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Sotola R NANANE, 5. vor 453

Engineering Inc. STRUCTURAL PHONE: (250) 751-0433

ENGINEERS FAX: [250] 751-0431

April 4, 2019

Belfor Property Restoration
2301 McCullough Road,
Nanaimo, B.C.

VIS 4M9

Attn: Cam Wilson

Re: STORAGE BUILDINGS
1773 Qualicum Road, Qualicum

Sotola Engineering Inc. was retained to review the structural damage to the storage buildings
at the above address. The damage was caused by high winds. A site inspection was done on
February 6, 2019.

DESCRIPTION

The storage area is comprised of five buildings, varying in size, with the one inspected
measuring approx 48 ft x 435 ft in plan dimensions, and 11 feet tall. The building is comprised
of 12 ft x 24 ft storage rooms back-to back. with approx 35 units side-by side.

The buildings are wood-framed with a concrete footings.

Framing consists of 2x10 roof joists at 24" c/c spanning in the 12 ft direction and supported by
2x 4 at 24" stud wall. The footings consist of concrete strips varying in size, but commonly
10" x 6" in size with a 6" curb on top. The footing size is considerably smaller than required
by the BC Building Code

Some units are occupied but a large number of them are vacant and the exterior door or wall
has not been installed. In these cases, the supporting walls are exposed to the elements
without protection. These walls between the units are exposed to weather and are badly
deteriorated.

COMMENTS AND STRUTURAL ANALYSIS

These building have been built without a Building permit as the RDN did no have jurisdiction
in this area at the time of construction. However, this still means that any building built needs
to meet the BC Building Code at the time of construction.

The BC Building Code is split up into two separate sections. Part 9, which deals with smaller
buildings and has less stringent structural requirements, and Part 4, which is intended for
larger buildings. For Part 4 buildings, higher snow loads, full wind and seismic loads are used
for design. The foot-print area that Separates these two sections is approx 6000 sqg. ft. Since
these buildings are approx. 20,000 sq ft in plan area, they fall under Part 4.




Since these building have large openings, due to the unfinished and unoccupied state of the
units, the wind load is doubled, and more importantly, the uplift on the roof is 2.7 times higher
than if the buildings had a closed exterior wall.

Many of the walls are bare studs with blocking at mid-height with no sheathing.

ANALYSIS / REPAIR RECOMMENDATIONS

There are some options as to how to proceed with reconstruction. Construction drawings will
be prepared once these decisions have been finalized.

EXTERIOR OF BUILDING
The building is in an unfinished state. The choice is as follows:

1. Install exterior walls or doors to finish the building. The advantage of this is that it
would protect the interior of the building from weather and decrease the wind load
uplift on the roof system.

2. Leave the building open as-is. this would mean that the exposed stud walls would need
to be protected from weather as an exterior wall. this would entail sheathing, paper and
cladding. This would also entail adding hurricane clips to the roof joists and adding in
hold-down anchors to the foundation.

LOAD-BEARING STUDS

The 2x4 stud walls load-bearing stud walls are structurally inadequate. For snow snow loads
the studs need to be doubled-up. This is further complicated if the building is left with large
openings, and some walls sheathed. The sheated walls are now subject to wind loads, which
means the walls will need to be 2x6 studs at 16" c/c.

LATERAL LOADS

In order for the buildings to meet the BC Building Code requirements, the building will need to
withstand full seismic and wind loads. Presently, there are inadequate number of shearwalls.
Each load-bearing wall between the units will need a section built as a shearwall. This will
entail, sheathing with OSB, blocking, nailing and installing hold-down anchors and hurricane
clips. The length of shearwall in each wall would be about 4 to 6 ft long, depending on the
foundation size.

FOUNDATIONS
The minimum size of foundations required are 8" x 16" with a 6" wall on top. From grade to
the underside of footing is 18" minimum. These footings are considerable smaller than

required.

the footings have not been checked for reinforcing steel.




The Footings can be left-as-is as long as there is understanding that they might not perform
as well as if they met the code requirements, and some differential settlement might occur
which might distress the building.

One complication with the footing is that the shearwalls mentioned above will have an uplift
load at the ends, and the foundations do not provide the necessary weight to prevent uplift.
This can be alleviated by one of the following options. 1. Install a new footing under each
end of each shearwall and connect to the existing concrete. 2. Increase the length of the
shearwalls until uplift is minimal. this would entail building the shearwall approx 8 ft long.

CONCLUSIONS

Once this report has been reviewed and decisions made as to which way this will proceed, we
can prepare repair drawings for reconstruction.

If you have further questions regarding this report, or if further damage is observed during
reconstruction, contact the undersigned.

Ludek Sotola, P.Eng, Struct.Eng.
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Excellent health and care for everyone,

everywhere, every time. .
island health

March 28, 2019

Little Qualicum River Village
Strata Corporation VIS4673
1773 Country Road

Qualicum Beach, BC V9K 283

Dear Mr. Gallagher:

Re:

Source Water Approval for Little Qualicum River Village, Well # 15

Island Health has reviewed the information you provided to Elizabeth Thomson, Island Health
Environmental Health Officer in support of approving the Well # 15 (Well Identification Plate 23235) as
a drinking water source for the Little Qualicum River Village Water System and the following is
provided.

Comments:

a.

b.

Well #15 is located on Strata Lot 242, 1850 Taylor Walk, Qualicum Beach, which is located
within Little Qualicum River Village.

Well #15 is to provide additional capacity to the drinking water system to limit the use of water
from Well #13. Well #13 has arsenic at levels above the Maximum Acceptable Concentration
(MAC) for health concerns listed in the Guidelines for Canadian Drinking Water Quality, and
requires blending of the water at the reservoir to reduce levels below the MAC.

The drinking water system has indicated that it intends to pump Well #15 towards Well #1, where
it will tie into the existing distribution system. Water is chlorinated prior to entering the
reservoir.

It is noted that the distribution line to connect Well #15 to the system is already installed without
benefit of a construction permit or waiver, as required under the Drinking Water Protection Act,
Section 7. A construction permit can not be issued retroactively.

Lot 242 does not have a dwelling or septic system at this time.

There are wells located on adjoining properties. A hydrogeological assessment report for Well
#15 was prepared by Hy-Geo Consulting on September 26, 2013. In the conclusions and
recommendations, it was recommended that the long term pumping rate should not exceed 35
USgpm (2.21 L/s) to minimize interference effects to not more than 30% of their available
drawdown.

The Hy-Geo report also recommended long-term monitoring of water levels and pumping rates in
Well #15 to ensure the well continues to be a low risk situation for containing pathogens under
GWUDI conditions.

Health Protection & Environmental Services
3Floor — 6475 Metral Drive Tel: 250.755.6215 | Fax: 250.755.3372

Nanaimo BC V9T 219 viha.ca




Source Approval for Little Qualicum River Village Well #15 Page 2 of 3
March 28, 2019

h. A Stage 1: Hazard Screening and assessment was conducted on this well by Hy-Geo Consulting

R

(2013) and reviewed by Elizabeth Thomson (2018). Some hazards were identified as requiring
monitoring to ensure there are no changes including raw water bacteriological and turbidity.

The BC Ministry of Environment aquifer database does not show any information on the aquifers
in this area, The Regional District of Nanaimo water map, based on DRASTIC information
gathered through the Nanoose Bay —~ Deep Bay Area, Nanaimo Lowland Groundwater Study,
shows this aquifer to be moderately vulnerable.

The Hy-Geo report concludes that the aquifer supplying this well is “under confined conditions”.
It is noted that this well has not been registered in the BC Ministry of Environment Wells
Database.

Conditions:

1.

The March 27, 2009 source approval for Little Qualicum River Village wells #1, #2, #9 and #13,
listed as a condition of source approval, that “residual disinfection of the water is required”, Well
#15 is to be chlorinated to maintain consistency throughout the drinking water system. A contact
time adequate to meet a 4 log inactivation of viruses is required. As there are sewage disposal
systems located within 300 m of well #15, the target virus is to be adenovirus. Prepare a contact
time calculation to demonstrate a 4 log inactivation of adenovirus is achieved.

A wellhead protection plan must be developed, oran existing one amended to include this source,
and any issues which might be specific to it, that is acceptable to the Environmental Health
Officer. The wellhead protection plan should use an appropriate method as defined in the

BC Ministry of Environment, Step 2 of Well Protection Toolkit.

The water system owner should own the property where the wells are situated and for a minimum
distance of 30 m of each well. A sanitary control easement must be in place if ownership cannot
be secured. The water system owner should also consider extending the sanitary casement for a
distance of up to 60 m, or for a further distance as determine by the wellhead protection plan
around each well,

Tor any further work to connect this well to the water system, a construction permit must be
applied for and received, prior to any construction, installation, alteration or extension of the
water supply system.

Develop and/or amend an existing your written plan for monitoring all existing wells, including
test wells and monitoring wells, and the distribution system for both bacteriological and chemical
parameters, acceptable to the Environmental Health Officer.

The long term pumping rate for Well #15 should not exceed 35 USgpm (2.21 L/s) to minimize
interference effects to not more than 30% of their available drawdown. Well interference from
this well is to be included in your written well monitoring plan.

Please note, a ground water license will be required under the BC Water Sustainability Act to
divert and use groundwater legally (applications received prior to March 1, 2022 will have the
application fee waived). I strongly recommend you contact the Ministry of Forests, Lands and
Natural Resource Operations to understand your obligations under the Act.

This is neither a construction permit, nor an operating permit. Construction permits must be obtained
through the Island Health Public Health Engineer, and an operating permit for the water supply system
must be obtained from the local Environmental Health Officer in accordance with Sections 7 and 8 of the
Drinking Water Protection Act. The issuing officials may include additional terms and conditions they
consider advisable with respect to the construction or aperation of the water supply system.




Source Approval for Little Qualicum River Village Well #15 Page 3 of 3
March 14, 2019

Please contact Murray Sexton, Public Health Engineer, Island Health, telephone 250.755.6215 for the
construction permit, and Elizabeth Thomson, Environmental Health Officer, Island Health, telephone
250.947.8222, with respect to the operating permit.

Sincerely,

hge

Lynne Magee, BSc, CPHI(C)
Regional Drinking Water Coordinator
Health Protection and Environmental Services

e.c..  Elizabeth Thomson, Environmental Health Officer
Murray Sexton, Public Health Engineer
Dr. Paul Hasselback, Medical Health Officer
Don Buchner, LQRV Drinking Water Operator
Brian Gallagher, Strata President
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SUPRE%E_ COURT

BRITISH COLUMBIA
o%.geit ‘11_8 Amended Pursuant to Rule 6(1}{a} of the Supreme Court Civil Rules
Originally Filed: December 8, 2016

Vancouver
REGISTRY NO. VLC-5-5-1611350
p VANCOUVER REGISTRY
IN THE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN:
NOEL STEPHEN and JUDITH MUNKHOLM

PLAINTIFFS
AND:

HER MAJESTY THE QUEEN IN RIGHT OF THE PROVINCE OF BRITISH COLUMBIA AS THE MINISTRY OF
TRANSPORTATION AND INFRASTRUCTURE, CITY OF NANAIMO, REGIONAL DISTRICT OF NANAIMO, JOHN
DOE GOVERNMENT ENTITY 1-3, 0528872 BC LTD,, 0761349 BC LTD., TIMOTHY BRUCE PELIGREN, JOHN DOE
CORP 1-10, JOHN DOE 1-5, AND THE OWNERS STRATA PLAN VI$4673

DEFENDANTS

AMENDED NOTICE OF CIVIL CLAIM

This action has been started by the Plaintiffs for the relief set out in Part 2 below.
If you intend to respond to this action, you or your lawyer must

(a) file a response to civil claim in Form 2 in the above-named registry of this court within
the time for response to civil claim described below, and
{b) serve a copy of the filed response to civil claim on the Plaintlffs.

If you intend to make a counterclaim, you or your lawyer must

(a) file a response to civil claim in Form 2 and a counterclaim in Form 3 In the above-named
registry of this court within the time for response to civil claim described below, and

(b) serve a copy of the filed response to civil claim and counterclaim on the Plaintiffs and on
any new parties named In the counterclaim.

JUDGMENT MAY BE PRONOUNCED AGAINST YOU IF YOU FAIL to file the response to civil claim within
the time for response to civil claim described below.

TIME FOR RESPONSE TO CIVIL CLAIM
A response to civil claim must be filed and served on the Plaintiffs,

(a) if you reside anywhere in Canada, within 21 days after the date on which a copy of the
filed notice of civil claim was served on you,

El
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(b) if you reside in the United States of America, within 35 days after the date on which a
copy of the filed notice of civil claim was served on you,

{c) if you reside elsewhere, within 49 days after the date on which a copy of the filed notice
of civil claim was served on you, or

{d) if the time for response to civil claim has been set by order of the court, within that
time.

CLAIM OF THE PLAINTIFFS

STATEMENT OF FACTS

The plaintiffs, Noel Stephen and Judith Munkholm, are individuals and have an address for
service ¢/o Lindsay LLP, 1000 — 564 Beatty Street, Vancouver, British Columbia.

The defendant, the Owners, Strata Plan VIS4673 (the “Strata”), is a strata corporation
established under the Strata Property Act, SBC 1998, c.43 for Strata Plan VIS4673, which refers
to a strata property known as Little Qualicum River Village, and comprises 575 acres of land
approximately 20 kilometers west of Qualicum Beach In the Regional District of Nanaimo (the
“Strata Property”). The Strata Property contains 286 building strata lots. The Strata has a mailing
address of 1773 Country Road, Qualicum Beach, British Columbia, V9K 253.

The defendant, Her Majesty the Queen in Right of the Province of British Columbia as
represented by the Ministry of Transportation and Infrastructure ("MOT") has an address for
service at Ministry of the Attorney General, Legal Services Branch, 2™ Floor, 1001 Douglas
Street, Victorla, British Columbla.

The defendant, the City of Nanaimo, is a municipal corporation pursuant to the Local
Government Act, RSBC 1996, ¢. 323. It has its office at 455 Wallace Street, Nanaimo, British

Columbia.

The defendant, the Regional District of Nanaimo is a municipal corporation pursuant to the Local
Government Act, RSBC 1996, ¢. 323. it has its office at 6300 Hammond Bay Road, Nanaimo,

British Columbia.

~
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The defendants, John Doe Government Entities 1 to 3 are government entities whose identity is

not currently known to the plaintiffs.

The defendant, 0528872 BC Ltd. Is a company incorporated pursuant to the laws of British
Columbia with a registered and records office at 1625 Meadowoad Way, Qualicum Beach, British

Columbia, V9K 253.

The defendant, 0761349 BC Ltd. is a company Incorporated pursuant to the laws of British
Columbia with a registered and records office at 1625 Meadowood Way, Qualicum Beach, British
Columbia, V9K 253,

The defendant, Timothy Bruce Peligren, is an individual with a mailing and delivery address at
1625 Meadowood Way, Qualicum Beach, British Columbia, V9K 253.

The defendants. John Doe Corp 1 to 10 and John Doe 1 to 5 are corporations and individuals
whose identities are not known to plaintiffs, but were involved in the design, development,

construction, and/or inspection of the Strata Property.

Background Facts of Loss

11

12,

The plaintiffs were at all materlal times the registered owners of a house located at lot 261 of
the Strata Property (the “House”). The House is adjacent to a hill that ascends to other
residential lots on the Strata Property, namely, lots 265 and 266 (the “Hill").

At a time not known to the plaintiffs, but before the Strata took ownership of the Strata
Property, the MOT, the City of Nanaimo, the Regional District of Nanaimo, or John Doe
Government Entities 1 to 3 {collectively, the “Approving Government Entities”) were the owner
of, and had authority over the subdivision approvals of, the land that is now the Strata Property.

v
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15,

16.

L LUVl 4L 44 4V 4 JUMIL M

At all material times, 0528872 BC Ltd., 0761349 BC Ltd., Timothy Bruce Peligren, John Doe Corp 1
to 10 and/or John Doe 1to 5 (collectively, the “Developers”) developed lands and constructed

the houses on the Strata Property, including the House.

The Developers started developing the Strata Property in or about the 1990s.

At a time not known to the plaintiffs, but prior to December 10, 2014, the Developers were

granted a subdivision application for the Strata Property from one or more of the Approving
time prior to De 1 e

Government Entities. Un

strata buildings were sto f such a contemplate
time that the stra an w e it w ilding strata as o e-
strata. The strata lots we wever sold as bare-land strata lots suitabl s

opposed to building strata lots suitable_for storage of camping and RV a sories. For a

considerable number of vears following_deposit of the plan, the vast majority of the strata
buildings were not constructed contrary 10 what was represented on the strata plan. This failure

construct was at all time o the Developers and such intentio further e
Developer leasing to his persopal ¢ or a_term of 20 vears e same strata
bujldings. Area F i ich the strata development was located within the Regional District of

anaimo. was at the time of development a ‘no-zone area’ and a ‘no buildi it required
area’. The Approving Government Entitiies, with the knowledge that the develo as taki
ace in a ‘no-zone’ and ‘no- ing permit’_area, failed to closely monitor its development. The
strata was not permitted or a to be develo s, a residential deve
As_part_of the developmen e Develo were required to have geotechnical studies

completed throughout various regions within the development, to and includ he Hill and to

conduct the development | blec liance with those requirements.

In_res e to these compliance requi ts, the Developers undertoo elopme

the geotechnically sensitive areas based on their own personal knowledge and experience.

VL oL



4 U

VVIvvJJ1n 11

23,

24,

L LUVl 4L 44 4V 4 JUMIL M

velopers were jv ve be ware of the risks associated wi j

Stra Il ial ti in po 1 evelopment plan putlining those areas
hich were geotechnica sitiv cerning strata lots 168 through 284 adjacent to a nearb
river,

At a time not known to the plaintiffs, but prior to December 10, 2014, there were landslides on
slopes adjacent to the Hill, and many of the trees thereon leaned downslope, all of which

indicates the slopes, including the Hill was a landslide hazard.

Prior to the subdivision application, one or more of the Approving Government Entities oversaw

the construction and maintenance of the logging roads on the land that became the Strata

Property.

At a time not known to the plaintiffs, but prior to December 10, 2014, and during the course of
the development of the Strata Property, the Developers installed several drainage pipes that

discharged water at the top of the Hill (the “Drainage Pipes”).

At a time not known to the plaintiffs, but prior to December 10, 2014, and during the course of
the development of the Strata Property, the Developers installed about 3 to 4 meters of soll fill

material at the top of the slopes adjacent to the Hill, burying at least one of the Drainage Pipes.

.

t a time not known to the iffs jor to December 10, 2014, a ng the course

evelopment of the Developers installed water lines ainage pi
along Spirit Way on or near the Strata Property. The size, function and placement of those lines,
however, was i uate a s r urposes contempl jled to mee

relevant requirements S

v
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nd 164, ha d were aware that t in guestion w.
ns eotechnicall ve and was a high-risk slide area.
fime { D r 10, 2014, an i ourse
velopment of the S ope e Developers and/or their agents, constructed {o
sed to be constructed a in the vicinity of strata lot in which vicini
the Developers had conducted or ordered further deforestation activities). Shortly after
completion of constructi deck attache hat residence began to visibly sink and detac

fromthe s ure its

ro Government Enti or s a were advised of concerns by loca

residents within the development relating to non-compliance with reasonable construction and

development standards as well as geotechnical safety jssues regarding the Strata Prope

In or about 2010, the Developers constructed or caused to be constructed the House.

On or about December 10, 2014, an earth-moving event occurred on or about the top of the
Hill, which caused a debris flow down the hill that in turn destroyed everything in its path,

including the House and the contents therein {the “Landslide”).

The plaintiff, Noel Stephen, was trapped in the basement under the debris of the House and the
Landslide. He was rescued by the Dashwood Fire Department who cut him out using saws and

hand tools.

From December 10, 2014, to December 12, 2014, engineers retained by the Regional District of
Nanaimo investigated the slopes in and around the Hill determined that the area was a landslide

hazard and advised that an area encompassing over ten strata lots should be evacuated.

-
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The Strata knew, or ought to have known, prior to the date of the Landslide, that the Hill was a

landslide hazard.

The Strata owed a duty of care to the plaintiffs, and breached its duty, the particulars of which

negligence include, but are not limited to:

(a)

(b}
()
(d)

(e)
(f)

(8)

(h)

failing to conduct regular inspections of the Strata Property so as to detect potentiai
dangers to the House, including but not limited to, the impact of the design and
construction of the Strata Property on the stability of the land adjacent to the House

and the diversion of natural watercourses;
failing to investigate the Hill as a landslide hazard;
failing to warn the plaintiffs that the Hill was a landslide hazard;

failing to investigate the Hill as a landslide hazard in light of the historical landslides on

slopes around the Hill;
failing to warn the plaintiffs about the historical landslides on slopes around the Hili;

having at least one of the Drainage Pipes burled by soil fill material, creating a landslide

hazard;

failing to have any, or in the alternative adequate, drainage and/or diversions of natural

watercourses on the Strata Property;

failing to employ competent employees, contractors, counsel and agents involved In the
development and malintenance of the strata lots in and around the House and Strata

Property;
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