water consumption (see
Highlands Goundwater Protection Study reports)

1.2

0

0 May be mitigated by design
measures, i.e, water harvesting,
exeriscaping, drip irrigation

Not using groundwater. Will use CRD
water.

(+) quality

3.3, 3.9, 7.5

Identifiable effects of development on water quality

1.2

0

0 May be mitigated by design
measures

All development out of 30m riparian
assessment areas.

(+/-) quantity

7.2

Maintenance of surface water/groundwater relationships 1.2

0

0 May be mitigated by design
measures

All development out of 30m riparian
assessment areas.

(+) protection

2.8

Area in hectares proposed for park or other conservation
dedication

0

0

Area in hectares proposed for fuel reduction/fire
management strategy

0

0

None necessary

(+) covenants

2.2(23), 3.1(1) Area in hectares proposed for conservation covenant

0

0

Not applicable

(-) deforestation

2.2(7), 3.1(1), Area in hectares deforested for
3.3(Sensitive development/proposal/project/change in land use
Vegetation
Policies 1, 3)
3.10

0

0 May be mitigated by design
measures, i.e, clustering, small
footprint, building on previously
cleared areas, use of existing roads,
common driveways etc.

Minimal tree removal

0

0

No new disturbance

(-) pests or invasive species 2.2 (29), 3.1(4 Measures in place for mitigating invasive species after
& 7), 3.6
disturbance
(-) wildfire risk

3.1(13), 7.6
(Fire
Protection, 2)

detailed fire interface assessment in place

0

0

Comparable to existing

(+) protection

DPA #2

Protection informed by Riparian Area Protection
informed by RAR and RPBio reports

0

0

All development out of 30m riparian
assessment areas.

(+) covenants

2.2(23), 3.1(1) Use of covenants for greater protection of riparian
areas.

0

0

All development out of 30m riparian
assessment areas.

DPA #2

Protection informed by Riparian Area Protection
informed by Sensitive area asssessments and RPBio
reports

0

0

No new disturbance

(-) damage

2.2(7, 11)

Area potentially impacted by proposal

0

0

No new disturbance

(+) connectivity

3.4

Provision for maintenance of habitat corridors in
proposal

0

0

No new disturbance

Natural hazards

(+) risk avoidance

2.2(11)

Appropriate consideration of natural features, future
impacts

2

2

Using disturbed areas

Natural disasters

(+) resiliency

Where practical, consideration of risk avoidance and
mitigation strategies to build resiliency in the event of
natural disasters

0

0

Arable land & soils

(+) soil protection

Soil disturbance, blasting

1

1 Maybe mitigated by minimizing
disturbance and blasting

None anticipated

Encouraged to use soils and rock from site; Not always
known at rezoning stage if will use onsite materials

2

2

Contouring of existing as needed.

(-) potential effects of
lights, noise, and
glass/windows

0

0

Neutral compared to historical use

(-) potential effects to loss
of breeding, nesting, or
foraging land

0

0

Neutral compared to historical use

Riparian Areas

Sensitive ecosystems (+) protection
& wildlife habitat

(-) imported soil and fill

Wildlife

Total Change in Natural Capital

3.9 & 3.11

0.8
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(+) health and safety

2.2(15), 8.2

Description: How proposal, application or
decision affects capital stock or flow

Total
Rating

OCP Policy

Rating

Desired Relavent
Flows

Weight

Capital Stocks

Guidance

Comments

Human Capital
Residents

(+) education

Volunteers

Local business and
jobs

Staff

Council

0

0

0

0

(+) emergency
preparedness

7.6, 8.2(2)

0

0

(+) diversity

2.2(13), 8.7(3) Mixed housing options for different income strata

0

0

(+) energy efficiency of
lifestyle

2.2(3 & 4)

0

0

0

0

(+) ability to contribute

8.7(6)

0

0

(+) diversity

Chpt 9

2

2

(+) number

Chpt 9

2

2

(+) recognition

Construction jobs

-1

-1

(+) training

0

0

(-) workload

-1

-1

(+) training

0

0

0

0

Potential effects of noise (commerical or industrial
developments)

0

0

Comparable to historical

(-) workload

Knowledge

(+) local information &
knowledge

Natural ambience

(-) noise level

Requirements for long term staff input

3.1(2 & 6)

(-) light level

3.8

Potential effects of outside lighting from development
on night sky

0

0 May be mitigated by downcast
lighting

Similary to historical. Security
lighting needed.

(+) visual

2.2(17)

Use of blended architecture and siting; retention of
screening, vegetation along travel corridors

2

2 May be mitigated by design
measures

Maintain tree buffer to Millstream
Road

4

Total Change in Human Capital

Social Capital
Equality: Quality
and quantity of
relationships /
Activities that
create feelings of
inequality may lead
to degraded social
capital (degraded
trust in
organizations or
institutions

(+) residents & district

8.7

(+) volunteers & district

8.7

Adequate volunteers for Fire Department, Community
Groups

0

0

0

0 Provision for lower income housing

0

0

(+) Highlands & elsewhere

2.2(2)

0

0

Families

(+) cohesion

2.2(12 & 27)

0

0

Neighbourhood
groups

(+) active groups

8.7

0

0

Community groups
(e.g. HDCA)

(+) membership and action

8.7

0

0

Heritage, Arts and
Culture

(+) historic sites and
structures

2.2(11), 8.5

0

0

(+) cultural events

8.6

(+) staff & council

Total Change in Social Capital

Park contribution

0

0

0
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Description: How proposal, application or
decision affects capital stock or flow

Total
Rating

OCP Policy

Rating

Desired Relavent
Flows

Weight

Capital Stocks

Guidance

Comments

Manfactured Capital
Buildings and
structures

(+) sustainable material

Building efficiency may be accomplished through third
party verified programs, or appropriate technologies and
will be scored accordingly. Failure to address efficiency
and in building practise results in low value
manafactured capital.

(-) buildings/structures
without permits

As temporary use, buildings would
be removed. If use becomes
permanent, buildings would stay.
Intent is to have permanent use.

(-) energy requirements for 2.2(3 & 4)
operations

-1

-1

As temporary use, buildings would
be removed. If use becomes
permanent, buildings would stay.
Intent is to have permanent use.

0

0

0

0

2.2(13, 24, 27)
8.1

office and fire halls:

0

0

buildings

0

0

(+) green equipment &
supplies

0

0

(-) usage of supplies

0

0

(+) efficient vehicles

0

0

(+) parks

4.3(1)

0

0

(+) protective services

7.6

0

0

0

0

No change over existing

0

0

No change over existing

(-) quantity

Gardens, farms and
markets

Commercial and
industrial (incl.
utility corridors)

0 -1 per building or structure
-1

Roads and driveways (+) quality

Trails

0
-1

(+) affordable housing

Public transit

1 BC Building Code = 1, Built Green or
Energuide 80 = 2, Leeds - silver,
gold, platinum = 3, 4, or 5; Living
building Challenge 6+ (net zero)

(-) maintenance costs

(+) community hall

Municipal assets

1

6.2

0

0

(+) quantity

6.5

0

0

(+) quality

4.2, 4.4, 4.6,
6.3

0

0

(+) quantity

4.2, 4.4, 4.6,
6.3

0

0

0

0

(+) quality

(+) quality

1.2

(+) quantity

2.2(26), 8.3,
9.2

0

0

(-) negative impacts

2.6, 7.7, 7.8

0

0

Comparable to historical/existing
uses.

-1

Total Change in Manufactured Capital

Financial Capital
Financial

(+) municipal revenue

2

2

Operating and
capital reserves

(+) total value property
taxes

0

0

Land assets
Debt

(+) amenities

2.2(20)

0

0

(+) property class diversity

2.6

2

2

(-) expenses

0

0

(+) municipal lots

0

0

(-) borrowing

0

0

(+) repayment

0

0

(-) transferred to future
generations

0

0

Total Change in Financial Capital

4

TOTAL CHANGE IN ALL CAPITALS

7.8

Assessment expected to increase
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DISTRICT OF HIGHLANDS
TEMPORARY USE PERMIT
NO. TUP-01-19

ISSUED TO:
ADDRESS:
1.

Rock Bay Transport Inc.
2673 Sooke Road
Victoria, BC V9B 1Y5

In this Temporary Use Permit (the “Permit”), which is issued pursuant to section 493 of
the Local Government Act:
a) The “Lands” means:
SECTION 15, HIGHLAND DISTRICT, EXCEPT THOSE PARTS IN PLANS
7077, 7599 AND 16010
PID 005-014-999 (“1943 Millstream Road”);
b) The following terms shall be given the meaning assigned to them in the District of
Highlands Zoning Bylaw No. 100: Office; Outdoor Storage; Vehicle and
Equipment Repairs; Warehouse;
c) A reference to a numbered “Area” is a reference to the portion of the Land shown
outlined in heavy black and labeled as such on the “Sketch Plan of Proposed
Temporary Land Use” prepared by McElhanney Consulting Services dated July
12, 2019 (edited by L. Beckett District of Highlands on October 3, 2019), a copy
of which is attached to this permit as Attachment 1.
d) The “Temporary Uses” means the uses authorized under section 2.

2.

For the term of this Permit:
a) The only uses permitted in Area 1 are Warehouse, Outdoor Storage, Office, and
Vehicle and Equipment Repairs, and the maximum total floor area of all buildings
in Area 1 is 697 square meters;
b) The only uses permitted in Area 2 are Warehouse, Outdoor Storage, Office, and
Vehicle and Equipment Repairs, provided that the maximum total floor area of all
buildings in Area 2 is 1,787 square meters, and no single building in Area 2 shall
have a floor area greater than 781 square metres;
c) The only uses permitted in Area 3 are Warehouse, Outdoor Storage, Office, and
Vehicle and Equipment Repairs, and the maximum total floor area of all buildings
in Area 3 is 125 square meters;
d) The only uses permitted in Area 4 are Warehouse, Outdoor Storage, Office, and
Vehicle and Equipment Repairs, and the maximum total floor area of all buildings
in Area 4 is 125 square meters.

3.

The Temporary Uses are only authorized if:
a) Prior to any alteration of the Lands, or construction of any buildings or structures
on the Lands, the landowner provides a Storm Water Management Plan based
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on the, “Storm Water Management Strategy,” dated July 14, 2019 by I. McCall,
P.Eng. of McElhanney Consulting Services Ltd., a copy of which is attached to
this Permit as Attachment 2.
b) Natural or landscaped areas are provided and maintained continuously on any
portion of the Land that is within 10.0m (32.8 feet) of Millstream Road, except
where a portion of the area that would otherwise be a natural or landscaped area
is required and used to provide vehicle access to the Land from Millstream Road.
c) The landscaped or natural areas required under (b) above, shall have trees
planted within a height of not less than 2.0m (6.56 feet) and a mature height of
not less than 6.0m (19.68 feet), spaced not less than 6.0m (19.68 feet) apart,
unless a greater spacing distance is recommended by a Landscape Architect.
5.

This Permit shall be valid for a period of three years from the date of issuance.

6.

Upon expiration of this Permit the owner shall remove from the Lands any and all
buildings and structures that do not comply with the zoning regulations that apply to the
Lands when the Permit expires.

ISSUED BY RESOLUTION PASSED BY THE COUNCIL OF THE DISTRICT OF HIGHLANDS
THIS X DAY OF XXX, 2019.

SIGNED THIS X DAY OF XXX, 2019

Loranne Hilton
Chief Administrative Officer
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Area 4

Area 2
Area 3

Area 1

EDITED: L.Beckett, District of Highlands
DATE: October 3, 2019
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MEMORANDUM
To
Laura Beckett, Planner

From
Ian McCall, P.Eng.

Re
Stormwater Management Statement

Date
July 14, 2019

for 1943 Millstream Road

Introduction
This Storm Water Management Strategy has been developed to support the temporary light land use permit for the
subject development property.
The Owner is proposing to construct 4 lease areas, as shown on the attached drawing.
This storm water management strategy will:
•

Provide an overview of existing surface drainage conditions.

•

Provide the strategy to be used for Storm Water Management and form the basis of a future detailed Storm
Water Management Plan.

Existing Conditions
The development site is located at 1943 Millstream Road. The front of the site where this temporary light land use
permit is to be for is presently undeveloped, forested with some clearings, and an existing driveway traversing from
west to east. The site topography is relatively steep grading generally towards an existing onsite creek (Teanook
Creek).
The development of the site will include some excavation and removal of the overburden on the proposed lease areas.
An orthophoto with contours, highlighting the development site is included below.
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Storm Water Management Strategy
This storm water management strategy and subsequent drainage system design and construction, will be in accordance
with the following criteria:
Design will be in accordance with the District of Highlands, Subdivision or Development of Land Bylaw No. 154, 2001,
Schedule B, Section D - Standards for Storm Water Management.
•

Storm Water will be attenuated on site and released at pre-development rates. If required, a combination of
detention facilities, in the form of rock pits and / or commercial tank products, will be utilized to detain and
release stormwater at controlled rates. The stormwater attenuation infrastructure will allow for some infiltration
into the native soils where appropriate.

•

The 200-year return period event is to be conveyed within the roadways and/or rights of way as determined
necessary and will follow the pre-development flow paths to the creek.

•

A lease area development is proposed. The on-site collection and conveyance systems will be in accordance
with the BC Building Code. Appropriate site grading will direct surface runoff away from the buildings toward
the defined drainage flow routes.

•

Erosion/sediment control and site development practices will be based on Fisheries and Oceans - Land
Development Guidelines for the Protection of Aquatic Habitat (LDGPAH). Detailed erosion and sediment
control plans will be prepared by the Contractor as construction activities will impact placement of silt fencing,
stockpiles, etc. but general guidelines are included below.

Erosion and Sediment Control During Construction
A key factor in erosion and sediment control is the interception and management of site runoff. Careful planning of
construction site activities and phasing, to prevent the generation of erosion, is more effective and less expensive than
downstream sediment control with sediment ponds only. Sediment ponds should be considered the last line of defense.
As outlined in the "Land Development Guidelines for Protection of Aquatic Habitat", the following general principles will
be required at this site:
•

Where possible, conduct earthworks activities during dry months of the year

•

Stage activities to allow "green-up" or re-establishment of vegetation and minimize bare areas

•

Halt construction during periods of significant precipitation and runoff

•

Restrict vehicular/equipment access or provide working surfaces/roads. At each access point to the
development site, a sediment pond or trap should be constructed to retain wash down water and sediments
that may flow down the adjacent catchment to the access point.

•

Retain existing vegetation until excavation commences, i.e. do not strip vegetation long before the following
activities

•

Minimize clearing and stripping areas

•

Physically mark clearing boundaries on the construction site

Re: Storm Water Management Statement for 1943 Millstream Rd.
From: Ian McCall | To: Laura Beckett
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•

Seed or re-vegetate cut and fill slopes, and disturbed natural areas

•

Cover temporary fills or stockpiles with sheeting or tarps and/or use silt fence surround

•

Use mulches and other organic stabilizers to minimize erosion until vegetation is established

•

Plan seeding and planting to allow establishment before the end of the growing season

The following site-specific control measures will be noted in the construction contract/tender document language and/or
on the SEC drawing:

Silt Fences-Perimeter Ditching
Silt fences provide an effective filter for sediment laden runoff from bare soil slopes and surfaces. Silt fences are
effective boundary control devices, trapping the sediment close to the erosion source and reducing the mobilization into
runoff.
Silt fences should be installed along the downstream edges of activity, lower property lines and at the top of the slope to
the foreshore. In temporary runoff control ditches and in proposed bio-swales, silt fences may be overwhelmed by the
quantity of runoff and should be reconsidered, in favor of traps or rock berms, particularly where ditch slopes are
steeper than approximately 3%.
Adequacy of the silt fence locations should be confirmed in the field, and inspected and maintained on a regular basis
as construction proceeds.

Slope and Surface Protection
The required protection will be determined by the type of material, the grade of slope, and the expected exposure time,
and shall be in accordance with the "Land Development Guidelines for Protection of Aquatic Habitat".
In dry conditions, all cut/fill and cleared natural slopes and surfaces should have erosion controls implemented within 14
days.
In wet conditions, erosion control should be implemented immediately on completion of the grading operations of the
area.
Slopes exceeding 3.0 meters in height and steeper than 2H:1V should be reviewed by a Professional Engineer, to
assess slope stability, erosion, and drainage control requirements.

Compliance with District of Highlands Storm Water Management Requirements
In summary, the Storm Water Management Plan will demonstrate compliance with the requirements of the District of
Highlands, through application of suitable design solutions specific to the geotechnical and topographic conditions of
this property and the overall site setting.

Ian McCall, P.Eng.
Senior Project Engineer
Re: Storm Water Management Statement for 1943 Millstream Rd.
From: Ian McCall | To: Laura Beckett
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