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April 14% 2026
District of North Saanich

Re: DPA 1: Development Variance Permit Application for 916 Land’s End Road

peor SRR

Aqua-Tex has been retained by the Attisha family to review the non-compliant
development works, undertaken in the DPA 1 Marine Shoreline Management Zone,
previously undertaken at their home — 916 Land’s End Road. Additionally, we have been
retained to prepare a remedial shoreline development scheme submitted under the
District’s Development Variance Permit Application Guidelines.

The attached report documents the redesign of the works in the Marine Shoreline Zone.

Additional, supporting work was completed by the projects Geotechnical Engineer and
the Landscape Designer. These latter reports are appended to the DPA 1 Marine
Shoreline Report (attached).

Should you require any further information or wish to discuss the findings of this report
in detail, please do not hesitate to contact me.

I remain,
Respectfully,

_B.Sc., B.A. (WD), M.Sc., RP Bio., CBiol, MRSB
Sr. Aquatic Ecologist & President

Aqua-Tex Scientific Consulting Ltd.
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Technical Addendum: Native Plant Ecological Function & Habitat

Enhancement
Development Permit Application, 916 Land’s End Road (PID 032-551-916), the-

District of North Saanich, BC

Coastal Douglas-fir moist maritime Biogeoclimatic Zone (CDFmm)

1. Purpose

This technical addendum accompanies the architectural and landscape drawings submitted
under the Development Permit application. The purpose of this document is to summarize
the ecological function, shoreline protection measures, habitat performance and
enhancement, and ecosystem service contributions of the proposed native planting plan
within a designated Shoreline Development Permit Area. This project proposes new stairs
from an upper terrace leading to the lower lawn terrace and the beach. A replacement fence,
replacing a dilapidated wooden fence, will provide a safe, security railing at the top-of-bank,
the existing patio will be moved laterally to minimize noise for the neighbour, the
replacement planting will enhance the natural, riparian food web and habitat, historical
rotting fences along the north, east, and west property borders will be replaced to secure
the property for the owner’s dogs , and the remedial landscape works will protect the
shoreline habitat.

The site specific landscape design details and habitat information is in APPENDIX A.

The two Geotechnical Reports are in APPENDIX B (Geohazard and Geotechnical Site
Assessment Proposed Landscape Improvements & Steps & Handrail Foundation on Bedrock
Slope).

The Landscape Planting Plan is in APPENDIX C.

2. Ecological Context

The subject property is located within a Shoreline Development Permit Area characterized
by steep marine bluff conditions. Shoreline ecosystems in North Saanich function as critical
transition zones supporting slope stability, habitat connectivity, marine water quality
protection, and biodiversity. The proposed planting palette consists of regionally
appropriate native species consistent with Coastal Douglas-fir moist maritime conditions.

Shoreline ecosystems function as transitional habitats that support:
e Nutrient exchange between upland and marine systems

e Foraging habitat for migratory and resident birds
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¢ Pollinator corridors
e Soil stabilization along marine edges
e Stormwater filtration prior to discharge

Native understory systems in this zone are characterized by multi-layered shrub
assemblages, graminoid groundcover, and evergreen fern structure. The proposed native
planting palette is consistent with Coastal Douglas-fir maritime conditions and reinforces
shoreline ecological integrity.

3. Shoreline Habitat Function & Biodiversity Support

3.1 Bank Stability & Soil Retention
Proposed native shrubs and graminoids (e.g., Rosa nutkana, Holodiscus discolor, Carex
tumulicola, Leymus mollis) provide:

e Fibrous and rhizomatous root systems

¢ Increased soil cohesion

¢ Reduced surface erosion

e Improved resistance to wind exposure
These structural characteristics contribute to long-term shoreline stability and reduced
sediment transport.

3.2 Marine Interface Buffer Function
The planting plan strengthens the vegetated buffer between built form and the shoreline by:

e Increasing vegetative density

¢ Reducing exposed soil surfaces

e Intercepting rainfall and overland flow
e Enhancing infiltration capacity

This buffer function improves water quality entering adjacent marine environments.

3.3 Habitat Functions
The functional habitat characteristics and the expected species associations are outlined in
Table 1. This plant palette provides:

e Early nectar (excellent for hummingbirds and queen bees)
e Strong summer fruit supply for birds and small mammals
e Winter berries (critical for overwintering birds)

e Structural layering (groundcover — shrub)

e Moth and butterfly host plants

e Native bee forage across seasons

3.3.1 Pollinator Support
These plants provide:
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e Very strong early season nectar
e Strong late spring-early summer pollen
e Slight dip in late summer nectar diversity (after the Oceanspray peak)

Early-season nectar resources (Ribes spp., Mahonia nervosa) support overwintered bumble
bee queens and migratory hummingbirds. Late spring bloom from Nootka rose (Rosa
nutkana), Ocean spray (Holodiscus discolor), and Salal (Gaultheria shallon) provides peak
pollinator diversity. Bloom succession ensures seasonal continuity of nectar and pollen
availability.

3.3.2 Avian Habitat Support

Multi-season berry production (Salal, currants, Oregon grape, Nootka rose, wax myrtle)
supports frugivorous (fruit-eating) birds from summer through winter. Shrub density and
structural layering provide nesting habitat, while graminoid and fern layers supply foraging
substrate and ground cover.

3.3.3 Structural Layering

The planting design incorporates groundcover, graminoid, low shrub, tall shrub, and
evergreen fern layers. This vertical stratification increases habitat complexity and
reinforces ecological function typical of Coastal Douglas-fir bluff systems.

4. Ecosystem Services
The proposed native vegetation contributes measurable ecosystem services, including:

e Soil stabilization and erosion control

e Stormwater infiltration enhancement

e (Carbon sequestration through perennial biomass

e Urban heat moderation via vegetative cover

e Reduced irrigation demand relative to ornamental species

5. Climate Adaptation & Resilience

Selected species are adapted to maritime summer drought and local soil conditions which
will reduce irrigation needs once the plants are established. Structural diversity improves
resilience to disturbance and reduces long-term maintenance inputs. The planting plan
avoids invasive horticultural species and supports long-term ecological integrity.

6. Sediment & Erosion Control — Steep Marine Bluff

(Coordinated with Geotechnical Oversight) (APPENDIC B)
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6.1 Geotechnical Coordination

All site preparation, grading, and vegetation removal within proximity to the bluff crest
shall be undertaken in accordance with the recommendations of the project Geotechnical
Engineer.

The Geotechnical Engineer shall:

e Confirm appropriate setback distances from bluff crest

e Review grading limits prior to construction

e Provide recommendations for slope protection and surface drainage
e Conduct field reviews at key construction stages

No works shall proceed in variance with geotechnical recommendations.

6.2 Limit of Disturbance & Vegetation Retention

To preserve slope integrity:

e The construction limit shall be surveyed and clearly demarcated prior to
disturbance.

e Existing native vegetation within the geotechnically defined buffer zone shall be
retained wherever feasible.

¢ Root systems contributing to bluff stability shall not be removed unless explicitly
approved by the Geotechnical Engineer.

Retention of shrub and graminoid root structures is recognized as a primary contributor to
soil cohesion on steep coastal bluffs.

6.3 Construction Phase Sediment Control Measures

Given slope gradient and proximity to the marine environment, enhanced erosion control
protocols will be implemented:

1. Downslope Sediment Barriers
o Install silt fencing and/or compost filter socks at the downslope limit of
disturbance.
0 Secure to prevent undercutting or bypass flow.
o Inspect weekly and following rainfall events.
2. Surface Water Management
0o Temporary diversion berms or swales installed upslope to intercept runoff.
0 Prevent concentration of overland flow toward the bluff crest.
0 Roof drainage and temporary discharge directed away from slope face.
3. Phased Clearing & Minimal Exposure
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0 Vegetation removal staged to minimize exposed soil area.
o0 Exposed soils stabilized within 24-48 hours.
4. Soil Stabilization
o Biodegradable erosion control blankets (coconut fiber or equivalent) on
exposed slopes.
0 Weed-free mulch application.
o Native hydroseed mix if recommended by geotechnical engineer.
5. Seasonal Work Timing
0 Major soil disturbance scheduled during dry weather periods where
practicable.
0 No grading during heavy rainfall events.

6.4 Bluff Crest Protection

e No stockpiling of materials within geotechnical setback zone.

e No alteration of slope angle without engineered approval.

¢ Noincrease in surface loading at or near the bluff crest.

e Construction equipment to remain outside geotechnically defined no-load zones.

6.5 Post-Construction Stabilization & Native Plant Establishment

Immediately following construction:

¢ Installation of proposed native vegetation at earliest appropriate planting window.

¢ Emphasis on species with fibrous and rhizomatous root systems (e.g., Rosa nutkana,
Holodiscus discolor, Carex tumulicola, Leymus mollis) to enhance long-term soil
cohesion.

e Organic mulch applied to reduce surface erosion.

e Supplemental irrigation limited to establishment period only.

6.6 Monitoring & Professional Assurance

During construction:
e Weekly inspection of erosion controls.
e Post-rainfall inspection following significant precipitation events.
¢ Documentation maintained on site.

Post-construction stabilization:

e Vegetation establishment monitored for minimum one year.
e Any localized erosion remediated promptly.
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e Geotechnical Engineer to provide final review, if required, confirming works
completed in general conformance with recommendations.

7. Conclusion

The proposed native planting and sediment control strategy is coordinated with the project
Geotechnical Engineer and is designed to preserve bluff stability, prevent sediment
transport to the marine environment, and enhance shoreline ecological function. The design
aligns with Shoreline Development Permit Area objectives of the District of North Saanich.
The native plantings will enhance the natural food web and create new habitat.
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Figure 2. Discharge end of CSP culvert in the municipal shoreline access trail. The CSP culvert has disintegrated in the lower segment, with
stormwater discharge flowing under the culvert (inset images on right hand side of figure). The invert of the culvert’s discharge is 0.9 m
above the upper intertidal shoreline. The High Water Mark of the shoreline (orange arrow) lies below the culvert’s invert (yellow arrow).
The culvert has a slope of ~35%. This culvert discharges directly onto the marine shoreline’s upper intertidal. Thus, it is the opinion of the
authors that this drainage ditch is not subject to the RAPR or the Water Sustainability Act. Note the municipal public access, wooden stairs
leading to the shoreline (far right hand side of photograph).
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Figure 7. The adjacent property (906 Land’s End Road) to the west of the subject property
has a concrete retaining wall (~30 m in length), with a concrete toe extending into the upper
edge of the intertidal zone. There is a gate (black structure) mid-way along the wall providing
access to the shoreline. The next property to the west of 906 also has a mortared stone
retaining wall (896 Land’s End Road). These retaining walls were installed to prevent
shoreline erosion of the riparian soils, lying behind the walls. There was no visible evidence
of a stream discharging onto the shoreline on either 906 or 896 Land’s End Road properties.
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5.9 DPA1 — Marine Uplands and Foreshore

Schedule G (Environmentally Sensitive Areas) of the OCP classifies the property’s shoreline as
a Rocky Shoreline. Rocky shorelines consist primarily of rock platform and may include steep
cliffs or shelves overlain with beach veneer of boulders, gravel or rubble. The flowing
photographs document the property has steep bedrock banks leading to an upper intertidal
dominated by bedrock, whose plant community consists of a single Douglas-fir, salal, ferns,
ocean spray, Nootka rose, western red cedar, with invasive blackberry.

Photographs of Marine Shoreline

Figure 8. Looking east along the shoreline at the High Water mark / Present Natural
Boundary. Note the western red cedar tree growing on the steep slope, the shrub understory,
and the bedrock parent material extending into seaward. The area in this photograph is the
tip of the small point of land at the northern end of the property.
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Figure 11. Shoreline stair access to the beach. The lower end of the removable, hinged
wooden stairs will not have any permanent structure on the beach below the Present Natural
Boundary (Figure 21; see Landscape Plans).
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Figure 12. Looking east across the upper intertidal bedrock slope and beach shoreline. The
proposed fence and stairs lie beyond the shoreline and have been designed to meet the DPA1
Guideline to “Protect and enhance ecological integrity of marine .... using best practice
nature-based solutions to reduce shoreline erosion, and enhance biodiversity, native plant
species and wildlife habitat.” No development is proposed below the top-of-bank or on the
shoreline.
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Figure 13. The western property boundary aligns with the concrete retaining wall on the
adjacent property. Note the sandy beach sediments providing a thin, unstable cover on the
bedrock shelves.
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Figure 14. Looking down slope at the Douglas-fir and the top-of-bank soils. The area seaward
of the scaffolding will be planted with a dense population of sword fern (see Landscape Plan),
in concert with the DPA1 Guideline of supporting nature-based solutions, i.e., the landscape
planting enhances the native food-web found in this shoreline habitat.
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Figure 15. Looking east to the gate in the eastern property fence. The gate provides access to
the municipal trail, the latter a public access to the shoreline. The gate and fence will be
replaced as they have reached the end of their structural lifespan.
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Figure 16. The eastern fence will be replaced as it has reached the end of its structural
lifespan.
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Figure 17. The eastern fence will be replaced as it has reached the end of its structural
lifespan.
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Figure 18. Upper terrace stairs leading to the lawn terrace and then to the stairs leading to
the beach.
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Figure 22. Scenic viewscape looking north across the northern end of the property, across
Satellite Channel, toward Salt Spring Island. Note the aging wooden fence along the edge of
the lawn and the flagstone pathways. The perimeter landscape vegetation, at the top-of-bank,
consists of ornamental non-native plants. Photograph date?
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Figure 23.. Looking northeast across the lawn to the northeast patio and the adjacent, gated
access to the beach. The aging wood fence lies within the hedge row (image is pre-2019; pre-
current owners).
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Figure 24. The lawn and patio bordered by the hedge row at the top-of-bank; note the lawn
slopes significantly to the north (seaward) (image is circa-2022; taken by current owners).
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APPENDIX B — Geotechnical Report
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GeoWest Engineering Ltd.

200 - 34425 McConnell Road, Abbotsford, BC V2S 7P1
www.geowestengineering.com
inffo@geowestengineering.com | 604-852-:9088

September 3, 2025

GeoWest File: GA25-1160-00

Project: Geohazard and Geotechnical Site Assessment
Proposed Landscape Improvements & Steps
916 Lands End Road, North Saanich, BC

INTRODUCTION & METHODOLOGY

In general conformance with our email proposal dated August 13, 2025, GeoWest Engineering Ltd. (GeoWest)
has prepared this Geohazard and Geotechnical Site Assessment Report pertaining to the construction of
landscaping improvements, local top of slope stabilization, and a new cast-in-place reinforced concrete
staircase to the beach (Planned Improvements). No new buildings are proposed as part of the proposed
construction. It is understood that the works were partially underway when a Stop Work Order was issued by
the District of North Saanich (DNS). It is understood that a geotechnical assessment is needed to address
Development Permit Area No. 4 — Steep Slope requirements.

The subject 0.34-hectare lot is located at the north end of the Saanich Peninsula in the DNS. The site location is
shown on Plate 1. The area where the Planned Improvements are located is at the north end of the subject
property within the backyard area of the site. Drawings illustrating the design were not available when this
report was prepared. However, photographs, including drone generated images depicting the works at the time
of the Stop Work Order are attached for reference.

The methodology used to complete the geohazard assessment was as follows:

e Review available on-line mapping, including: orthophotos, LiDAR, topography, and hazard maps.
e Review of the surficial geology map.

e Complete a reconnaissance of the site and general surroundings.

e Interview the Contractor (All Type Drilling, Mr. Hoss Tramm) and Owner.

e Assess the gathered information, followed by summarizing the findings in this report.

The site was previously reviewed by the Author of this report with the Contractor prior to the works
commencing. However, no formal geotechnical report was commissioned at that time.

This geohazard assessment was conducted in general conformance with the guidelines presented in the
following documents:

1. “Hazard Acceptability Thresholds for Development Approvals by Local Government”, revised
November 1993, Dr. Peter Cave (Cave Paper).

EGBC Permit to Practice No. 1000607 Geotechnical and Environmental Consultants
Abbotsford | Coquitlam| Victoria



916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

2. “Professional Practice Guidelines, Natural Hazards, Landslide Assessments in British Columbia”,
Version 4.1 March 1, 2023, by the Engineers and Geoscientists of British Columbia (the EGBC Landslide
Assessment Guidelines).

Plate 1: Site Location Map (Source: North Saanich GIS)

The area where the proposed improvements is located at the north end of the site as depicted on Plate 2 and
Plate 3.
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916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

Plate 2: Drone image illustrating the extent to the curb wall that will define the top of bank along the
existing bedrock and stacked boulders. The staircase construction is not shown on Plate 2.

The attached Photographs 1 to 7 also show the works completed to date, which included infilling of voids and
levelling the area immediately behind the proposed curb wall. The west, lower staircase, will be secured by way
of dowelling it into the secured boulders and cast into the subgrade, at the alignment shown on Plate 3.
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916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

Plate 3: Looking South showing extents of staircase construction.

It is understood that a retractable gate/stair will access the beach below. GeoWest is not involved with that
design. It is understood that the improvements are being constructed entirely on the subject site. No trees were
removed as part of the construction.

SITE CONDITIONS

The site is accessed from a paved driveway from Lands End Road. The site generally slopes downward in a
terraced configuration from the north end of the existing house to the Strait of Georgia. Curb wall construction
is constructed on a lower bench, with connecting staircases to the foreshore (lower staircase) and the patio area
beside the main level of the house.

The lower bench area between the proposed staircases was covered by grass prior to the start of construction.
No significant change in elevation was made to the bench as part of the construction. Vegetation, consisting of
Himalayan blackberry and other shrubs, were removed along the slope edge. The surface of the slope edge was
noted to be locally comprised of loose rocks and was uneven, which predicated the curb wall construction and
dowelling at the alignment shown on Plate 2 and Plate 3. The remainder of the slope was left vegetated.
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916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

The curb wall was formerly vegetated with Himalayan blackberry bushes that were removed along the slope
edge. There were no trees removed. The location of the single mature Douglas Fir present at the site is shown
on Photo 1. The Douglas Fir has a slight outward bend indicative of limited past localized creep. The slope height
between the foreshore and the curb wall is approximately 4 m. Stacked rock boulders inclined at about
1 horizontal to 1 vertical (1H:1V) at the north end of the site provide foreshore protection. Locally steeper
bedrock defines the slope to the east. Shrub vegetative cover is located over the slope immediately downslope
of the curb wall.

No evidence of bedrock undermining by wave action was noted. However, the Contractor and Owner noted that
the material around a PVC drainpipe was eroded away and filled the void with concrete for long-term protection
(Photos 6 and 7) prior to GeoWest being engaged.

There were no streams or wetlands in the site vicinity, and the site is not located on or adjacent to an alluvial
fan.

The existing septic system for the property is located to the south of the house, remote to the Planned
Improvements. There are also no water wells in the area of the Planned Improvements.

SURFICIAL GEOLOGY & SUBSURFACE CONDITIONS

Geological Survey of Canada Geological Map 1553 indicates that the site geologic conditions consist of Mesozoic
Era conglomerate, sandstone and shale bedrock (Kc). The bedrock is mapped to the south as being mantled with
sand, gravel, silt, and clay Capilano sediments (Qc), that were deposited during the Pleistocene Epoch (Fraser
Glaciation).

The observed native subsurface conditions comprised bedrock mantled with varying amounts of silty sand with
gravel dense glacial till-like soil.

GEOHAZARD ASSESSMENT

The 1993 Cave Paper referenced in Section 1 of this report is a landmark document commonly used by
Geotechnical Professionals for geohazard assessments. It lists that it should be considered in determining the
suitability of a site for proposed residential developments:

e Inundation by flood waters.

e Mountain stream erosion and/or avulsion.
e Debris flood.

e Debris flow and debris torrent.

e Rockfall.

e Snow avalanche.

e Massive, catastrophic landslide.

e Small-scale localised landslide.
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916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

The site position, geology, and physiography is such that it is inconceivable that it would be affected by flooding,
mountain stream erosion/avulsion, debris flow, debris flood and debris torrent, rockfall, snow avalanche or
catastrophic large-scale landslides.

The bedrock-controlled site does not show any evidence of slope instability. The large boulders and bedrock
provide a high degree of shoreline protection. Consequently, the small-scale landslide hazard is considered very
low. No formal limit equilibrium slope analysis is warranted.

Landscaping improvements are not listed as an option when assessing the hazard ratings using the 1993 Cave
Paper risk assessment. Consequently, we assumed the level of development to be a “Minor Repair”. Table 1
provides the estimated frequency of geohazards discussed above for the post-construction site conditions
assuming this type of development.

Table 1: Estimation of Annual Return Frequencies for “Minor Repair”

neCa Estimated Annual Return Approval Rating
Frequency
Inundation by flood waters <1:200 1
Mountain stream erosion and avulsion <1:500 1
Debris floods <1:10,000 1
Debris flows and debris torrents <1:10,000 1
Small-scale localized landslides <1:10,000 1
Massive, catastrophic landslides <1:10,000 1
Rockfall <1:10,000 1
Snow avalanche <1:10,000 1
Approval Rating Approval Response
1 Approval without conditions relating to hazards
5 Approval, without siting conditions or protective works conditions, but with a
covenant including “save harmless” conditions
Approval, but with siting requirements to avoid the hazard, or with requirements for
3 . -
protective works to mitigate the hazard
a Approval as (3) above, but with a covenant including “save harmless” conditions as
well as siting conditions, protective works, or both
5 Not approvable

It is not possible to precisely compute the estimated annual frequencies identified in Table 1 by way of a
quantitative analysis as this would require extensive data that is not available. Rather, the estimated annual
frequencies are qualitative and reflect our best judgment based upon experience with similar works,
competancy of the site conditions, and degree of concern after examining the site and surrounding areas.
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916 Lands End Road September 3, 2025
District of North Saanich Geotechnical Site Assessment
GA25-1160-00

CONCLUSIONS AND RECOMMENDATIONS
General

The acceptability of the proposed construction at the reviewed location at the site is dependent on the type of
hazard, degree of hazard (expressed as the estimated annual return frequency in Table 1), and land use being
considered. Using the 1993 Cave Paper as a guideline for assessing the acceptability and the above annual return
frequencies and climate change, the proposed construction is approvable, without conditions related to
hazards. Consequently, it is our considered opinion that the site is safe for the use intended without conditions
related to hazards. The completed EGBC Landslide Assurance Statement is attached to this report.

The pre-existing site condition is bedrock-controlled and is considered to be stable from a geotechnical
perspective. The proposed curb wall is, in our opinion, an improvement to the site stability with regard to
localized protection against surface erosion and helps to secure the upper top row in situ boulders. The other
Planned Improvements have a negligible affect on site stability, sewage disposal, and site drainage. No specific
erosion protection measures were identified.

The primary consideration with regard to the proposed construction properly securing the lower staircase to the
subgrade by doweling it laterally and vertically to large boulders and by using the proper concrete mix and pairs
of minimum 15M reinforcing steel. Each step should both laterally (east side) and vertically (west side) be
dowelled to bedrock or the existing large boulders. Exposure Class C1 should be used for the concrete due to the
nearby saltwater environment. GeoWest should be provided the opportunity to review the doweled lower
staircase prior to pouring the concrete.

CLOSURE

This geohazard and geotechnical site assessment report has been prepared by GeoWest Engineering Ltd.
exclusively for_ and their appointed agents. We acknowledge that the District of North
Saanich may also rely upon this report for permit review and approval purposes. The information contained in
this report reflects our judgement considering the information available to us at the time it was prepared.

Any use of this report by third parties, or any reliance on or decisions made based on it, are the responsibility of
such third parties. GeoWest does not accept responsibility for damages suffered, if any, by a third party due to

their use of or reliance on this report.

The attached Terms of Reference form an integral part of this report.
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TERMS OF REFERENCE FOR GEOTECHNICAL REPORTS ISSUED BY
GEOWEST ENGINEERING LTD.

1. STANDARD OF CARE

GeoWest Engineering Ltd. (“GeoWest”) prepared and issued this geotechnical report (the “Report”) for its client
(the “Client”) in accordance with generally-accepted engineering consulting practices for the geotechnical
discipline. No other warranty, expressed or implied, is made. Unless specifically stated in the Report, the Report
does not address environmental issues.

The terms of reference for geotechnical reports issued by GeoWest (the “Terms of Reference”) contained in the
present document provide additional information and cautions related to standard of care and the use of the
Report. The Client should read and familiarize itself with these Terms of Reference.

2. COMPLETENESS OF THE REPORT

All documents, records, drawings, correspondence, data, files and deliverables, whether hard copy, electronic
or otherwise, generated as part of the services for the Client are inherent components of the Report and,
collectively, form the instruments of professional services (the “Instruments of Professional Services”). The
Report is of a summary nature and is not intended to stand alone without reference to the instructions given to
GeoWest by the Client, the communication between GeoWest and the Client, and to any other reports, writings,
proposals or documents prepared by GeoWest for the Client relative to the specific site described in the Report,
all of which constitute the Report.

To properly understand the information, observations, findings, suggestions, recommendations and opinions
contained in the report, reference must be made to the whole of the report. GeoWest cannot be responsible for
use by any party of portions of the report without reference to the whole report and its various components.

3. BASIS OF THE REPORT

GeoWest prepared the Report for the Client for the specific site, development, building, design or building
assessment objectives and purpose that the Client described to GeoWest. The applicability and reliability of any
of the information, observations, findings, suggestions, recommendations and opinions contained in the Report
are only valid to the extent that there was no material alteration to or variation from any of the said descriptions
provided by the Client to GeoWest unless the Client specifically requested GeoWest to review and revise the
Report in light of such alteration or variation.

4. USE OF THE REPORT

The information, observations, findings, suggestions, recommendations and opinions contained in the Report,
or any component forming the Report, are for the sole use and benefit of the Client and the team of consultants
selected by the Client for the specific project that the Report was provided. NO OTHER PARTY MAY USE OR RELY
UPON THE REPORT OR ANY PORTION OR COMPONENT WITHOUT THE WRITTEN CONSENT OF GEOWEST.
GeoWest will consent to any reasonable request by the Client to approve the use of this Report by other parties
designated by the Client as the “Approved Users”. As a condition for the consent of GeoWest to approve the use
of the Report by and Approved User, the Client must provide a copy of these Terms of Reference to that
Approved User and the Client must obtain written confirmation from that Approved User that the Approved
User will comply with these Terms of Reference, such written confirmation to be provided separately by each
Approved User prior to beginning use of the Report. The Client will provide GeoWest with a copy of the written
confirmation from an Approved User when it becomes available to the Client, and in any case, within two weeks
of the Client receiving such written confirmation.

The Report and all its components remain the copyright property of GeoWest and GeoWest authorizes only the
Client and the Approved Users to make copies of the Report, but only in such quantities as are reasonably
necessary for the use of the Report by the Client and the Approved Users. The Client and the Approved Users
may not give, lend, sell or otherwise disseminate or make the Report, or any portion thereof, available to any
party without the written permission of GeoWest. Any use which a third party makes of the Report, or any
portion of the Report, is the sole responsibility of such third parties. GeoWest accepts no responsibility for
damages suffered by any third party resulting from the use of the Report. The Client and the Approved Users
acknowledge and agree to indemnify and hold harmless GeoWest, its officers, directors, employees, agents,
representatives or sub-consultants, or any or all of them, against any claim of any nature whatsoever brought
against GeoWest by any third parties, whether in contact or in tort, arising or relating to the use of contents of
the Report.
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TERMS OF REFERENCE FOR GEOTECHNICAL REPORTS ISSUED BY
GEOWEST ENGINEERING LTD. (CONTINUED)

5. INTERPRETATION OF THE REPORT

a. Nature and Exactness of Descriptions: The classification and identification of soils, rocks and geological
units, as well as engineering assessments and estimates have been based on investigations performed in
accordance with the standards set out in Paragraph 1 above. The classification and identification of these
items are judgmental in nature and even comprehensive sampling and testing programs, implemented
with the appropriate equipment by experienced personnel, may fail to locate some conditions. All
investigations or assessments utilizing the standards of Paragraph 1 involve an inherent risk that some
conditions will not be detected and all documents or records summarizing such investigations will be based
on assumptions of what exists between the actual points sampled. Actual conditions may vary significantly
between the points investigated and all persons making use of such documents or records should be aware
of, and accept, this risk. Some conditions are subject to changes over time and the parties making use of
the Report should be aware of this possibility and understand that the Report only presents the conditions
at the sampled points at the time of sampling. Where special concerns exist, or when the Client has special
considerations or requirements, the Client must disclose them to GeoWest so that additional or special
investigations may be undertaken, which would not otherwise be within the scope of investigations made
by GeoWest or the purposes of the Report.

b. Reliance on Information: The evaluation and conclusions contained in the Report have been prepared on
the basis of conditions in evidence at the time of site investigation and field review and on the basis of
information provided by GeoWest. GeoWest has relied in good faith upon representations, information
and instructions provided by the Client and others concerning the site. Accordingly, GeoWest cannot
accept responsibility for any deficiency, misstatement or inaccuracy contained in the report as a result of
misstatements, omissions, misrepresentations or fraudulent acts of persons providing information.

c. Additional Involvement by GeoWest: To avoid misunderstandings, GeoWest should be retained to assist
other professionals to explain relevant engineering findings and to review the geotechnical aspects of the
plans, drawings and specifications of other professionals relative to the engineering issues pertaining to
the geotechnical consulting services provided by GeoWest. To ensure compliance and consistency with
the applicable building codes, legislation, regulations, guidelines and generally-accepted practices,
GeoWest should also be retained to provide field review services during the performance of any related
work. Where applicable, it is understood that such field review services must meet or exceed the minimum
necessary requirements to ascertain that the work being carried out is in general conformity with the
recommendations made by GeoWest. Any reduction from the level of services recommended by GeoWest
will result in GeoWest providing qualified opinions regarding adequacy of work.

6. ALTERNATE REPORT FORMAT

When GeoWest submits both electronic and hard copy versions of the Instruments of Professional Services, the
Client agrees that only the signed and sealed hard copy versions shall be considered final and legally binding
upon GeoWest. The hard copy versions submitted by GeoWest shall be the original documents for record and
working purposes, and, in the event of a dispute or discrepancy, the hard copy versions shall govern over the
electronic versions; furthermore, the Client agrees and waives all future right of dispute that the original hard
copy signed and sealed versions of the Instruments of Professional Services maintained or retained, or both, by
GeoWest shall be deemed to be the overall originals for the Project.

The Client agrees that the electronic file and hard copy versions of Instruments of Professional Services shall not,
under any circumstances, no matter who owns or uses them, be altered by any party except GeoWest. The Client
warrants that the Instruments of Professional Services will be used only and exactly as submitted by GeoWest.

The Client recognizes and agrees that GeoWest prepared and submitted electronic files using specific software
or hardware systems, or both. GeoWest makes no representation about the compatibility of these files with the
current or future software and hardware systems of the Client, the Approved Users or any other party. The Client
further agrees that GeoWest is under no obligation, unless otherwise expressly specified, to provide the Client,
the Approved Users and any other party, or any or all of them, with specific software and hardware systems that
are compatible with the electronic files submitted by GeoWest. The Client further agrees that should the Client,
an Approved User or a third party require GeoWest to provide specific software or hardware systems or both,
compatible with electronic files prepared and submitted by GeoWest, for any reason whatsoever included but
not restricted to and order from a court, then the Client will pay GeoWest for all reasonable costs related to the
provision of the specific software or hardware systems, or both. The Client further agrees to indemnify and hold
harmless GeoWest, its officers, directors, employees, agents, representative or sub-consultant, or any or all of
them, against any claim or any nature whatsoever brought against GeoWest, whether in contract or in tort,
arising or related to the provision or use or any specific software or hardware provided by GeoWest.
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PHOTOS
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Photo 3
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bedrock.

Photo 4

Formed curb
wall at time of
work stoppage.
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Upper
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Photo 6
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completed to
date.
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Photo 7
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poured around
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base of boulder
slope to protect
it from future
collapse.
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LANDSLIDE ASSESSMENT ASSURANCE STATEMENT

Notes: This statement is to be read and completed in conjunction with the Engineers and Geoscientists BC Professional
Practice Guidelines — Landslide Assessments in British Columbia (“the guidelines”) and the current BC Building Code (BCBC),
and is to be provided for Landslide Assessments (not floods or flood controls), particularly those produced for the purposes of
the Land Title Act, Community Charter, or Local Government Act. Some jurisdictions (e.g., the Fraser Valley Regional District or
the Cowichan Valley Regional District) have developed more comprehensive assurance statements in collaboration with
Engineers and Geoscientists BC. Where those exist, the Qualified Professional is to fill out the local version only. Defined terms
are capitalized; see the Defined Terms section of the guidelines for definitions.

To: The Approving Authority (or Client) Date: September 3, 2025

District of North Saanich

Jurisdiction/name and address

With reference to (CHECK ONE):

|:| A. Land Title Act (Section 86) — Subdivision Approval

|:| B. Local Government Act (Sections 919.1 and 920) — Development Permit
C. Community Charter (Section 56) — Building Permit

|:| D. Non-legislated assessment

For the following property (the “Property”):
916 Lands End Road, District of North Saanich
Civic address of the Property

The undersigned hereby gives assurance that they are a Qualified Professional and a professional engineer or professional
geoscientist who fulfils the education, training, and experience requirements as outlined in the guidelines.

| have signed, authenticated, and dated, and thereby certified, the attached Landslide Assessment Report on the Property in
accordance with the guidelines. That report must be read in conjunction this statement.

In preparing that report | have:
[CHECK TO THE LEFT OF APPLICABLE ITEMS]

Collected and reviewed appropriate background information

Reviewed the proposed Residential Development or other development on the Property
Conducted field work on and, if required, beyond the Property

Reported on the results of the field work on and, if required, beyond the Property
Considered any changed conditions on and, if required, beyond the Property

For a Landslide Hazard analysis or Landslide Risk analysis, | have:

6.1  reviewed and characterized, if appropriate, any Landslide that may affect the Property

6.2  estimated the Landslide Hazard

6.3 identified existing and anticipated future Elements at Risk on and, if required, beyond the Property

6.4  estimated the potential Consequences to those Elements at Risk

Where the Approving Authority has adopted a Level of Landslide Safety, | have:

7.1  compared the Level of Landslide Safety adopted by the Approving Authority with the findings of my
investigation

7.2 made a finding on the Level of Landslide Safety on the Property based on the comparison

7.3 made recommendations to reduce Landslide Hazards and/or Landslide Risks
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LANDSLIDE ASSESSMENT ASSURANCE STATEMENT

8. Where the Approving Authority has not adopted a Level of Landslide Safety, or where the Landslide Assessment is not
produced in response to a legislated requirement, | have:
2] 8.1  described the method of Landslide Hazard analysis or Landslide Risk analysis used
g)] 8.2  referred to an appropriate and identified provincial, national, or international guideline for Level of Landslide
Safety
2l18.3  compared those guidelines (per item 8.2) with the findings of my investigation
[ 8.4  made a finding on the Level of Landslide Safety on the Property based on the comparison
£]| 85  made recommendations to reduce Landslide Hazards and/or Landslide Risks
9. Reported on the requirements for future inspections of the Property and recommended who should conduct those
inspections

Based on my comparison between:

[CHECK ONE]
|:| the findings from the investigation and the adopted Level of Landslide Safety (item 7.2 above)
the appropriate and identified provincial, national, or international guideline for Level of Landslide Safety (item 8.4 above)

Where the Landslide Assessment is not produced in response to a legislated requirement, | hereby give my assurance that,
based on the conditions? contained in the attached Landslide Assessment Report:

A.  SUBDIVISION APPROVAL
|:| For subdivision approval, as required by the Land Title Act (Section 86), “the land may be used safely for the use intended”
[CHECK ONE]
with one or more recommended additional registered Covenants
H without an additional registered Covenant(s)

B. DEVELOPMENT PERMIT
For a development permit, as required by the Local Government Act (Sections 488 and 491), my report will “assist the local
government in determining what conditions or requirements it will impose under subsection (2) of [Section 491]"
[CHECK ONE]
[] with one or more recommended additional registered Covenants
without an additional registered Covenant(s)

C. BUILDING PERMIT

[0 Forabuilding permit, as required by the Community Charter (Section 56), “the land may be used safely for the use
intended”
[CHECK ONE]

[J  with one or more recommended additional registered Covenants
O without any additional registered Covenant(s)

" When seismic slope stability assessments are involved, Level of Landslide Safety is considered to be a “life safety” criteria, as described in Commentary JJJ
of the National Building Code of Canada (NBC) 2015, Structural Commentaries (User's Guide — NBC 2015: part 4 of division B). This states:

“The primary objective of seismic design is to provide an acceptable level of safety for building occupants and the general public as the building responds to
strong ground motion; in other words, to minimize loss of life. This implies that, although there will likely be extensive structural and non-structural damage,
during the DGM (design ground motion), there is a reasonable degree of confidence that the building will not collapse, nor will its attachments break off and
fall on people near the building. This performance level is termed ‘extensive damage’ because, although the structure may be heavily damaged and may
have lost a substantial amount of its initial strength and stiffness, it retains some margin of resistance against collapse.”












APPENDIX C - LANDSCAPE PLANTING PLAN

916 Land’s End Road - Environmental DP Application
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