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Background

 Issues/Concerns

OVERVIEW



 Octo ber  2021  – CVCA  res po nded to  a  pro perty  inqui r y  s ubmitted  o n  beha l f  o f  Mr.  
Des hane.   Pro perty  Inqui r y  s tated  Looking  for  s u i tab le  bu i ld ing  enve lope for  cottage .  
Property  in  c urrent ly  vacant .  
 CVCA responds that there is not a building envelope due to the flood hazard and wetland 

setback requirements.
 May 2022 - CVCA  S taf f,  Ro b West  (Oakr idge  Env i ro nmenta l  Ltd . ) ,  Mr.  Des hane and Mr.  

A ntho ny  Q uinn  (agent  fo r  the  Des hane’s )  co mplete  a  s i te  v i s i t  to  the  pro perty.   
 CVCA staff and Rob West delineate wetland boundary.  While on site it is communicated to 

Mr. Deshane and Mr. Quinn that CVCA staff will not be able to permit the development of 
the property as there does not appear to be a building envelope outside of the wetland 
setback and floodplain but that he can submit a permit application and the inability to 
gain a permit from a Regulations Officer would be communicated and allow them to 
request a hearing before the Watershed Advisory Board.

 Winter  2022/2023 –CVCA  staf f  and  Mr.  S harpe,  act ing  o n  beha l f  o f  the  Des hane’s ,  
co mmunicate  regard ing  permi t  requi rements :  e levat io n  s ur vey,  s co ped Env i ro nmenta l  
Impact  S tudy  and o ther  s tandard  appl i cat io n  requi rement  deta i l s  inc lud ing  a  
co nceptua l  s i te  p lan  (CVCA  d id  no t  request  deta i led  co nstruct ion  draw ings ) .

 A ugust  2023  - Mr.  Q uinn  s ubmits  permi t  appl i cat io n  fo r  deve lo pment  o f  a  dwel l ing ,  
detached garage,  dr iveway  and s ept i c  system.   At  the  t ime o f  permi t  s ubmis s ion  Mr.  
B ennet  requested  a  hear ing  befo re the  CVCA  Waters hed A dv i s ory  B o ard.  

TIMELINE



EXISTING DEVELOPMENT



PROPOSED DEVELOPMENT



CONFORMITY WITH CVCA
POLICY MANUAL

Administrative Policies
 3.8.4 That notwithstanding Sections 3.8.1, 3.8.2 and 

3.8.3, where there is an existing vacant lot of record, 
(including an infill lot), no new development will be 
permitted where the lot has no safe access, or is 
entirely within one or more of the following:

 a) the flood hazard (One Zone Policy Area), or erosion 
hazard of valley and stream corridors, other hazardous 
lands;

 c) any natural features, areas and systems contributing 
to the conservation of land, including areas providing 
hydrologic functions or ecological functions.



SAFE ACCESS REQUIREMENTS



CONFORMITY WITH CVCA
POLICY MANUAL



CONFORMITY WITH CVCA
POLICY MANUAL



CONFORMITY WITH CVCA
POLICY MANUAL

Hazardous Lands Policies 
 5.2.1 Development within the Regulatory floodplain 

shall not be permitted.
The proposed driveway is within the regulatory 

floodplain. In order to access the proposed dwelling 
location / building envelope the driveway would 
traverse the floodplain, with fill being placed in the 
floodplain.



CONFORMITY WITH CVCA
POLICY MANUAL

Hazardous Lands Policies 
 5.2.7 Development within the Regulatory floodplain on 

vacant lots of record shall not be permitted.
The subject lot is vacant, policies state that 

development within the floodplain on vacant lots of 
record is not permitted. 



CONFORMITY WITH CVCA
POLICY MANUAL

Hazardous Lands Policies 
 5.3.13.1 Fill placement and/or excavation for the 

purpose of changing the grade on a property within the 
flood hazard for the purpose of permitting 
development will not be permitted.
Grades cannot be altered within the floodplain to 

permit development. The proposed driveway would 
result in grades being altered within the floodplain in 
order access the proposed building envelope.



CONFORMITY WITH CVCA
POLICY MANUAL
Hazardous Lands Policies 

 5.3.13.3 Notwithstanding Policy 5.3.13.1 development associated 
with the construction of a driveway or access way through the 
Regulatory floodplain in order to provide access to lands outside of 
the Regulatory floodplain may be permitted subject to the provision 
of safe access as identified in Section 3.3 and if it has been 
demonstrated to the satisfaction of CVCA that there is no viable 
alternative outside of the regulated area and that the control of 
flooding, erosion, pollution, or the conservation of land will  not be 
affected;
 Maximum acceptable flood depth for safe access is exceeded. Flood 

water depths during a 1:100-year flood event would be 
approximately 1 metre deep which exceed safe access requirements 
for vehicular access by 0.7 metres and pedestrian access by 0.2 
metres. 



CONFORMITY WITH CVCA
POLICY MANUAL

General Policies for Wetlands
For Provincially Significant Wetlands and wetlands 
greater than 2 ha the following shall apply: 

 7.3.1a - In general, there shall be no development 
within 30 metres of the wetland boundary.
All components of the proposed development within 

the 30 metre setback.



CONFORMITY WITH CVCA
POLICY MANUAL

General Policies for Wetlands
For Provincially Significant Wetlands and wetlands 
greater than 2 ha the following shall apply: 
 7.3.1b - A 15 metre vegetative buffer from the edge of 

the wetland boundary shall be encouraged to protect 
the wetland from nutrient loading and surface runoff 
which could impact area and/or function.
The proposed development is 6 metres from a wetland 

greater than 2 ha. 



CONFORMITY WITH CVCA
POLICY MANUAL

General Policies for Wetlands
For Wetlands less than 2 ha in size the following shall 
apply:
 7.3.1d - In general, there shall be no development 

within 15 metres of the wetland boundary
The proposed driveway is 6 metres from a wetland less 

than 2 ha.



CONFORMITY WITH CVCA
POLICY MANUAL

General Policies for Wetlands
For Wetlands less than 2 ha in size the following shall 
apply:
 7.4.2.1 - Development shall not be permitted within 

the setback of a wetland on vacant land.
The subject lot is vacant and the proposed development 

is within the requisite setbacks for wetlands greater 
than 2 ha and less than 2 ha. 





 The pro po s ed deve lo pment  no t  co nform w i th  the  CVCA’s  Po l i c ies ,  w hich  state :
 That development within the Regulatory floodplain on vacant lots of record shall not be 

permitted;
 That fill  placement and/or excavations for the purpose of changing the grade on a 

property within the  flood hazard for the purpose of permitting development will not be 
permitted;

 That development associated with the construction of a driveway or access way through 
the Regulatory floodplain in order to provide access to lands outside of the Regulatory 
floodplain may be permitted if safe access is present (safe access is not present);

 That development shall not be permitted within the setback of a wetland on vacant land.

 CVCA  staf f  reco mmend that  the  appl i cat io n  be  denied ,  as  i t  do es  no t  co nform w i th  the  
CVCA’s  Waters hed P lanning  and Regulat io ns  po l i c ies .    The  CVCA  Waters hed A dv i s ory  
B o ard  must  caref u l ly  co ns ider  the  po tent ia l  impl i cat ions  o f  g rant ing  except io ns  to  
po l i cy  at  any  hear ing ,  inc lud ing  the  ab i l i ty  to  s et  precedent .

Recommendation: Application be Denied

RECOMMENDATION
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