
Constructing a Sea Wall in North Saanich

Context:   Recent information relating to phenomenon of sea level rising over the next 50 years,
combined with the increased occurrence of storm surges and high tides will likely increase the
desire  by  North  Saanich  waterfront  owners  to  protect  their  foreshore  against  under-cutting
erosion.  In 2014, faced with ongoing under-cutting erosion threatening my bank and large over-
hanging trees, I completed the construction of a stacked boulder sea wall,  together with my
neighbour. This report is by no means complete, but should serve to provide some guidance
and answers for those interested in protecting their foreshore with a sea wall. 

Purpose: To provide my knowledge and experience gained from the construction of a stacked
boulder sea wall for the use of any North Saanich waterfront owners interested in taking steps to
protect their marine foreshore from the erosion impacts from rising sea levels and uncertain
weather conditions.

1. Stakeholders:

a. Federal government:  primarily the Dept. of Fisheries & Oceans (DOF) for the 

protection of fish and fish habitat .

b. Provincial government:  ‘owns’ from the high tide line (natural boundary) to the 

low tide line. If the proposed sea wall encroaches on land below the natural 
boundary, then approval must be obtained from the Provincial Government (at a 
cost). Also, in ‘archeological sensitive’ areas, a permit must be obtained from the
Province, under the Heritage Conservation Act. 

c. Municipality: ‘controls’ the 15 m offset from natural boundary and has 

responsibility to approve sea wall projects and any alteration to the foreshore.

d. Neighbours:  need to ensure their support or acceptance, and perhaps even 

inclusion to help reduce costs.

2. Required Permits:

a. Development Permit (DP) –issued by North Saanich

a.i. Sea walls are considered a ‘Minor’ Development Permit



a.ii. DP categories under which my sea wall fell:

a.ii.1. No. 1 Marine uplands and foreshore

a.ii.2. No. 4  Steep slope

a.iii. Requirements:

a.iii.1. Project description

a.iii.2. Certificate of Title

a.iii.3. Site survey – to identify property border, natural boundary, 

top of bank, etc.

a.iii.4. Geo-technical engineering report, including:

a.iii.4.a. Slope stability assessment

a.iii.4.b. Design and layout of proposed sea wall

a.iii.5. Environmental report (not stated as requirement on 

application):

a.iii.5.a. Primarily to satisfy DFO requirements and 

to ensure protection of flora and fauna on the bank and 
beach.

a.iii.5.b.  Characterization of flora, in my case:

a.iii.5.b.i. Recommendation to replace 2 for 1 trees removed

a.iii.5.b.ii. Removal of invasive species



a.iii.5.b.iii. 3 native plants per m2 of disturbed area.

a.iii.5.c. Ensure no impact on aquatic species. In my 

case:

a.iii.5.c.i. Recommended sampling of rocky beach near tide 

line for spawning foraging fish.

a.iii.5.c.ii. Sediment and run-off control to avoid any 

contamination of natural bank material with the 
ocean

a.iii.5.d. Site monitoring during construction

a.iii.6. Security deposit of 125% of estimated landscaping costs to

restore foreshore (assume this to mean 15 metre setback). This is 
to be returned to owner once landscaping is complete to North 
Saanich satisfaction. This is a recent requirement established after
the completion of my sea wall.

a.iv. Permit fee: $1,500 plus $25 for sign to be placed in prominent location 

until Permit is approved. In my case, as the project was ‘shared’ with my 
neighbour and subsequent duplication of reports, we were able to reduce 
out development application fees by 50%.

a.v. Approval by Council

a.v.1. Approximately 6 months from submission to approval.

a.v.1.a. Note that the project may be referred to the 

Environmental Advisory Commission their assessment, 
thus extending the timeline for approval.

a.v.1.b. There was no referral to the Commission in my 

case.



a.v.2. For my project, the requirement for a sampling program to 

test for spawning foraging fish on the beachfront (this was done, 
but not surprisingly, turned up negative) and the replacement of 
invasive Himalayan blackberry was removed from the approved 
Permit. Notwithstanding this, it is still the responsibility of the 
owner to ensure no impact on aquatic species. 

b. Building Permit (North Saanich)

b.i. Requirements:

b.i.1. Project description – information contained in Development

Permit report will suffice

b.i.2. Cost:  1.25% of declared value, plus deposit ($500 in my 

case)

b.i.3. Approved by Planning & Community Services

b.i.3.a. Straightforward, timely approval

c. Archeological Alteration Permit (if applicable): My property was not in any known

archeological area, and as such did not require an Archeological Alteration 
Permit (project would have been a non-starter, if such the case).

d. Federal Department of Fisheries ‘Request for Review’ (see below).

d.i. As of January 2014, the construction of sea walls may require a ‘Request 

for Review’ by the DFO before proceeding further. I was forewarned that 
this could be a lengthy process, and that by engaging a qualified 
environmental professional (QEP) to, in effect, represent the DFO, I could
likely avoid the ‘Request for Review’ process. This effectively resulted in a
transfer of responsibility and liability from the DFO to the QEP who was 
involved in marine and riparian projects. The QEP was recommended in 



order to make their determinations, provide protection measures and 
conduct monitoring during the project, as well as being an unwritten, but 
clear requirement for the approval of the Development Permit. 

d.ii. In any event, with or without DFO approval, you are required to avoid 

serious harm to fish and fish habitat by following ‘best practices’ 

d.ii.1. Design and plan activities in or near the waterbody such 

that loss or disturbance to aquatic habitat is minimized and 
sensitive spawning areas are avoided. 

d.ii.1.a.Note that there is no DFO Operational Statement 

requiring landowners to survey for forage fish; however, 
landowners are still obligated to protect fish and fish 
habitat.

d.ii.2. Plan for no release of contaminants during construction

d.ii.3. Plan to contain any sediment from the bank to above the 

high water mark

d.ii.4. Minimize the removal of natural woody debris, rocks, sand 

and other the materials from the banks and shoreline.

d.ii.5. Restore banks to original contour and gradient;

d.ii.6. For stacked boulder banks, clean rock must be used and 

installed at a similar slope to maintain uniform bank/shoreline 
alignment.

d.ii.7. Need to follow any additional requirements from other 

federal, provincial, and municipal jurisdictions.

d.iii. QEP recommended to construct our wall within the DFO ‘reduced risk 

fisheries window’, from July 1st through Oct. 1st

d.iv. My experience:  I chose to engage a QEP:



d.iv.1. Despite not shown as a requirement on the Permit 

application, I was told by the North Saanich Planner that an 
environmental assessment would be required in order to gain 
approval by the North Saanich Council.

d.iv.2. In reality, the QEP acts on behalf of DFO (despite being 

paid by me!)

d.iv.2.a. This allowed me to avoid the lengthy review 

process of submitting a Request For Review and waiting 
for approval by the DFO.

d.iv.2.b. Despite Council graciously removing the 

requirement to sample for foraging fish spawn on the 
beach prior to start of construction, it was very clearly more
a DFO requirement and to avoid doing this could put me at
risk with the DFO.

3. Construction

a. Three structures were considered:

a.i. Stacked boulder wall

a.ii. Rip-rap along the bank (loosely stacked rock and boulders along the 

bank, similar to that seen along West Saanich Road shoreline on Pat 
Bay)

a.iii. Concrete wall, or pre-formed concrete blocks.

b. Chose the stacked boulder structure as more aesthetically appealing and 

presumed longer life (and perceived easier approval process through Council).

4. Project cost for budgeting purposes (assuming you go it alone):

a. Development permit (& sign):   $1,525



a.i. Although both my neighbour and I had to each pay this cost, I 

successfully argued latterly that only one DP fee was appropriate for this 
project  - we were each refunded $750. 

b. Site Survey:  - not sure of cost, I had a current survey

c. Geo-technical engineer:    $4,500 - $5,000

c.i. Designs, reviews, site visits, report submission, schedules

d. Environmental professional:   $3,800 - $4,500

d.i. Report, site visits, sampling for foraging fish

e. Building permit:  1.25% of declared value

f. Misc. Title certificates, etc.:    $30

g. Sea wall construction:    $800 - $1000 per metre of length

g.i. Assumes ~ 6 foot high, stacked boulder wall

g.ii. Cost would be impacted by access to the beach and restoration of bank if

accessed from above.

g.iii. Cost can vary depending on supply of and demand for boulders. 

h. Total:  $35,000 - $40,000

h.i. In my case, the costs for the consultants, and common construction costs

were shared by with my neighbour. 

5. Check list

a. For the Development Permit Application:



 Site Survey 

 Geo-technical engineering report

 Environmental/biologist report

 Certificate of Title

 Development Permit Application fee - $1,500 + $25 for sign

 Security deposit of 125% of estimated landscaping costs, to be returned 

once work is complete

Note: Unless otherwise directed by Council, the approval will be based on the
recommendations of both geo-technical engineer and QEP; it is important 
that you are satisfied that you can fulfill the recommendations before 
submission, as Council will not likely make significant changes to the 
recommendations. 

b. For the Building Permit Application

 Development Permit approved.

 Contractor & Geotechnical engineers engaged

 Tree removal permit, if required. 

 Cost estimate

 Certificate of Title

 Cost - 1.25% of declared value

6. Important links:

a. Development Permit Guide Brochure:   
http://www.northsaanich.ca/Assets/Reports+and+Publications/DP+and+DVP+Guide+Brochure.pdf

b. Development Permit Application:  
http://www.northsaanich.ca/Assets/Printable+Forms/Planning/Development+Permit+Application.pdf

http://www.northsaanich.ca/Assets/Reports+and+Publications/DP+and+DVP+Guide+Brochure.pdf
http://www.northsaanich.ca/Assets/Printable+Forms/Planning/Development+Permit+Application.pdf


c.  Building Permit Application:  

http://www.northsaanich.ca/Assets/Printable+Forms/Building/Building+Permit+Application.pdf

d. Department of Fisheries Request for review criteria: 
http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html

e. Sea wall project submission to Council for 839 & 831 Towner Park Road:

   - presented to Council on May 26, 2014. Full report available by clicking on ‘Agenda’. 

Steve Heddle

December 2014

http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html
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