
 

 

 

PROJECT FAQs 

AND 

UPDATES  



FREQUENTLY ASKED QUESTIONS 

 

What is the rationale for this development? 

The property owner and applicant submitted a Development Permit (DP) application to the District for 
approval of a new seawall and the DP was issued by staff on July 21, 2021. 
 
As part of the applicant’s submission the applicant provided professional reports from a certified 
biologist and geotechnical engineer as is required by District’s requirements. The professional reports 
provide evidence that erosion is occurring to the waterfront portion of the property. The professional 
reports supplied have also indicated that the intention of this project is to prevent further erosion of the 
property and prevent the existing overhanging mature trees from being undermined by the erosion.  
 

Why was this application approved by staff and not Council? 

This was an application for a Development Permit (DP). As per the statutes of the Local Government Act 
490-491, a DP does not require a public hearing or for the application to be presented to Council, given 
that there are no variances to the District’s zoning bylaw #1255. Council is not involved in the processing 
of DPs without variances since Council has delegated the Approval of DPs without variances to the 
Director of Planning and Community Services in accordance with the District’s Development Applications 
Procedure Bylaw No 1519. 
 

Doesn’t the OCP prevent developments like this? 

While the OCP has general policies regarding the marine foreshore in section 4.0 that appear to restrict 
such developments and structures these are all within the general policy portions of the Official 
Community Plan. The issuance of a development permit must be exercised only in accordance with the 
applicable guidelines specified under section 488 of the Local Government Act and in an official 
community plan, in the District’s case these guidelines are found in section 14 of the OCP which are the 
DP Guidelines relating to DPA-1. The other policy statements guide the District in its adoption of land 
use and other bylaws. Therefore, for development permit applications, the Director of Planning is 
required to only apply those guidelines that have been specified under section 488 of the Local 
Government Act as applicable to that development permit area i.e., those found in section 14.3 of the 
OCP. Therefore, should the application meet the DPA guidelines found on pg.43,44 of the current OCP 
then the DP must be approved. 
 
The District’s OCP is now 14 years old and the DP guidelines found in section 14 are outdated and don’t 
reflect best practice in environmental protection or addressing issues such as sea level rise. 
 

Why are no variances required for such a structure? 

The clearer authority for preventing or controlling seawalls from being constructed on beaches is 
through setbacks imposed by the zoning bylaw. The District’s zoning bylaw exempts retaining walls from 
the natural boundary setback (and does not regulate the siting of retaining walls under 1 metre).  
Section 110.3 of the zoning bylaw states the following: 

110.3 Despite any other provision or exception in this Bylaw, no building or structure other than 
staircases, walkways, and retaining walls may be within 15 metres (49.2 ft.) of the natural 
boundary of the marine shoreline, except in the Marine (M) Zones.  



Therefore, no variance is needed to be obtained from Council for this seawall/retaining wall in this 15m 
natural boundary setback, whereas a deck/patio would. 
 

Is the District planning on updating its Development Permit guidelines? 

The District is currently reviewing its Official Community Plan which includes a review and update to the 
District’s development Permit Areas and Guidelines. Please sign up for updates, so that when we have 
new draft development permit guidelines you will be able to review them and provide comments on 
them. Updates and more information: www.connectnorthsaanich.ca/ocp 
 

Are staff monitoring the project? 

Staff are being kept informed on progress of the project by the applicants Qualified Environmental 
Professional (QEP) and undertaken site visits to monitor progress.  
  

http://www.connectnorthsaanich.ca/ocp


QUALIFIED ENVIRONMENTAL PROFESSIONAL UPDATES  

 

The Qualified Environmental Professional (QEP) for the project has been providing regular updates to 
the District as follows: 

 

QEP Update No. 4 October 1, 2022 
Approved with DFO : 1-2 weeks beyond the October 1 Least Risk Timing Window for the protection of 
fish and fish habitat for Area 19, Victoria (Summer Window: July 1 – October 1) for project 21-HPAC-
00629, Seawall Installation, Saanich Inlet, Brentwood Bay (10664 Madrona Drive, North Saanich, BC).   
The extension is requested because of general construction supply delays in getting concrete for lock 
blocks and other materials. 
 
Prior to October 1, the project status would be: 

• Continuing Environmental Monitoring: periodic site visits and daily photos from contractor 
and/or owner. 

• Site Exclusion from forage fish with sediment fence and site elevation above current tide line. 
• Majority of Walls complete with topsoil placement at top of wall for landscaping with native 

plants (top lock blocks have a recessed portion with outer sill for soil retention). 
• Last delivery of lock blocks to beach. 
• Native beach material raked for splintered wood from cribbing used for beach protection. 
• Native beach material backfilled against walls and pre-existing LWD and boulders restored 

(except immediately in front of ramp) 

After October 1, the remaining works include: 

• Continuing Environmental Monitoring: periodic site visits and daily photos from contractor 
and/or owner. 

• Site Exclusion from forage fish with site elevation above current tide line. 
• Completion of ramp, removal of sediment fence, and native beach material backfilled against 

wall/ramp and pre-existing LWD and boulders restored. 
• By hand - Minor beach regrading/backfilling of beach materials against walls. 

• All excavator work from beach completed and excavator removed from beach  Further excavator 
work to restore upper back slope and landscaping to be completed from back slope (est. Oct. 
7/14). 

The contractor expects to be finish by Friday, October 7, with a request for contingencies to Oct 14, 
2022. 
 
QEP Update No. 3 September 26, 2022 
One of the drivers for the project has been to protect the many mature trees at the top of the bank 
across the property from loss due to bank failure. No lock blocks are being planned for the point/corner 
under the Juniper, as the root structure is too close to the exposed soil edge. 
 



After the completion of the wall, replacing the beach logs and boulders, installation of native plantings 
(at the base and the top of the wall), and a winter tidal cycle to re-sort the beach materials, we expect to 
see beach profile as close to the original condition as possible. 

QEP Update No. 2 September 21, 2022 

Following up on the concerns about excavation beyond the Present Natural Boundary (PNB): over 
excavation beyond the PNB is part of the design and permitted activities in order to construct the wall 
at/behind the PNB.   

• During this work there is a temporary disturbance area that must be excavated to constructed 
the base for the wall.  

• Once the lock blocks are placed at/behind the PNB, the wall is back filled and the beach 
substrate reinstated up to the wall, including the large wood and additional plantings of native 
marine-tolerant vegetation.   

This design and construction process was included in the Development Permit application to North 
Saanich, the DFO Project Review and the notification to Crown Lands. 
 
Swell have been monitoring the project, including conducting surveys for Forage Fish eggs in beach 
substrate within the project footprint and will continue until it is complete. 

QEP Update No. 1_August 2, 2022 

• Series of pre-construction meetings with the general contractor and excavator operator 
• Sara Stallard conducted a Forage Fish Spawning Survey on the beach (no forage fish eggs were 

found) prior to temporary beach substrate stockpiling (to protect the beach material from being 
mixed with slope/clay material) 

• Rocky Point Bird Observatory conducted a pre-clearing nest survey (no nests were found) 
• QEP is monitoring the site via regular site visits (every 1-2 days, depending on site activities 

during this stage of the project start up), as well as photos from the owner and contractor to 
observe progress and determine when we need to be on site.  

• Don Skinner, RPBio, ISA Certified Arborist from Concrete Jungle Forestry is working with the 
contractor to protect the roots of the trees during construction, and hand pruning and clearing of 
the invasive species on the bank around the roots and limbs of native tree species (especially the 
two Maritime Junipers) to protect them during the vegetation clearing portion of the work on 
the lower bank. 

o A small limb of the Juniper tree was removed, to allow the machine to access under the 
tree to prevent damage to it during construction.  

• Salvage of native plants for transplanting at the base of the wall upon completion. 
• Beach substrate has been moved away from the future excavation zone and stockpiled to 

prevent mixing with slope soils to be excavated (to be replaced after completion of the work). 
• Beach logs have been moved out of the area of the work (to be replaced after completion of the 

work). 
• The access ramp to the beach has been located to intersect the beach at the highest elevation of 

the shore and reduce the mixing with beach substrate. 



• The beach materials adjacent to the bottom of the ramp have been covered with geotextile and 
cribbing placed on top to prevent mixing of ramp material with the beach stockpile. This 
protective ‘apron’ is being expanded as needed. 

There have been concerns reported by the public about the perceived placement of non-native material 
on the beach, and preservation of the beach sediments. We wanted to clarify that no material has been 
imported onto the beach, and that the preservation of the beach sediments (along with protection and 
preservation of the native trees) has been the focus of our planning and Environmental Protection 
Measures. In consultation with us, the contractor has pulled back and stockpiled the beach substrate 
(gravels and shell hash) away from the bank along the length of the beach landward of the high tide line. 
This area is being used to keep the beach substrate from mixing with the excavated slope materials and 
as a buffer between the high water and the excavated slope (and soon-to-be seawall trench). The 
excavator/bobcat are using this higher level berm to prevent tracking of the bank materials (soil and 
clay) along the top of the beach. The lock blocks are temporarily located along the landward edge of the 
high tide line, resting on wooden cribbing and the beach logs that are shoring up the stockpiled beach 
materials. The intent here is to ensure that no lock blocks (or other materials) are being placed in 
potential forage fish spawning habitat without surveys for eggs. The logs and cribbing were placed in 
tandem with the stockpiled beach materials within the recommended 7-day window post forage fish 
survey and will remain in place, with lock blocks being added and removed as work progresses. And while 
not the original intent, the lock blocks have the added benefit of keeping the beach logs in one place 
during the work window. 
 
The other concern that has been raised for the site is for Erosion and Sediment Control. 
We have been implementing the measures identified in the Letter of Advice and our Environmental 
Protection Plan. A questions was raised about installation of a sediment fence, and at this point we have 
not installed one because: 

• The high tide is below the top of the stockpiled beach sediments and is not entering the work site 
at the toe of the bank. 

• No observed sedimentation has occurred from the stockpiled material into the 
marine environment (see attached high tide photos, 2022-07-28). 

• We have forecasted extreme dry weather. 

At this time, we have not seen that there will be a benefit for environmental protection achieved with 
installation of a sediment fence along the whole site, and we have observed on other sites that these 
fences can be a fish trap if they are over-topped at high tide. Given the minimal benefit 
(beyond perceived protection by the public) and the potential for fish trapping risk, we have decided not 
to install a sediment fence along the whole site at this time. 
 
On Tuesday, the contractor will be installing a short section of sediment fence and sand bags at the 
south end of the project (near the beach access stairs), prior to excavation for the start of the lock block 
wall. In this lower elevation location underlain with bedrock, there was much less granular beach 
material and the tidal water can come into the work area. Here we will install barriers to prevent 
sediment from migrating outside the work site, we will ensure that the fence is tall enough that it won’t 
be over-topped, and that fish will not be able to go around the fence to be trapped in the worksite on a 
falling tide. 
 



We will continue to monitor the site and have the contractor install sediment fences where we observe a 
risk of sedimentation to the marine environment that will be remedied by a sediment fence. 
 
Other Erosion and Sediment Control measures that are on site and ready for use are: 

• Wooden cribbing, logs and geotextile to prevent slope sediments from mixing with the stockpiled 
beach substrate 

o Additional plywood is stockpiled and available, if needed, to cover the beach substrate 
for the smaller excavator to move along the beach 

• Polysheeting to cover exposed soils in the event of forecasted rainfall 
• Sediment fences  

We are minimizing vegetation clearing and conducting work during dry weather and in the reduced risk 
fisheries window. 
The contractor understands that the methods for protecting the beach substrate and the 
marine environment from sedimentation are proactive and are being adapted based on site 
observations. 


















































































