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Making a difference...together
JUAN DE FUCA LAND USE COMMITTEE
Notice of Meeting on Tuesday, September 24, 2024, at 7 pm

Juan de Fuca Local Area Services Building, #3 — 7450 Butler Road, Otter Point, BC

AGENDA
1. Territorial Acknowledgment
2. Approval of Agenda
3. Adoption of Minutes of August 20, 2024
4, Chair's Report
5. Planner’'s Report
6. Zoning Amendment Applications
a) Rz000285 - That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying to the
South of the 66 Foot Road Dedicated by Said Plan (9333 Invermuir Road)
b) RZ000286 - That Part of Section 90, Renfrew District, Shown Outlined in Red on Plan
913R Lying to the South of the Southerly Boundary of Plan 503RW and to the West of
a Boundary Parallel to and Perpendicularly Distant 575 Feet from the Easterly
Boundary of that Part of Said Section Shown Outlined in Red on Said Plan 913R,
Except Part in Plan VIP80043 (9285 Invermuir Road)

7. Adjournment

PLEASE NOTE: The public may attend the meeting in-person or electronically through video or teleconference.
To attend electronically, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward meeting details.
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Making a difference...together

Minutes of a Meeting of the Juan de Fuca Land Use Committee
Held Tuesday, August 20, 2024, at the Juan de Fuca Local Area Services Building
3 — 7450 Butler Road, Otter Point, BC

PRESENT: Director Al Wickheim (Chair), Les Herring, Vern McConnell, Roy Mcintyre,
Ron Ramsay, Dale Risvold, Anna Russell
Staff: lain Lawrence, Senior Manager, Juan de Fuca Local Area Services;
Darren Lucas, Planner; Wendy Miller, Recorder

PUBLIC: 13 in-person; 6 EP

EP — Electronic Participation
The meeting was called to order at 7:00 pm.

1. Territorial Acknowledgement
The Chair provided a Territorial Acknowledgement.

2. Approval of the Agenda
lain Lawrence confirmed that the variance permit application (VA000162) and the Agricultural
Land Reserve application (AG000085) are for 315 Becher Bay Road. Staff will speak to both
applications concurrently although each application requires individual consideration.

MOVED by Dale Risvold, SECONDED by Ron Ramsay that the agenda be approved.
CARRIED

3. Adoption of Minutes of June 18, 2024

MOVED by Anna Russell, SECONDED by Vern McConnell that the minutes from the meeting
of June 18, 2024, be adopted.
CARRIED

4. Chair’s Report
The Chair welcomed everyone to the meeting and thanked the membership and staff for their
service.

5. Planner’s Report
The September 17 Land Use Committee (LUC) meeting will be rescheduled to September 24
to accommodate the UBCM convention.

Barefoot Planning and Design is providing consultant services for the update to the Port

Renfrew Official Community Plan (OCP). An expression of interest has been issued for the
OCP Citizens’ Committee.
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6. Development Variance Permit Application

a) VA000162 - Parcel A (DD 80053I) of Section 86, Sooke District (315 Becher Bay
Road)
lain Lawrence spoke to the application for a development variance permit to increase the
maximum combined total floor area allowance for accessory buildings and structures from
250 m? to 314 m? on a lot with an area of more than 5,000 m?, for the purpose of
constructing a garage and two-storey accessory building with a detached accessory suite;
and to increase the maximum height of a detached accessory suite from 7 m to the peak
of the roof to 8.37 m, and increase the maximum allowable floor area of a detached
accessory suite from 90 m? to 103 m? for the purpose of constructing a detached
accessory suite.

The subject property, site plan and building plans were highlighted.

No submissions were received in response to the notice of intent mailed to adjacent
property owners and occupiers within 500 m of the subject.

The Chair confirmed that the applicant was present.

Members of the public questioned whether approval of the variances would be precedence
setting.

The Chair clarified that applications are considered on an individual basis and that the fact
that the structures have been constructed should be considered.

MOVED by Vern McConnell, SECONDED by Roy Mcintyre that the Land Use Committee

recommends to the Capital Regional District Board:

That Development Variance Permit VA000162 to authorize the construction of a garage

and accessory building with a detached accessory suite on Parcel A (DD 80053l) of

Section 86, Sooke District, to vary Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040:

1. Part 1, Section 4.01 2(c) by increasing the maximum combined total floor area
allowance for accessory buildings and structures on a lot with an area of more than
5,000 m2 from 250 m2 to 314 mZ;

2. Part 1, Section 4.20(f) by increasing the maximum floor area permitted for a detached
accessory suite from 90 m? to 103 m?; and

3. Part 1, Section 4.20(g) by increasing the maximum height of an accessory building
used for a detached accessory suite from 7 m to the peak of the roof to 8.37 m;

be approved and that issuance of the permit be withheld pending approval by the

Agricultural Land Commission for a non-adhering residential use in accordance with the

Agricultural Land Reserve Use Regulation.

Opposed: Ron Ramsay, Anna Russell
CARRIED

PPSS-35010459-3353
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7. Non-Adhering Residential Use within the Agricultural Land Reserve Application

a) AGO000085 - Parcel A (DD 80053l) of Section 86, Sooke District (315 Becher Bay

Road)

lain Lawrence spoke to the application for a non-adhering residential use for the purpose
of constructing a detached secondary suite (carriage house) and an accessory building
(garage) on land in the Agricultural Land Reserve. It was advised that, in order to obtain
a building permit and complete construction, approval for the non-adhering residential use
is required prior to approval for variances to increase the allowable floor area and height
of a detached accessory suite.

The application was initially considered by the LUC at its meeting of June 18, 2024. At
that meeting, the LUC directed referral of the application to the Agricultural Advisory
Planning Commission (AAPC). The resolution from the July 23, 2024, meeting of the
AAPC was outlined.

No submissions were received in response to the notice of intent mailed to adjacent
property owners and occupiers within 500 m of the subject.

Applicant comments included:

- short-term intent is to use the property as a vacation property for family

- long-term intent is to sell land that is currently being farmed and move to the subject
property to occupy as a primary residence, using the land and garage for farming

- farming activities to be moved to the subject property in future include steer and geese
production and associated equipment

- there is one registered well on site and cisterns would be used in future

Public comments included:

- land clearing in the Becher Bay floodplain has resulted in an increase of silt in the bay,
affecting the overall ecology of the bay

- Becher Bay is a First Nation harvesting area

- there are cairns on properties located along Becher Bay

- aprovincial water licence is required for agricultural activities

LUC discussion ensued regarding:

- the degree of land clearing and construction completed without building permit
oversight

- providing comment to the Agricultural Land Commission based on future intentions

- the detached accessory suite being marginally oversized

- the additional floor area of the detached accessory suite being limited to utility use

The Chair stated that the applicant made early comment during the CRD application
process that farm activities are planned on the subject property in future. The Chair further
stated that application approval is not an endorsement of works commencing without the
appropriate permits in place.

lain Lawrence confirmed that:

- adevelopment permit has been issued for land clearing (DP000416)

- astop work order has been issued by the Building Inspection Division

- the provincial Heritage Conservation Act applies to the subject property

PPSS-35010459-3353
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MOVED by Vern McConnell, SECONDED by Roy Mcintyre that the Land Use Committee
recommends to the Capital Regional District Board:

That staff be directed to forward comments from the Juan de Fuca Agricultural Advisory
Planning Commission and the Juan de Fuca Land Use Committee to the Agricultural Land
Commission for the Land Commission’s consideration of the non-adhering residential use
application for Parcel A (DD 80053l) of Section 86, Sooke District, in accordance with
Section 34(4) of the Agricultural Land Commission Act.

Opposed: Ron Ramsay, Anna Russell
CARRIED

8. Zoning Amendment Application
a) RZ000280 - Lot A Section 74 Renfrew District Plan VIP71883 (11237 West Coast
Road) and That Part of Section 74, Renfrew District Lying to the North of the
Northerly Boundary of Plan 109RW
Darren Lucas spoke to the application to rezone the subject properties from the Forestry
(AF) zone to an amended Rural Commercial Recreation (Campground) (CR-2) zone with
a park amenity.

The application was initially considered by the LUC at its meeting of January 17, 2023. At
that meeting the LUC directed referral of the application to agencies and to the Shirley-
Jordan River Advisory Planning Commission (APC). In response to agency comments and
comments received from the APC, the applicant has reduced overall tourist
accommodation by approximately 50% and offered a public trail amenity. The assembly
space proposed by Bylaw No. 4518 has been removed. A separate temporary use permit
application (TP000013) has been submitted to establish a gathering space with conditions
at a scale intended to address the concerns expressed by the APC. It was noted that the
maximum number of tourist cabins per a parcel initially proposed by the application is 30,
not 20 as advised in the staff report. Should rezoning be approved, a development permit
would be required to support the commercial development.

The subject property and updated concept plan were highlighted.
The Chair confirmed that the applicant was present.

Applicant comments included:

- the property would be built out gradually

- buildout would be based on the availability of water supply

- the existing surface water licence would need to be amended to service a commercial
campground

- water management options include onsite water storage, water capture and greywater
recycling

- separate onsite water storage for firefighting would be supplied as recommended by
the qualified professional

- property has been logged multiple times and harvesting activities included a logging
railway

- there is no intent to develop the property on the western side of Sandcut Creek

Public comments included:

- positive comment on the professional reports submitted by the applicant

- support for the overall development

- acampground development would have the least amount of impact on the land

PPSS-35010459-3353
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- Sandcut Creek runs dry in the summer

- support for a water flow monitoring study as noted in the qualified professional’s report

- concern about the impact on wildfire potential with additional people and activity in the
area

- firefighting requirements would be overseen by the CRD Shirley Volunteer Fire
Department

- support for the lower parcel adjacent to Sandcut Creek and Sandcut Beach being left
as greenspace

LUC discussion ensued regarding:

- potential impacts to Sandcut Creek and waterfall

- anticipated water supply required for a commercial campground

- support for a 50 m vegetated buffer along the applicant’s property line adjacent to
Jordan River Regional Park

- mechanisms for addressing areas of archaeological potential highlighted by the
T’Sou-ke First Nation

- user density

MOVED by Anna Russell, SECONDED by Dale Risvold that proposed Bylaw No. 4518 be
amended to specify a 50 m vegetated buffer along the western property line adjacent to
Jordan River Regional Park.

CARRIED

MOVED by Anna Russell, SECONDED by Vern McConnell that an archaeological
assessment be required prior to the issuance of a development permit sought to authorize
development in areas of high archaeological potential.

CARRIED

MOVED by Anna Russell, SECONDED by Director Wickheim that the Land Use

Committee recommends to the Capital Regional District Board:

1. That the referral of proposed Bylaw No. 4518, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 158, 2022", to the Shirley-Jordan River Advisory Planning
Commission, Pacheedaht First Nation; T'Sou-ke First Nation; CRD departments, BC
Hydro; District of Sooke; the Archaeology Branch and Water Protection; the Ministry
of Water, Air, Land, and Resource Stewardship; the Ministry of Transportation &
Infrastructure; RCMP; and Sooke School District #62 be approved and comments be
received;

2. That proposed Bylaw No. 4518, as amended, be introduced and read a first time and
read a second time;

3. That in accordance with the provisions of Section 469 of the Local Government Act,
the Director of the Juan de Fuca Electoral Area, or Alternate Director, be delegated
authority to hold a Public Hearing with respect to Bylaw No. 4518; and

4. That prior to adoption of Bylaw No. 4518:

a. That a commercial access permit be issued by the Ministry of Transportation and
Infrastructure; and
b. That the landowner provide an amenity contribution by registering a statutory right-
of-way adjacent to West Coast Road in favour of the Capital Regional District for
the purpose of establishing a public trail, and that staff be directed to ensure that
all conditions are satisfied towards completion and registration.
CARRIED
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9. Temporary Use Permit Application
a) TP000013 - Lot A Section 74 Renfrew District Plan VIP71883 (11237 West Coast

Road) and That Part of Section 74, Renfrew District Lying to the North of the
Northerly Boundary of Plan 109RW

Darren Lucas spoke to the application for a temporary use permit application to authorize
a gathering space as a permitted use to provide a venue for outdoor events associated
with a proposed campground being considered under application RZ000280 and Bylaw
No. 4518. It was advised that the Local Government Act allows a temporary use permit to
be issued for up to three years and that the holder of the permit can apply to have the
permit renewed once.

Proposed Permit TPO00013 was presented.

Applicant comments included:

- the subject property is isolated

- live music events are regularly held in the community at Pioneer Park and are received
positively

- security (letter of credit) is required by the CRD to ensure compliance with the
temporary use permit conditions

- the proposal would have positive impacts on the community

LUC discussion ensued regarding the event density and scale proposed by the permit
relative to the commercial objectives of the Shirley-Jordan River OCP.

MOVED by Anna Russel, SECONDED by Director Wickheim that the staff
recommendation be amended to replace “CRD Board” with “Land Use Committee”.
CARRIED

MOVED by Anna Russell, SECONDED by Director Wickheim that staff be directed to refer
Temporary Use Permit TP000013 to the Shirley-Jordan River Advisory Planning
Commission, appropriate CRD departments and the following external agencies for
comment:
Pacheedaht First Nation
T-Sou-ke First Nation
Island Health
Ministry of Transportation & Infrastructure
RCMP
And that all comments received be returned to the Land Use Committee for consideration
of approval of the Permit.

CARRIED

10. Adjournment
The meeting adjourned at 9:46 pm.

Chair

PPSS-35010459-3353
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTEMBER 24, 2024

SUBJECT Zoning Bylaw Amendment Application That Part of Lot 2, Section 60,
Renfrew District, Plan 6764 Lying to the South of the 66 Foot Road Dedicated
by Said Plan (PID: 003-175-201) — 9333 Invermuir Road

ISSUE SUMMARY

The landowners have applied to rezone the subject property from the Rural A zone to the Rural
Residential 3 zone (RR-3) to facilitate subdivision.

BACKGROUND

The 7.8 ha oceanfront subject property is located on Invermuir Road in Shirley and is zoned Rural A
in the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 (Appendix A). The property is designated
Pacific Acreage in the Shirley-Jordan River Official Community Plan (OCP), Bylaw No. 4001. Abutting
properties along the south side of Invermuir Road are zoned Rural A, and parcels on the north side of
Invermuir Road are a mixture of Rural A, Rural 2 (RU-2), and Forestry (AF) zoned lands. Portions of
the property are designated as Steep Slopes, Shoreline Protection, and Sensitive Ecosystem
development permit areas. There are two existing dwellings and one accessory building that are
serviced by septic and water cisterns (~11,365 L & ~13720 L). The cisterns are refilled through water
delivery. The property is located within the Shirley Fire Protection Local Service Area.

The landowners have submitted an application to amend Bylaw No. 2040 by removing the property
from the Rural A zone (Appendix B) and adding it to the RR-3 zone (Appendix C) to facilitate a 2-lot
fee-simple subdivision application (SU000763), proposing one lot for each of the two existing dwellings
(Appendix D). Staff have prepared Bylaw No. 4615 (Appendix E) for consideration.

At its meeting of June 18, 2024, the Juan de Fuca Land Use Committee recommended referral
of the proposed bylaw to the Shirley-Jordan River Advisory Planning Commission; CRD
departments; Pacheedaht First Nation, T'Sou-ke First Nation; BC Hydro; District of Sooke; Island
Health; Ministry of Forests — Archaeology Branch; Ministry of Forests — Water Protection Section;
Ministry of Water, Land and Resource Stewardship; Ministry of Transportation & Infrastructure;
RCMP; and Sooke School District #62. Comments have been received and are included in
Appendix F.

ALTERNATIVES

Alternative 1

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:

1. That the referral of proposed Bylaw No. 4615, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 165, 2024", to the Shirley-Jordan River Advisory Planning
Commission; CRD departments; Pacheedaht First Nation; T'Sou-ke First Nation; BC Hydro;
District of Sooke; Island Health; Ministry of Forests — Archaeology Branch; Ministry of Forests
— Water Protection Section; Ministry of Water, Land and Resource Stewardship; Ministry of
Transportation & Infrastructure; RCMP; and Sooke School District #62 be approved and the
comments received;

2. That proposed Bylaw No. 4615 be introduced and read a first, second and third time; and

RZ000285
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3. That adoption of proposed Bylaw No. 4615 be withheld pending receipt by the CRD of a
Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
subdivision application SU000763.

Alternative 2
That the CRD not proceed with proposed Bylaw No. 4615.

IMPLICATION
Legislative Implications

The Advisory Planning Commissions (APCs) were established to make recommendations to the
Land Use Committee on land use planning matters referred to them related to Part 14 of the Local
Government Act (LGA). The Shirley-Jordan River APC considered the application at its meeting
on July 9, 2024.

Since the sole purpose of the bylaw is to permit a development that is, in whole or in part, a
residential development, in accordance with Section 464(3)(c) of the LGA, the CRD must not hold
a public hearing. Notice of the proposed bylaw amendment with respect to the date of first reading
will be provided in accordance with Sections 466 and 467 of the LGA.

Regional Growth Strategy Implications

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board
has adopted a regional growth strategy (RGS) be consistent with the RGS. In accordance with CRD
policy, where a zoning bylaw amendment that applies to land within the Shirley-Jordan River OCP
area is consistent with the OCP, it does not proceed to the CRD Board for a determination of
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent with the
policies of the Shirley-Jordan River OCP.

Referral Comments

Referrals were sent to 11 agencies, CRD departments, and to the Shirley-Jordan River APC.
Comments received are summarized below and included in Appendix F.

CRD Electoral Area Fire Services responded that the applicant must produce a report by a
Qualified Professional that recommends how the proposed development provides satisfactory
access for emergency vehicles. JdF Planning staff note that confirmation of access for emergency
vehicles would be addressed at the time of subdivision.

CRD First Nations Relations commented that a search of the Remote Access to Archaeological
Data managed by the BC Archaeology Branch indicated that the property is not located within or
immediately adjacent to a protected archaeological site and that a permit is not required to
undertake work unless archaeological materials are exposed or impacted during land-altering
activities.

Pacheedaht First Nation stated that they have no comment at this time regarding the application.

T'Sou-ke First Nation advised of the need to be apprised of any archaeological finds when
construction starts, and for a copy of the stormwater management plan to be submitted at the
time of development. JdF Planning staff note that if a stormwater management plan is required at
the time of subdivision, it would be submitted to the Ministry of Transportation and Infrastructure
and the Provincial Approving Officer.

BC Hydro expressed no concerns with the application; however, new statutory right of way
agreements will be required over the new lots at the time of subdivision.
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Ministry of Forests — Archaeology Branch advised that according to Provincial records, there are
no known archaeological sites recorded on the subject property and that a permit is not required
to undertake work unless archaeological materials are exposed or impacted during land-altering
activities.

Ministry of Water, Land and Resource Stewardship — Ecosystem Section had no objection to
approval of rezoning for the two lots subject to adhering to the recommendations of the
environmental and Riparian Areas Protection Regulation (RAPR) reports. Isolated wetlands that
have been deemed to be outside of the scope of RAPR are still protected under the Water
Sustainability Act. Future activities that may affect wetlands would require approval from the
Provincial Water Authorizations Branch. JdF Planning staff note that a development permit to
authorize the subdivision and any associated works in DP areas will be required through the
subdivision process. Confirmation of Provincial approvals is a requirement of the development
permit process.

Ministry of Water, Land and Resource Stewardship — Water Protection Section noted that the
rezoning and subdivision is not expected to result in increased housing density. There are two
wells on the subject property that have not been registered in the Groundwater Wells Database.
If there is no plan for the wells to be used, the wells should be decommissioned. The subject
property overlays Aquifer 449, which consists of fractured sedimentary rock, mostly overlain by
Vashon till. The median well depth for wells in the area is 80 m with yields between 7.5 to 190
litres/minute. Aquifer 449 was flagged in 2019 due to “Possible Water Shortage” associated with
its connection to streams in the area. The Aquifer is considered to have overall low vulnerability
to contaminants introduced at the land surface due to the consistent till layer.

Ministry of Transportation and Infrastructure (MoTI) had no objection to the zoning bylaw
amendment and noted that approval of the bylaw pursuant to Section 52 of the Transportation
Act is not required.

The Shirley-Jordan River APC considered the application at its meeting on July 9, 2024, with
approximately 11 members of the public in attendance. The APC passed the following motion
with respect to Bylaw No. 4615:

MOVED by Fiona McDannold, SECONDED by Emily Anderson that the Shirley-Jordan
River Advisory Planning Commission recommends to the Juan de Fuca Land Use
Committee support for zoning amendment application RZ000285.

Land Use

The Shirley-Jordan River OCP designates the subject property as Pacific Acreage (PA), which
generally consists of rural and rural residential zoned lands outside Settlement areas and west of Muir
Creek. The PA designation supports an average minimum parcel size of one parcel per two hectares
provided that no new parcels are created with an area of less than one hectare. The OCP generally
supports a density of one single-family dwelling or one two-family dwelling per parcel for land
designated PA. Policy 484(U) of the OCP supports the rezoning of lands zoned Rural A to facilitate
subdivision based on a ratio of one parcel in the proposed plan of subdivision per hectare of land in
the parent parcel prior to the subtraction of any area for road or park dedication. Further, policy 484(V)
supports the rezoning of Rural A zoned lands for the purposes of subdivision to create a humber of
parcels equivalent to the number of existing dwellings. Proposed Bylaw No. 4615 removes the property
from the Rural A zone and adds it to the RR-3 zone. This is consistent with the OCP’s policy regarding
Rural A zoned land and its intention to maintain the neighbourhood’s rural character.

The Rural A zone specifies a minimum parcel size of 4 ha and permits up to four one-family dwellings,
as well as a secondary suite or detached accessory suite, on parcels that are greater than 4 ha but
less than 16 ha. The RR-3 zone has minimum parcel size of 2 ha and permits one one-family dwelling
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or one duplex per parcel with either a secondary suite or a detached accessory suite permitted where
there is no duplex. The RR-3 zone does not permit intensive agriculture; silviculture; animal hospitals;
veterinary clinics; accessory on-site logging; pole, post, or shake cutting from on-site trees; and finfish
culture, which are all permitted uses within the Rural A zone. Proposed Bylaw No. 4615 does not
increase the existing density of one-family dwellings on the 7.8 ha property; however, each potential
parcel could support either a secondary suite or detached accessory suite, in accordance with OCP
policy and the Provincial housing regulation with respect to affordable housing options.

The Environmental and RAPR Reports (Appendix G) submitted as part of the application provided an
inventory of sensitive ecosystems and wildlife and an impact assessment of the existing development
and proposed subdivision. The Environmental Report identified the presence of Mature Forest,
Riparian and Shoreline ecosystems, and an eagle’s nest on the property. The RAPR Report identified
the presence of eight waterbodies on or adjacent to the subject property. With the exception of
installation of a new well and pumphouse, no disturbance beyond that already existing on the property
is planned as part of the subdivision. The Reports included recommendations for the proposed
subdivision to meet the development permit area guidelines and provincial regulations.

While the owner has applied for a two-lot subdivision, should Bylaw No. 4615 be adopted, the property
could be subdivided into three parcels. At the time of subdivision, the owner will be required to obtain
a development permit to address the Steep Slopes, Shoreline Protection, and Sensitive Ecosystem
DP guidelines and authorize any land alteration or construction activity. The subdivision application
will also require compliance with MoT]l, Island Health and CRD standards, including proof of
potable water and onsite septic.

The RR-3 zone permits a maximum density of one dwelling per parcel. Should Bylaw No. 4615
be adopted, but the subdivision not completed, the existing development would become non-
conforming in accordance with Section 528 of the LGA. This may result in constraints on the future
use, repair and development of the property, or on reconstruction of dwellings in the event of
damage to the structures to the extent of 75% or more of their value above the foundation. For
this reason, staff recommend that adoption of Bylaw No. 4615 be withheld until such time as MoTI
has issued a Preliminary Layout Review (PLR) for the associated subdivision, and the full set of
subdivision requirements, including proof of potable water and septic standards, have been
provided to the owners.

Based on the information provided by the applicants, referral comments received and the policies
of the Shirley-Jordan River OCP, staff recommend that proposed Bylaw No. 4615 be read a first,
second and third time, and that the adoption of the Bylaw be withheld pending receipt by the CRD
of a Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
concurrent subdivision application SU000763.

CONCLUSION

The purpose of Bylaw No. 4615 is to amend the Juan de Fuca Land Use Bylaw, 1992, Bylaw No.
2040 by rezoning the subject property from Rural A to RR-3. Since the proposed bylaw permits a
residential development, a public hearing must not be held with respect to the zoning bylaw. Staff
have prepared proposed Bylaw No. 4615 and recommend receipt of referral comments, first,
second and third readings, and that adoption of the Bylaw be withheld pending receipt by the
CRD of Preliminary Layout Review from MoTI for subdivision application SU000763.

PPSS-35010459-3355
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RECOMMENDATION

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:

1.

wnN

That the referral of proposed Bylaw No. 4615, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 165, 2024", to the Shirley-Jordan River Advisory Planning
Commission; CRD departments; Pacheedaht First Nation; T'Sou-ke First Nation; BC Hydro;
District of Sooke; Island Health; Ministry of Forests — Archaeology Branch; Ministry of Forests
— Water Protection Section; Ministry of Water, Land and Resource Stewardship; Ministry of
Transportation & Infrastructure; RCMP; and Sooke School District #62 be approved and the
comments received;

That proposed Bylaw No. 4615 be introduced and read a first, second and third time; and
That adoption of proposed Bylaw No. 4615 be withheld pending receipt by the CRD of a
Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
subdivision application SU000763.

Submitted by: | lain Lawrence, RPP, MCIP, Senior Manager, Juan de Fuca Local Area Services

Concurrence: | Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services

Concurrence: | Ted Robbins, B. Sc., C. Tech., Chief Administrative Officer

ATTACHMENTS

Appendix A:  Subject Property and Zoning Map

Appendix B: Rural (A) Zone

Appendix C: Rural Residential 3 (RR-3) Zone

Appendix D:  Proposed Subdivision Plan

Appendix E:  Proposed Bylaw No. 4615

Appendix F:  Referral Comments

Appendix G: Environmental DP Review Report and RAPR Assessment
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Appendix A: Subject Property and Zoning Map
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Appendix B: Rural (A) Zone

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

2.0 RURAL ZONE - A
2.01 Permitted Uses

In addition to the uses permitted by Section 4.15 of Part 1 of this Bylaw, the following uses and no
others shall be permitted in the Rural A Zone:

(@)
(b)

Agriculture;

Intensive Agriculture, except that sites for piggeries, fur farming and other similar
agricultural, horticultural and animal raising activities in which the intensity and nature of
the use would be materially more offensive by reason of noise, odour or appearance shall
be located at least 150m from the nearest Residential or Multiple Family Residential Zone;

(c) Silviculture;

(d) Home Based Business Categories One, Two and Three, Bylaw 3705
(e) One-family dwelling;

(f) Two-family dwelling;

(9) Animal Hospitals;

(h) Veterinary Clinics;

() One travel trailer or one camper may be permitted in conjunction with a permitted
residential use on a lot, which may be used but not rented for the temporary
accommodation of guests or visitors;

() Two Boarders or Lodgers;
(k) Accessory uses such as on-site logging, and pole- or post- or shake-cutting from trees
grown on-site;
[0} Finfish culture, land-based,
(m) One secondary suite per lot pursuant to Part 1, Subsection 4.19; Bylaw 2674
(n) Detached Accessory Suites pursuant to Part 1, Subsection 4.20. Bylaw 3605
2.02 Minimum Parcel Size for The minimum lot size shall be 4.0ha.

Subdivision Purposes

2.03 Number of Dwelling Units The maximum density for residential buildings (comprised

of one- and/or two-family dwellings) shall not exceed the

following:

(a) On lots of 0.4ha or less, one one-family dwelling;

(b) On lots of more than 0.4ha and less than 0.8ha, not
more than two one-family or one two-family dwelling;

(¢) On lots of more than 0.8ha and less than 4ha, not
more than three one-family dwellings or three
dwelling units;

(d) On lots of more than 4ha and less than 16ha, not
more than four one-family dwellings or four dwelling
units;

(e) On lots of more than 16ha and less than 32ha, not
more than five one-family dwellings or five dwelling
units;

(f) On lots of more than 32ha, not more than eight one-
family dwellings or eight dwelling units.

PPSS-35010459-3355

2.04 Height The maximum height permitted shall be 11m.
2.05 Lot Coverage The maximum lot coverage permitted shall be 15 percent.
CRD Bylaw No. 2040 47 Consolidated for Convenience April 2023
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2.06

2.07

2.08

2.09

210

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

Maximum Size of Residential
Buildings

Yard Requirements for Residential
Buildings

Yard Requirements for Farm
Buildings

Yard Requirements for Finfish
Culture, Land-Based Uses and
Structures

Yard Requirements for Intensive
Agriculture Uses and Buildings

Provided applicants having either met the Sewerage
System Regulation (e.g., afiling) or acceptance by VIHA via
referral:

(@)

Bylaw 3705
On lots of less than 1ha in area, residential buildings
and structures shall not exceed a Floor Area Ratio of
0.45 or a Total Floor Area of 418m2, whichever is less;
On lots of 1ha or more in size, residential buildings and
structure shall not exceed a Floor Area Ratio of 0.45.

Bylaw 3705

Front yards shall be a minimum of 7.5m;

Side yards shall be a minimum of 6m except for lots of
greater than 1ha in size and where residential uses
exceed a Total Floor Area of 418m2, minimum side
yards shall be 15 m each side;

Flanking yards shall be @ minimum of 6m CTS;

Rear yards shall be a minimum of 11m.

Front yards shall be a minimum of 30m;
Side, flanking and rear yards shall be a minimum of
15m.

Front, side, flanking and rear yards shall be a minimum of
30m.

(@)
(b)

Front yards shall be a minimum of 30 m;
Side, rear and flanking yards shall be a minimum of
30m.

Bylaw 2103

CRD Bylaw No. 2040

PPSS-35010459-3355
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Consolidated for Convenience April 2023
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Appendix C: Rural Residential 3 (RR-3) Zone

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

7.0 RURAL RESIDENTIAL 3 ZONE - RR-3

7.01 Permitted Uses
In addition to the uses permitted by Section 4.15 of Part 1 of this Bylaw, the following uses and no
others are permitted in the Rural Residential 3 RR-3 Zone:
(@) One-family dwelling;
(b)  Two-family dwelling;
(¢) Home Based Business Categories One, Two and Three; Bylaw 3705
(d) Agriculture;
(e) Two Boarders or Lodgers;
)] Farm buildings on farms;
(g) Veterinary Clinics and Animal Hospitals;
(h)  Secondary suite pursuant to Part 1, Subsection 4.19; Bylaw 2674
() Detached Accessory Suites pursuant to Part 1, Subsection 4.20. Bylaw 3605
7.02 Minimum Lot Size for Subdivision (a) Minimum lot size shall be 2 ha;
Purposes (b) Notwithstanding Section 7.02(a) of Part 2 of this
Bylaw, when the area of the original lot being
subdivided is 60ha or more, then lot averaging
may be permitted with an average lot size of 2ha
and a minimum lot size of 1ha;

(¢) Notwithstanding Sections 7.02(a) and (b) of Part 2
of this Bylaw, lot sizes for subdivision purposes
shall be 1ha average and .5 ha minimum for Part
Lot 3, Sec. 51, Plan 39570 Except Plan 41935 as
shown shaded on Plan No. 29 described in Bylaw
2437. Bylaw 2437

7.03  Number of Residential Buildings One one-family dwelling or one two-family dwelling
is permitted per lot.

7.04 Height Maximum height shall be 9m.

7.05 Lot Coverage Maximum lot coverage shall be 15 percent.

7.06 Maximum Size of Residential Provided applicants having either met the Sewerage

Buildings

System Regulation (e.g., a filing) or acceptance by
VIHA via referral: Bylaw 3705
(a) Onlots of less than 1ha in area, residential
buildings and structures shall not exceed a Floor
Area Ratio of 0.45 or a Total Floor Area of
418m2, whichever is less;
(b) On lots of 1ha or more in size, residential
buildings and structures shall not exceed a Floor
Area Ratio of 0.45.

CRD Bylaw No. 2040

PPSS-35010459-3355

82 Consolidated for Convenience April 2023
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7.07 Yard Requirements

7.08 Yard Requirements for Buildings
and Structures for Livestock or

Keeping of Animals

7.09 Yard Requirements - Other Farm

Buildings

el

Schedule “A” of Capital Regional District Bylaw No. 2040
Juan de Fuca Land Use Bylaw

Front yards shall be a minimum of 7.5m;

Side yards shall be a minimum of 6m; except that
for lots of greater than 1ha in size and where
residential uses exceed a Total Floor Area of
418m?2, minimum side yards shall be 15m each
side;

Flanking yards shall be a minimum of 6m CTS;
Rear yards shall be a minimum of 10m.

Front yards shall be a minimum of 90m;
Side, flanking and rear yards shall be a minimum
of 30m each.

Front yards shall be a minimum of 30m;
Side, Flanking and Rear yards shall be a minimum
of 15m.

PPSS-35010459-3355

CRD Bylaw No. 2040

83

Consolidated for Convenience April 2023
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Appendix E: Proposed Bylaw No. 4615

CAPITAL REGIONAL DISTRICT
BYLAW NO. 4615

A BYLAW TO AMEND BYLAW NO. 2040, THE “JUAN DE FUCA LAND USE BYLAW, 1992"

The Capital Regional District Board, in open meeting assembled, enacts as follows:
1% Bylaw No. 2040 being the “Juan de Fuca Land Use Bylaw, 1992" is hereby amended as follows:

A. SCHEDULE B, Map 3 — SHIRLEY JORDAN RIVER ZONING MAP

(a) By deleting That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying to the South
of the 66 Foot Road Dedicated by Said Plan from the Rural A Zone and adding to the Rural
Residential 3 Zone — RR-3, as shown on Plan No. 1.

Plan No. 1 of Bylaw No. 4615, an amendment to Bylaw No. 2040
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CRD Bylaw No. 4615

2. This Bylaw may be cited as “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 165, 2024".

READ A FIRST TIME THIS day of
READ A SECOND TIME THIS day of
READ A THIRD TIME THIS day of
ADOPTED THIS day of

2024

2024

2024

2024

CHAIR CORPORATE OFFICER
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Appendix F: Referral Comments

From: Chris J Vrabel

To: Wendy Miller

Ce: Corey Anderson

Subject: FW: Rezoning Application RZ000286 - CRD Referral (Rural A to RR-6A - Shirley)
Date: Monday, July 15, 2024 2:09:30 PM

Attachment PPS-JDF-2024-06-18-R7000286-Referral-LUC-Report.pdf

Hi Wendy,
| don’t see the usual form for staff comments attached to both attached referrals RZ000285,

and 286. My comments are specific to road access in that,
The applicant must produce a report by a Qualified Professional that recommends how the

proposed development provides (1) satisfactory access to emergency vehicles

Thanks,
Chris

PPSS-35010459-3355
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From: Shauna Huculak

To: Wendy Miller; Caitlyn Vernon

Cc: Sandra Allen

Subject: Re: Rezoning Application RZ000285 - CRD Referral (Rural A to RR-3- Shirley)
Date: Thursday, June 27, 2024 10:13:18 AM

Hi Wendy,

Pls see below:

A search of the Remote Access to Archaeological Data (RAAD) manage by the BC Archaeology
Branch (Ministry of Forests) was conducted on 27-June-2024. The search indicates that the
property is not located within orimmediately adjacent to a registered Heritage Conservation
Act (HCA) protected archaeological site. However there is no record of an archaeological
assessment having occurred on the property. A search of RAAD also indicates that there is no
provincial archaeological overview assessment model available for the property. This is not an
indicator of low archaeological potential.

Given that there is no registered archaeological site on the property, a Provincial Heritage
Conservation Act permit is not required to undertake the work. However, a Provincial Heritage
Conservation Act permit will be required if archaeological deposits, features or materials are
exposed and/or encountered during land-altering activities that includes tree felling. Given the
presence of mature tree stands, care should be taken to examine mature / veteran cedar and
Douglas Fir trees for cultural modifications if felling is contemplated. Unpermitted damage or
alteration of a protected archaeological site is a contravention of the Heritage Conservation
Act and requires that land-altering activities be halted until the contravention has been
investigated and permit requirements have been established. This can resultin significant
project delays and potential costs.

All archaeological sites, whether on Provincial Crown or private land (including land under
water) that are known or suspected to predate AD 1846, are automatically protected under the
HCA (S.13) this includes culturally modified trees. Certain sites, including human burials and
rock art sites with heritage value, are automatically protected regardless of their age.
Shipwrecks and plane wrecks greater than two years of age are also protected under the HCA.
The Heritage Conservation Act does not distinguish between those archaeological sites which
are “intact," (i.e., those sites which are in a pristine, or undisturbed state) and those which are
“disturbed” (i.e., those sites which have been subject to alteration, permitted or otherwise).
All archaeological sites, regardless of condition, are protected by the HCA, as described
above. Heritage Conservation Act-protected archaeological sites or objects cannot be
disturbed or altered without a permit issued by the Archaeology Branch (Ministry of Forests).

shauna
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From: Kristine Pearson

To: Darren Lucas; Kelsey McDermott

Subject: Re: Request for Comment on RZ000285 & RZ000286
Date: Friday, July 12, 2024 7:51:29 AM

Attachments: imaqe001.ipg

CRD IT SECURITY WARNING: This Email is from an EXTERNAL source. Ensure you trust this

sender before clicking on any links or attachments.

Thanks Darren
No issue with these.

Thank yiu

PPSS-35010459-3355


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024

RZ000285

17

PO Box 307, Sooke B.C., V9Z 1G1
Ph.: 250 642-3957 Fax: 250 642-7808

15 July 2024

RE: Zoning Amendment Application for That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying
to the South of the 66 Foot Road Dedicated by Said Plan (PID: 003-175-201) — 9333 Invermuir Road

File: RZ000285
Dear Wendy Miller,

Thank you for providing the opportunity to review the application. T'Sou-ke Nation will need to be
apprised of any archaeological finds when construction starts on this property. There should also be
opportunity for the guardians to be onsite when excavation or construction, including the installation of
a well and pump house, is undertaken. Please notify T'Sou-ke Nation when construction begins. When
the detailed stormwater management plan is developed, a copy should be provided to T'Sou-ke Nation.

Should you have any comments or questions following this review please correspond with the Lands
Manager at landsmanager@tsoukenation.com or at 250-642-3957 ext. 227.

Sincerely,

PPSS-35010459-3355

\ LN
. J
s i

\_J‘ Q\ NN Ve J\(;L

Bonnie Hill
Lands Governance Director, T’Sou-ke First Nation
250-642-3957; landsmanager@tsoukenation.com

Ces
Michelle Thut, Administrator, T’Sou-ke First Nation
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Hann, Elaine.
mm_ummmn.ﬂx

Ce:
Subject: 9333 Invermuir Rd, Shirley, BC - Rezoning Application RZ2000285 - CRD Referral (Rural A to RR-3- Shirley)
Date: Thursday, June 20, 2024 1:22:06 PH

Attachments: i

REFFERAL -FORM-AGENCIES-RZ0D00285. pdf
PPS-IDF-2024-06-18-RZ00028 5-Referral-LUC-Report.ndf
TITLEFAS4139-PID-003-175-201 pdf

ICRD IT SECURITY WARNING: This Email is from an EXTERNAL source. Ensure you trust this sender before clicking on any links or attachmentsl
Hi Wendy

Thank you for your email. BC Hydro has no objection in principle to the proposed rezoning application, however, a Statutory Right of Way will be
required before the 2-lot subdivision of the property.

Any comments from BC Hydro Field Operations’ Distribution Engi ing & Design D will be provided to you under separate cover.

The following comments are for the property owner's information:

For new construction, BC Hydro wishes to ensure that building permits do not get issued that allow for encroachment of buildings into the safety
clearance zones required around existing bare utility conductors, including those utility works installed within road allowance adjacent to the
property.

2. Itis the responsibility of the Architect and Electrical Engineer of Record (EEOR) to ensure li with the C: jian Electrical Code (CEC),
Canadian Safety Association (CSA) and WorkSafeBC (WSBC). The CEC, CSA and WSBC stipulate minimum clearances of powerlines and
equipment from buildings for safety and safe working cl (Limits of A| h).

3. For any new electrical connections please call BC Hydro's Electric Service Coordination Centre at 1-877-520-1355.

Please let me know if you have any questions or concems.
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Regards,

Elaine Mann | Property Coordinator, Property Rights Services

BC Hydro

Vancouver Island

400 Madsen Road | Nanaimo, BC VR 5M3

P 250-755-7169
E %

behydro.com

Smart about power in all we do.
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From: Arch Data Request FOR:EX

To: Wendy Miller

Subject: RE: Rezoning Application RZ000285 - CRD Referral (Rural A to RR-3- Shirley)
Date: Wednesday, July 03, 2024 12:55:10 PM

Attachments: image002.pnq

CRD IT SECURITY WARNING: This Email is from an EXTERNAL source. Ensure you trust this
sender before clicking on any links or attachments.

Hello Wendy,

Thank you for your referral regarding 9333 Invermuir Road, PID 003175201, THAT PART OF
LOT 2, SECTION 60, RENFREW DISTRICT, PLAN 6764 LYING TO THE SOUTH OF THE 66 FOOT
ROAD DEDICATED BY SAID PLAN. Please review the screenshot of the property below (outlined
in yellow) and notify me immediately if it does not represent the property listed in your
referral.

Results of Provincial Archaeological Inventory Search

According to Provincial records, there are no known archaeological sites recorded on the
subject property.

However, given the property’s waterfront location, there is high potential for previously
unidentified archaeological sites to exist on the property.

Archaeology Branch Advice

If land-altering activities (e.g., home renovations, property redevelopment, landscaping,
service installation) are planned on the subject property, a Provincial heritage permit is not
required prior to commencement of those activities.

However, a Provincial heritage permit will be required if archaeological materials are exposed
and/or impacted during land-altering activities. Unpermitted damage or alteration of a
protected archaeological site is a contravention of the Heritage Conservation Act and requires
that land-altering activities be halted until the contravention has been investigated and permit
requirements have been established. This can result in significant project delays.

Therefore, the Archaeology Branch strongly recommends engaging an eligible consulting
archaeologist prior to any land-altering activities. The archaeologist will review the proposed
activities, verify archaeological records, and possibly conduct a walk-over and/or an
archaeological impact assessment (AlA) of the project area to determine whether the
proposed activities are likely to damage or alter any previously unidentified archaeological
sites.
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Please notify all individuals involved in land-altering activities (e.g., owners, developers,
equipment operators) that if archaeological material is encountered during development, they
must stop all activities immediately and contact the Archaeology Branch for direction at 250-
953-3334.

If there are no plans for land-altering activities on the property, no action needs to be taken at
this time.

Rationale and Supplemental Information

e There is high potential for previously unidentified archaeological deposits to exist on the
property.

e Archaeological sites are protected under the Heritage Conservation Act and must not be
damaged or altered without a Provincial heritage permit issued by the Archaeology
Branch. This protection applies even when archaeological sites are previously
unidentified or disturbed.

e |f a permitis required, be advised that the permit application and issuance process
takes approximately 20 to 40 weeks; the permit application process includes referral to
First Nations and subsequent engagement.

e The Archaeology Branch must consider numerous factors (e.g., proposed activities and
potential impacts to the archaeological site[s]) when determining whether to issue a
permit and under what terms and conditions.

e The Archaeology Branch has the authority to require a person to obtain an
archaeological impact assessment, at the person’s expense, in certain circumstances, as
set out in the Heritage Conservation Act.

e Occupying an existing dwelling or building without any land alteration does not require
a Provincial heritage permit.

How to Find an Eligible Consulting Archaeologist

An eligible consulting archaeologist is one who can hold a Provincial heritage permit to
conduct archaeological studies. To verify an archaeologist’s eligibility, ask an archaeologist if
he or she can hold a permit in your area, or contact the Archaeology Branch (250-953-3334)
to verify an archaeologist’s eligibility. Consulting archaeologists are listed on the BC
Association of Professional Archaeologists website (www.bcapa.ca) and in local directories.
Please note, the Archaeology Branch cannot provide specific recommendations for
consultants or cost estimates for archaeological assessments. Please contact an eligible
consulting archaeologist to obtain a quote.

Questions?

For questions about the archaeological permitting and assessment process, please contact the
Archaeology Branch at 250-953-3334 or archaeology@gov.bc.ca.

For more general information, visit the Archaeology Branch website at

www.gov.bc.ca/archaeology.
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From: Stefanyk, Michael WLRS:EX

To: Wendy Miller

Ce: Roden, Jacqueline WLRS:EX

Subject: RE: Referral Request CRD RZ000285 9333 RZ Appl - Rural A to RR-3- Shirley
Date: Tuesday, July 02, 2024 2:02:52 PM

Attachments: image002.png

CRD IT SECURITY WARNING: This Email is from an EXTERNAL source. Ensure you trust this
sender before clicking on any links or attachments.

Good Afternoon,

We have no objection to approval of rezoning for the two lot subdivision subject to adhering to
the recommendations provided in the environmental report by Swell Environmental
Consulting (2024) and the Provincially approved Riparian Areas Protection Regulation (RAPR)
report. We also note that isolated wetlands that have been deemed non RAPR applicable are
still protected under the Water Sustainability Act (WSA) . The isolated forest wetland shown at
the northeast boundary of the property on Figure 5 of the environmental report is a potential
example of a WSA applicable wetland. Future activities that may impact WSA wetlands will
require an Approval from the Provincial Water Authorizations Branch.

Regards,

Mike Stefanyk (he/him)

Ecosystems Biologist

Ministry of Water, Land and Resource Stewardship
Strategic Land Use — West Coast Region

Phone: 250-739-8642

Email: Michael.Stefanyk@gov.bc.ca
| acknowledge with gratitude and respect, the Lekwanen peoples known today as the the Songhees
and Esquimalt Nations on whose territory | live and work.

PPSS-35010459-3355
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RESPONSE SUMMARY — REZONING APPLICATION
RZ000285

_X_Interest Affected by Proposal for Reasons Outlined Below

__Interest Unaffected by Proposal

Comments:

The Ministry of Water, Land, and Resource Stewardship, Water Protection, has received a
referral with respect to proposed rezoning and subdivision of the subject property 9333
Invermuir Road (That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying to the South
of the 66 Foot Road Dedicated by Said Plan) and the drilling of a new groundwater well for
domestic use on the western proposed lot. The proposed rezoning and subdivision is not
expected to result in additional housing density.

The two existing wells drilled on the subject property have not been registered in the
Groundwater Wells database, so depth, lithology, and well yield for these wells were not
available for review. The dwellings are currently serviced by two water cisterns (~11,365 L and
~13,720 L) that are filled via truck delivery. If the existing wells on the property are not being
used and have no plans for future use, it is considered Best Management Practices under the
Water Protection Act to decommission unused wells. For more information regarding the best
management practices for decommissioning water supply wells please visit:
https://www2.gov.bc.ca/assets/gov/environment/air-land-water/water/water-

wells/bc_gov best mgmt practices well decomission.pdf

As this area does not appear to have a local water service provider, the applicants should be
advised that a water licence for surface water or for non-domestic groundwater use is required
under the Water Sustainability Act
(https://mww.bclaws.gov.bc.ca/civix/document/id/complete/statreg/14015 ). Information about
water application requirements and process can be found here:
https://portal.nrs.gov.bc.ca/web/client/-/water-licence-application.

If a water service is planned, a licence for diversion of groundwater is required which also
requires approval from Vancouver Island Health Authority under the Drinking Water Protection
Act and the Drinking Water Protection Regulation which regulate protection of drinking water. A
groundwater license for domestic use on a single lot is not required for domestic parcels
serviced by individual wells.

A new domestic water supply well has been proposed for the subject property. The subject
property overlays Aquifer 449 (AQ 449; Fact Sheet:
https://apps.nrs.gov.bc.ca/gwells/aquifers/449), which consists of fractured sedimentary rock,
mostly overlain by a layer of Vashon till. The median finished depth of 13 bedrock wells
registered in the Groundwater Wells database (GWELLS https://apps.nrs.gov.bc.ca/gwells)
within 1 km of this site is 80 m and ranges from 67 m to 91 m. The well yields for these wells
range from 7.5 to 190 Litres per minute. The proposed well location is 56 metres above sea
level (masl). The median well depth in the area is 80 m, if the proposed well were to be finished
to a similar depth, it would place the well screen under sea level. The saltwater intrusion risk,
based on iMapBC, is currently considered “Moderately Low” for the area however, based on the
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proximity of the proposed well to the ocean shoreline (~215m) and the median finished well
depth in the area, the risk of saltwater is increased for the proposed well.

We recommend, because of the increased saltwater intrusion risk, that during drilling and
testing of new water supply wells, the water quality (e.g., electrical conductivity) be monitored to
provide warning of potential saltwater intrusion impact to the well water. If possible, take
electrical conductivity measurements of the existing well to ensure there are no existing
saltwater impacts.

Aquifer 449 was flagged in 2019 with Aquifer Notation NO198202 due to “Possible Water
Shortage — potential hydraulic connection to fully recorded streams”. Increased groundwater
extraction in the area may exacerbate current groundwater availability issues, increase potential
for saltwater intrusion, and impact the water supply to other wells in the area. The nearest
surface water body, Killicrankie Creek, runs through the western portion of the site and is
associated with one existing Point of Diversion (License Number F110306). No allocation
notices are listed for Killicrankie Creek. For more information on water licensing and rights refer
to: hitps://www2.gov.bc.ca/gov/content/environment/air-land-water/water/water-licensing-rights.

Aquifer 449 is classified as having an overall low vulnerability to contaminants introduced at the
land surface because of the consistent till layer overlying the aquifer. Intrinsic vulnerability
mapping (https://catalogue.data.gov.bc.ca/dataset/drastic-aquifer-intrinsic-vulnerability)
indicates that aquifer vulnerability to contamination in the area of the subject parcel may be low.
Animal grazing areas, septic fields, and locations of manure storage can sources of nutrient and
bacterial contamination of surface and groundwater sources, therefore adequate (minimum 30
m) setbacks of these contaminant source from wells and surface water sources is required (in
accordance with Public Health Act, Health Hazard Regulation
https://www.bclaws.gov.bc.ca/civix/document/id/complete/statreg/216 2011), and agricultural
best practices (Code of Practice for Agricultural Environmental Management)

https://Awww.bclaws.gov.bc.ca/civix/document/id/complete/statreg/8 2019) to reduce runoff of
contaminants are recommended to be employed.

No additional concerns are noted with respect to the proposed bylaw.

Jennifer Veitch Groundwater Technician
Signed Title

David van Everdingen Regional Hydrogeologist

Reviewed By Title

July, 15, 2024 Ministry of Water, Lands, and Resource Stewardship
Date Agency
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From:
To:
Subject:
Date:

Pinches, Ryan MOTI:EX

Wendy Miller

RE: Rezoning Application RZ000285 - CRD Referral (Rural A to RR-3- Shirley)
Tuesday, July 02, 2024 9:53:17 AM

CRD IT SECURITY WARNING: This Email is from an EXTERNAL source. Ensure you trust this

sender before clicking on any links or attachments.

Good morning Wendy,

Apologies for the delay in response.

The property does not fall within Section 52 of the Transportation Act and will not require Ministry
of Transportation and Infrastructure formal approval.
The Ministry has no objections to the zoning text amendment.

Thank you,

Ryan Pinches

Senior Development Services Officer
Highways & Regional Services Division
Ministry of Transportation & Infrastructure
240 - 4460 Chatterton Way

Victoria, BC V8X 5J2
Ryan.Pinches@gov.bc.ca | 250-419-8992


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024

RZ000285

25

PPSS-35010459-3355

aeaid

Making a difference...together

Minutes of a Meeting of the Shirley-Jordan River Advisory Planning Commission
Held July 9, 2024, at the Shirley Community Hall, 2795 Sheringham Point Road,
Shirley, BC

PRESENT: Fiona McDannold (Chair), Emily Anderson, Vivi Curutchet, Melody Kimmel
Staff: Darren Lucas, Planner; Juan de Fuca Local Area Services;
Wendy Miller, Recorder

PUBLIC: 11

The meeting was called to order at 7:06 pm.

1. Approval of the Agenda

MOVED by Emily Anderson, SECONDED by Melody Kimmel that the agenda be approved.
CARRIED

2. Adoption of the Minutes of April 23, 2024, and April 30, 2024

MOVED by Emily Anderson, SECONDED by Melody Kimmel that the minutes from the

meeting of April 23, 2024, be adopted.

CARRIED

MOVED by Emily Anderson, SECONDED by Melody Kimmel that the minutes from the

meeting of April 30, 2024, be adopted.

CARRIED

3. Planner’s Report
No report.

4. Zoning Amendment Applications

a) RZ000285 (BL4615) - That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying

to the South of the 66 Foot Road Dedicated by Said Plan (9333 Invermuir Road)
Darren Lucas spoke to the request to rezone the subject property from the Rural A zone
to the Rural Residential 3 (RR-3) zone to facilitate a two-lot subdivision to support a lot for
each existing dwelling. It was advised that an Environmental Report and a Riparian Areas
Regulation Report were submitted in support of the application and are included in staff
report.

The Chair confirmed that the application agent was present.

The agent stated that driveways are in place for each existing dwelling and that tree
removal is not anticipated as part of the subdivision process.

MOVED by Fiona McDannold, SECONDED by Emily Anderson that the Shirley-Jordan
River Advisory Planning Commission recommends to the Juan de Fuca Land Use
Committee support for zoning amendment application RZ000285.

CARRIED

PPSS-35010459-3326
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Appendix G: Environmental DP Review Report and RAPR Assessment

ENVIRONMENTAL
CONSULTING

-{» swell

March 15, 2024

RE: Environmental Development Permit Area Review Report for Subdivision of 9333 Invermuir Road,
Shirley, BC

On February 9, 2024, Sara Stallard and Laura Hooper conducted a site visit at 9333 Invermuir Road to
review the location of a proposed subdivision (Figures 1 and 2).

Introduction

9333 Invermuir Road, is an approximately 8.38-hectare lot in Shirley, BC (Figures 1 and 2). The property is
primarily undeveloped, except for the house, driveway and associated infrastructure that were built on the
eastern half of the property in pre-1960, and a two-story cottage and associated infrastructure constructed
in 1972 on the west half of the property (Photos 3-6). The property was partially logged in 2021/2022 under
BC Timbermark Certificate 182681 after the property experienced damaging blowdowns in 2018. The
vegetation on the property is a matrix of mature coniferous forest in the Coastal Western Hemlock very wet
maritime zone by Biogeoclimatic Ecosystem Classification (BEC).

The subject property is within the Watercourse, Wetlands and Riparian Areas, Sensitive Ecosystems, and
Shoreline Protection Development Permit Areas. This report addresses the Riparian Areas and Sensitive
Ecosystems and Shoreline Protection Development Permit requirements (Figures 3 and 4).

Proposed Development
The proposal for work is shown on Figures 5 and 6:
s subdivide the lot with the new lot line perpendicular to Invermuir Road, and
e construct a well with a small pumphouse outside the RAA, in an existing disturbed area

Background Information

The current environmental data and information available for the area was reviewed prior to conducting the
field assessment for the site. In part, this included a review of the Shirley - Jordan River Official Community
Plan, 2018 Bylaw 4001, aerial photography (CRD Regional Map), the Sensitive Ecosystem Inventory (SEI)
for the Shirley/Jordan River Electoral Area, the BC Conservation Data Centre (CDC) records for rare
species occurrences, the BC Fisheries Inventory Data Queries (FIDQ) and the Wildlife Tree Stewardship
Program (WITS) occurrences.

According to the SEI for the Shirley/Jordan River Electoral Area, the subject site is partially covered by two
SEl polygons and one other important ecosystem (OIE) designations (Morgen & Tripp, 2014). According
to the SEI, “[t]hese ecosystems typically have high biodiversity and are home to many rare and endangered
animals, plants and plant communities” (Ward, et al., 1998). The Polygon IDs and designations are listed
below, along with the estimated condition and conservation importance assessed by Morgen & Tripp
(2014).

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 285 lehna@swell.ca 250.217.9190
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Vancouver Island s

Capital Regional District | CRD 2018

Figure 1. Project location on southwest Vancouver Island (red dot). Map courtesy of CRD Regional Map.

ESA | Capital Regional District, 2015 | CR

Figure 2. 9333 Invermuir Road in local context. Aerial photo courtesy of CRD Regional Map.

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190
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Sensitive

Ecosystem
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Riparian
Development
Permit Area

o Steep Slope
Development
Permit Area

Figure 3. Watercourse, Wetlands and Riparian Areas, Sensitive Ecosystems, Shoreline Protection, and Steep Slope
(not addressed in this report) Development Permit Areas from the Shirley — Jordan River Official Community Plan,

).

2018 Bylaw 4001 (Schedules C, D & E

Sensitive
Ecosystem
Development
Permit Area

Riparian
. Development
Permit Area

SteepSlope
Development
Permit Area

.4 Shoreling
Devéelopment”
__Permit Area

o]
Figure 4: Four sensitive ecosystem polygons from the CRD Natural Areas Atlas (2019 imagery) which is based on
mapping from the Sensitive Ecosystem Inventory (SEI) prepared by Madrone Environmental, 2014.

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2585 lehna@swell.ca 250.217.9190
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and setback information.

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190
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Figure 5. Property boundaries, existing and proposed well sites and Riparian Areas Protection Regulatiol

n waterbodies
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Figure 6. Proposed subdivision survey plan.

Development Permit Areas

Approximately 90 percent of the property is encompassed by the Sensitive Ecosystem, Riparian, Shoreline
and Steep Slope Development Permit Areas (Figure 3 and 4). The Steep Slope DPA is not addressed in
this report.

Species at Risk

No known mapped locations of red or blue listed species or communities were found in the Conservation
Data Centre - Mapped Known Locations of Species and Ecological Communities at Risk (CDC iMap,
January 2024).

Sensitive Ecosystems

The Sensitive Ecosystem DPA established under this section includes sensitive ecosystems and other
important ecosystems identified as Intertidal, Estuarine, Freshwater, Older Forest, Mature Forest, Fringe
Forest, Woodland, Herbaceous, Sparsely Vegetated, Wetlands, and Riparian. The community’s Official
Community Plan mapping and the Sensitive Ecosystem Inventory (SEI) prepared by Madrone
Environmental (2014) identifies the three sensitive ecosystems on 9333 Invermuir Road: Mature Forest
(9MF:co); Riparian (10RI:ff) and Shoreline (10IT:bs). The property is dominated by mature forest {ca. 65%)
and bordered to the west by riparian sensitive ecosystems and the south by shoreline sensitive
ecosystems.

Mature Forest Ecosystem
9MF:co;1XX is a Mature Forest Ecosystem (9=90%) (structural stage 6), conifer subclass (conifers >75%

of stand) covering much of the northern 2/3 of the property. Condition: poor. Conservation importance:
moderate. Potential for Red-listed Ecosystems. The historical SEI code was SG:co (Second Growth).
According to Morgan and Tripp (2014} “Although mature forests are not defined as sensitive, these sites
were included in the mapping as an OIE because they can have significant ecological and biclogical values

Swell Environmental Consulting Ltd 5
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190
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(RISC, 2006). Mature forests along the coast of Vancouver Island can provide recruitment sites for
ecosystems at risk and/or important wildlife habitat (RISC, 2006).” “Structural stage and stand composition
information was added for all SEI classes/subclasses, where applicable. Structural stages range from 1
{non-vegetated and sparsely vegetated) to 7 (old forest).” 1XX in the polygon label is defined as (1=10%)
of the polygon having a component of non-SEI/OIE {e.g., rural, road, etc.).

The Conservation Data Centre (2004) and Madrone (2014) describe the Sensitive Ecosystem polygon as
9MF:co; 1XX as mature forests where conifers make up >75% of the stand composition. These forests are
between 80 years and 250 years. As these forests age, they become more desirable for logging, and also
exist in remnant patches. Like older forests, these ecosystems are not only characterized by their age, but
by the complexity of the canopy and understory. Mature forests have an open canopy due to natural
thinning of trees. The open canopy allows significant light to penetrate through the trees, resulting in a well-
established understory of shrubs, ferns and mosses. There will also be evidence of regeneration by younger
trees and some coarse woody debris.

Riparian Ecosystem
10RI:ff is a Riparian Ecosystem (10=100%), flood fringe subclass (narrow linear communities along open

water where there is no floodplain) following the course of Killiecrankie Creek at the western edge of the
property. Condition: good for section within the subject property & excellent immediately upstream of
property line. Conservation importance: none listed in Madrone Environmental (2014) for the section on
subject site.

Riparian 10RI:ff which consists of riparian ecosystem with a flood fringe subclass. These subclasses consist
of narrow linear communities along open water bodies (rivers, lakes, and ponds) where there is no
floodplain. Due to their proximity to these water bodies, they are typically influenced by erosion,
sedimentation, and flooding. Generally, the vegetation will indicate that there is subsurface accessible
groundwater. Tall shrub and deciduous tree communities are common in riparian ecosystems, and the
vegetation is generally distinct from adjacent uplands or wetlands. Moist, rich soils can tend to result in
larger than average tree growth along riparian corridors.

Intertidal (Shoreline) Ecosystem

10IT:bs is an Intertidal Ecosystem (10=100%) at the marine and terrestrial interface, subclass beaches and
rocky shoreline, along the entire southern edge of the property. Condition and conservation importance not
mapped.

Shoreline 10IT:bs consists of IT: Intertidal & shallow sub-tidal ecosystems at marine and terrestrial interface
with a subclass of beaches and rocky shorelines, vegetated or not. The marine shoreline zone, or
“Intertidal”, is used to describe ecosystems located at the interface of terrestrial vegetation and the marine
environment. The intertidal is regularly inundated with water, and as such, is not vegetated, or vegetated
with salt-tolerant species. They include mudflats, beaches and rocky shorelines influenced by tidal cycles
with little to no freshwater input.

In addition to the mapped polygons, the area proposed for development was assessed in the field for other
sensitive ecosystems. No other sensitive ecosystems were found within the footprints of the proposed
work.

The Sensitive Ecosystem DPA also includes a 100-metre buffer around the eagle’s nest identified on the
property during the site visit in the, as recommended in the Sensitive Ecosystem Inventory (Figure 7 and 8).
An additional nest, BAFA-103-001 is recorded by the Wildlife Tree Stewardship Atlas at 9547 Invermuir
Road.

Swell Environmental Consulting Ltd 6
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190
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Detailed information to address the riparian areas is provided in the Riparian Areas Protection Regulation
(RAPR) Report for 9333 Invermuir Road by Swell Environmental Consulting Ltd, dated February 9, 2024.
The Streamside Protection and Enhancement Areas (SPEAs) on Killecrankie Creek, its wetlands, tributaries
and ditches are indicated in Figure 3.

The Riparian Assessment Area (RAA) for Killecrankie Creek is shown in Figure 3. While the proposed
subdivision lot line is not within the Streamside Protection and Enhancement Area (SPEA) for Killecrankie
Creek, the ditch is intersected by the proposed subdivision. There are no riparian concerns for the
subdivision layout given there is no development proposed in the RAA as part of the rezoning and
subdivision. Any future development in the RAA will require a new RAPR assessment for that proposal to
ensure the riparian areas are considered and protected as part of any development process that could
impact them.

No documented observations of fish presence were discovered for Killecrankie Creek in Habitat Wizard or
FIDQ searches, an observation substantiated by Morgen & Tripp (2014). As the authors note, lack of data
does not suggest no fish are present. Fish absence has not been demonstrated for Killiecrankie Creek so it
is assumed to be fish-bearing, or potentially fish-bearing. Kirby Creek (to west) and Muir Creek (to east)
list a combination of Coho, Cutthroat Trout, Steelhead, Chum, Rainbow Trout, Chinook, Sculpin, and
Threespine Sticklebacks.

Wildlife

Known Occurrences

The following wildlife was observed during the site review: Bald Eagle (Haliaeetus leucocephalus) with a
nest onsite and occupied, Common Raven (Corvus corax), deer (Odocoileus hemionus), Bear (Ursus
americanus vancouveri) with scat observed at base of ravine and black bear family (mother and two cubs)
observed on numerous occasions by owners. Additionally, the following species have been observed by
the owners, Roosevelt EIk (Cervus elaphus roosevelti) BC Blue list (Special Concern) and a Black bear
family.

Potential Occurrences
Meidinger and Pojar (1991) lists wildlife species as having the potential to inhabit the riparian areas in this
biogeoclimatic zone. They are as follows:

Wildlife species at risk: Roosevelt Elk, Grizzly Bear, Mountain Beaver, Townsend’s Chipmunk,
Pacific Jumping Mouse, Pacific Water Shrew, Bald Eagle, Great Blue Heron, Green-backed Heron,
Yellow-headed Blackbird, Purple Martin, Tailed Frog, Pacific Giant Salamander

Representative wildlife species in the riparian habitat include Black-tailed Deer, Black Bear, Gray
Wolf, River Otter, Mink, Deer Mouse, and Wandering Shrew.

Bird species in the riparian habitat include Osprey, Short-eared Owl, Snowy Owl, Ruffed Grouse,
Ring-necked Duck, Redhead, Harlequin Duck, Wood Duck, Red-throated Loon, Common
Merganser, Wilson’s Phalarope, Black Tern, Mew Gull, and American Dipper.

Amphibians and reptiles in the riparian habitat include Common Garter Snake, Western Garter
Snake, Northwestern Garter Snake, Painted Turtle, Western Toad, Bullfrog, Red-legged Frog,
Northwestern Salamander, Long-toed Salamander, and Rough-skinned Newt.

Meidinger and Pojar (1991} lists wildlife species as having the potential to inhabit the mixed
coniferous and deciduous forests in this biogeoclimatic zone. Marbled Murrelet are listed as a
potential, red-listed species at risk in this habitat and Roosevelt Elk are blue-listed species at risk

Swell Environmental Consulting Ltd 8
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190
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that have the potential in inhabit the mature forest. Representative wildlife species include those
listed above as well as Marten, California Myotis, Douglas Squirrel, and Columbian Mouse.
Representative bird species include those listed above as well as Red-tailed Hawk, Northern Saw-
whet Owl, Blue Grouse, Steller's Jay, Hairy Woodpecker, Pine Grosbeak, and Townsend's Warbler.
Representative bird species include those listed above as well as Northern Alligator Lizard, Pacific
Treefrog and Ensatina Salamander.

Existing Condition
Site Characterization
The existing condition of 9333 Invermuir Road is described below in Figures 7-10 and in Photographs 1-21.

9333 Invermuir Road is very moist and nutrient-rich, has an imperfectly draining water-receiving hummocky
forest floor and an open understory, enriched by seepage, with water-collecting sites, numerous small
depressions with raised organic mounds. It is south facing and fairly level then dropping approximately 50
m via a steep cliff down to the beach of the Strait of Juan de Fuca. There is a deep ravine at the west edge
of the property. The property has two dwelling units on a circular driveway with various outbuildings and
older concrete pads.

Landscape Context
South of Invermuir Road are large, forested lots with single family dwellings. The area north of Invermuir
Road has recently been logged. Roadside ditches are located at the north property boundary, on both
sides of Invermuir Road. The property is located within the Very Dry Maritime subzone of the Coastal
Western Hemlock ecosystem (CWHxm) which has soils with very dry to medium moisture levels with a very
poor to medium nutrient content. The site hummocky nature with standing water visible throughout the
mature forest. There is very slight variation on species composition/dominance across the site.

History of Site Disturbance
The site was partially cleared pre-1960 to facilitate the construction of a single-family dwelling, driveway,
associated infrastructure, and a hobby farm (Photos 3-5). A second cabin was built on the southwest
portion of the property in 1972 (Photo 6).

Recent Site Disturbance
Aerial photos and previous SEI mapping indicate that the subject lot was approximately 50% covered by
Mature Forest stand. Approximately 12, 000 sq m of mature forest was removed between 2021 and 2023,
particularly in the eastern side of the lot (Photos 18-20). These areas are now characterized by hummocky
landscapes, thick humus-rich soils with numerous wet depressions. Salal (Gaultheria shallon), sword fern
(Polystichum munitum), red huckleberry, and common rush (Juncus effusus) are the most observed
species, with invasives such as Scotch broom (Cytisus scoparius), foxglove (Digitalis purpurea), and
thistles (Cirsium sp.) becoming established sporadically across the logged areas. Deep skidder tracks with
standing water extend into the central remaining forest on what appears to be an historic logging road that
was used in the most recent logging (Photo 7). The property owner indicated that the removals were
completed under BC Timbermark Certificate 182681 after the property experienced damaging blowdowns
in 2018.

There is a steep gravel bank and concrete pad at the northeast corner of the property. The gravel bank
was exposed when trees fell from the top of the embankment, which had previously been shrub and tree
covered, during a windstorm in 2018 (Owners, pers comm). These falling trees caused a large, open
shed to collapse (Owners, pers comm). A large concrete pad remains from this shed structure (Photo
17). Another cement pad in a small clearing at the west side of the property was formerly a small dairy
barn (Figure 7).

Swell Environmental Consulting Ltd 9
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A second well was installed on the west side of the property (2022-23) to facilitate subdivision (Photo 3,
Figure 9). An additional well may need to be installed on the property to ensure sufficient water flows.

Gravel Area and

Concrete Pad & X
g Well Site \ Sy

Well Site
e 3
Y

Figure 9: Approximate location of existing well dug to facilitate the proposed subdivision and gravel area of
9333 Invermuir Road.

Description of Existing Vegetation
During the site visit on February 9, 2024, the vegetation on 9333 Invermuir Road was assessed. The
property is large (8.38 ha), and a 2-lot subdivision is being proposed for the property. The assessment was
conducted on the entire property for the proposed rezoning and subdivision.

The existing vegetation on the site is indicative of the Very Dry Maritime subzone of the Coastal Western
Hemlock ecosystem (CWHxm) and consists of a second growth forest dominated by western redcedar
(Thuja plicata) with Douglas-fir (Pseudotsuga menziesiiy and western hemlock (Tsuga heterophylla), with an
open understory consisting of moss with sword fern (Polystichum munitum), salal (Gualtheria shallon),
oceanspray (Holodiscus discolor) and dull Oregon grape (Mahonia nervosa), licorice fern (Polypodium
glycyrrhiza), mosses and grasses.

General Description of Forests
The vegetation around the structures and driveways includes bracken fern (Pteridium aquilinum), deer fern
(Struthiopteris spicant), salmonberry (Rubus spectabilis), English holly (iex aquifolium), trailing blackberry
(Rubus ursinus) and agricultural grasses. Surrounding both houses and to the top of south bank are
manicured lawns with ornamentals plants (rhododendron, bamboo, etc).

We have observed that the mature forest on the property has several distinct species compositions which

are described below. We have also provided comments on a juvenile forest, the riparian forest and the
vegetation on the steep slope above the shoreline (Figure 10).
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Mature Forest (A):

The Mature Forest along Invermuir Road and the east property line is dominated by western redcedar
(Thuja plicata) with Sitka spruce (Picea sitchensis), Douglas-fir (Pseudotsuga menziesii), western hemlock
(Tsuga heterophylla), grand fir (Abies grandis), bigleaf maple (Acer macrophyllum). The area has an open
understory with red huckleberry (Vaccinium parvifolium), sword fern (Polystichum munitum), salal
(Gauttheria shallon), trailing blackberry (Rubus ursinus), with undulating floor and small wet depressions, in
open areas with common rush (Juncus effusus), slough sedge (Carex obnupta), hummocky landscape lots
of coarse woody debris and thick humic layer spongey underfoot. Oceanspray (Holodiscus discolor) and
dull Oregon-grape (Mahonia nervosa) at northeast open edge is not observed elsewhere on the property.

Mature Forest (B):
Area A is divided from Area B by the eastern driveway and is very similar to Area A except there is grand fir
(Abies grandis) in this part of the forest which does not exist elsewhere on the property.

Mature Forest (C):

Mature grove south of driveway and southeast of east house is dominated by Western redcedar (Thuja
plicata) and to a less extent by Sitka spruce (Picea sitchensis), Douglas-fir (Pseudotsuga menziesii), bigleaf
maple {(Acer macrophyllum). There is an open understory with red huckleberry (Vaccinium parvifolium),
sword fern (Polystichum munitum), salal (Gaultheria shallon), trailing blackberry (Rubus ursinus), with
undulating floor and small wet depressions, in open areas with common rush (Juncus effusus), slough
sedge (Carex obnupta), hummocky landscape lots of coarse woody debris and thick humic layer spongey
underfoot. There is some invasive English holly (llex aquifolium).

Juvenile Forest (D & E):

There are two young forests of juvenile red alder (Alnus rubra), with salmonberry (Rubus spectabilis), red
huckleberry (Vaccinium parvifolium), salal (Gaultheria shallon), trailing blackberry (Rubus ursinus) in the
southeast and northwest corner. The area in the southeast corner is more open and reported to have been
a cleared area and former orchard. The juvenile alders transition into young conifers at eastern edge.

The forest in the northwest corner has juvenile red alder (Alnus rubra) intermixed with juvenile Western
redcedar (Thuja plicata) and a dense understory dominated by salmonberry (Rubus spectabilis) and sword
fern (Polystichum munitumn),

Riparian Forest (F):

The riparian forest is within a ravine dominated by western redcedar and bigleaf maple, with red alder and
western hemlock. There is an understory of elderberry, salmonberry, sword fern, licorice fern, red
huckleberry, crevice alumroot (Heuchera micrantha), and sedges (Carex sp.). Killecranke Creek flows
through this forested area.

Shoreline Forest (G):
The 45-50 m steep slope to the shoreline of the subject property has a vegetated steep bank between the

upper terrace and the shoreline. The vegetation is comprised of Bigleaf maple (dominant), with red alder
and western red cedar and an understory of salmonberry, sword fern and sparse Himalayan blackberry.
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Figure 10: Polygons of distinct forest ypes at 9333 Invermuir Road, Shirley, BC, red polygons meet the
sensitive ecosystem definition of Mature Forest.

Observed Sensitive Ecosystems

The mapped SEI sensitive ecosystems are shown in Figures 5 and 6. The sensitive ecosystems observed
on the property are shown outlined in red in Figure 10. We recommend that that Sensitive Ecosystem
Development Permit Area mapping for the property be adjusted to the observed boundaries indicated in
Figure 10.

General Description of Riparian Areas - Killiecrankie Creek

Killecrankie Creek is contained within a ravine dominated by western redcedar and bigleaf maple, with red
alder and western hemlock. It has an understory of elderberry, salmonberry, sword fern, licorice fern, red
huckleberry, crevice alumroot (Heuchera micrantha), and sedges (Carex sp.). Killiecrankie Creek is
virtually inaccessible with a steep and damaged trail of ropes and fixed ladders. There were heavily
damaged and unusable remains of previous wooden stairs and creek crossings observed.

Killiecrankie Creek is a short creek less than 800 m in length that discharges directly into the marine
environment at Orveas Bay on the Strait of Juan de Fuca on the southwest coast of Vancouver Island. It
has no standard watershed code. A search of the iMap BC fisheries layers, FIDQ - Fish Inventories Data
Queries, and Habitat Wizard for Killiecrankie Creek produced no fish observations or other creek
information (all accessed February 8, 2024). The creek on the property is in a steep 50 m deep ravine with
an overall gradient of >30% in the first 150 m of the creek. Additionally, there is a 2 m high vertical barrier
to fish passage at the cobble beach interface (Photo 21). The creek is known to dry out in the summers
and there are no known ponds upstream of the ravine. However, this upland (off-property) segment was
not assessed; therefore, the RAPR default is fish-bearing. Any fish within this stream would be resident (not
anadromous fish access).

Watershed Context and Fisheries Resource Values
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There are 8 waterbodies, on and adjacent to the property at 9333 Invermuir Road (Figure 3):

Killiecrankie Creek — enters the property from the northwest and discharges into Orveas Bay
(potentially fish bearing stream (RAPR applies, SPEA = 10m)

Wetland A - in the southwest quadrant of 9333 Invermuir Road, is drained by Unnamed Tributary A
(not fish accessible), flows into potentially fish bearing stream (RAPR applies, SPEA = 15-30m)

Unnamed Tributary A — in the southwest quadrant of the property, flows west into Killecrankie
Creek (not fish accessible), flows into potentially fish bearing stream (RAPR applies, SPEA = 10m)

Ditch A — flows into Unnamed Tributary A from the east (not fish accessible), flows into potentially
fish bearing stream (RAPR applies, SPEA = 2m)

Ditch B — Invermuir Road drainage (south side)} bordering the northwest corner of the property,
flows west into Killiecrankie Creek just south (downstream) of the culvert crossing under Invermuir
Road {potentially fish accessible), flows into potentially fish bearing stream (RAPR applies, SPEA =
5m)

Ditch C — Invermuir Road drainage {north side}, flows west into Killiecrankie Creek just north
{upstream) of the culvert crossing under Invermuir Road potentially fish accessible), flows into
potentially fish bearing stream (RAPR Applies, SPEA = 5m)

Wetland B - isolated forest wetland in the northeast corner of the property with no defined surface
flow at outlet; eastern roadside ditches flow to wetland. RAPR does not apply.

Driveway Ditches — shallow ditches from eastern driveway: flows go subsurface or have no defined
channel before cascading off 50 m vertical cliff. RAPR does not apply.

Shoreline Ecosystem

The shoreline of the subject property is a high-energy, steep beach profile of large cobble in narrow band at
high tide, at base of 45-50 m vegetated bank. It is undeveloped and in its natural state (or ecologically
intact) with active erosion observed. The shoreline is virtually inaccessible from the subject property with a
steep and damaged trail of ropes and fixed ladders. Damaged and unusable remains of previous wooden
stairs and wooden creek crossings were observed.

Proposed Development

Approximately 90 percent of the property is encompassed by the Mapped Development Permit Areas for
Mature Forest, Riparian, Intertidal or Steep Slopes (Steep Slope DPA not addressed in this report). The
property owners are proposing a rezoning and subdivision of the property into two lots this development,
which can be facilitated given the large size of the lot (8.38 ha) and the existing extent of the disturbance
(approximately 2 ha). No additional development is proposed except for the installation of a well and
pumphouse.

The proposal for work is shown on Figures 3 and 4:

subdivide the large parcel into two equal lots (new north to south property line)
construct a well and small pumphouse for the proposed western lot (Figure 4)
utilize existing septic fields on each lot

Development Effects

PPSS-35010459-3355
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Construction of the well and pumphouse must occur outside the SPEAs in the western portion of the
property, as shown on Figure 3. Keeping development activities within the existing disturbances minimizes
the impact of the development by allowing the remainder of the site to retain its natural condition.

Future development activities should be assessed under the RAPR and DPA guidelines, and, if possible
limited to the existing disturbed areas to leave the remaining sensitive ecosystem Mature Forest and
Riparian ecosystems in intact. Further vegetation removal from the top of the bank/steep slope should be
avoided to help maintain slope stability (assessment by a geotechnical engineer may be required in the
future if development is proposed near the top of slope).

Recommendations for the Proposed Development
The only proposed development as part of the rezoning and subdivision is the installation of a well and
pump house.

Sensitive Ecosystem Development Permit Area Boundary Adjustment

The mapped SEl sensitive ecosystems are shown in Figures 5 and 6. The sensitive ecosystems observed
on the property are shown outlined in red in Figure 10. We recommend that that Sensitive Ecosystem
Development Permit Area mapping for the property be adjusted to the observed boundaries indicated in
Figure 10.

Protecting ecological features

e Locations of SPEA, no-go zones, critical root zones of retained trees and vegetation, and sensitive
areas are fenced and communicated to all personnel.

o Clearing of trees or shrubs between February 1 and August 15 must be preceded by a nesting bird
survey to confirm no active nests will be disturbed (BC Wildlife Act, Section 34 and Federal
Migratory Bird Act)

o Avoid placing soil/gravel piles or heavy construction materials around roots of trees to be retained,
or otherwise compacting soils or cutting into root zones. Protective tree fencing to be used for
delineating protected areas.

e Contact Environmental Monitors immediately with any concerns.

Tree Protection

o |SA Certified Arborist is consulted for construction (e.g. well installation) activities adjacent to trees
to be retained along the edge of the well site the trees to be retained will have the limits of their
Critical Root Area (CRZ) defined by an ISA certified arborist.

¢ These CRZs will be separated from the development by robust tree protection fencing (e.g. snow
fencing).

No construction-related material shall be stored within any fenced off area.

o An ISA Certified Arborist should be consulted prior to clearing, blasting, rock breaking or filling (soil
or rock) adjacent to the Critical Root Zone (CRZ) (e.g. near the dripline) of trees to be retained to
provide tree protection measures to minimize root damage and ensure that they remain viable over
the long-term. In future development phases, if new construction is proposed and building location
and designs are created, an arborist should be consulted to develop specific measures for any
trees to be retained.

Erosion & Sediment Control
During construction of the well and pumphouse, the contractor must implement environmental protection
measures to ensure that no contaminants, such as spills or sediment-laden water, enter downstream
receiving environments (Killiecrankie Creek). These measures should include:

e Minimize vegetation removal

e Installation of erosion and sediment control structures (e.g. sediment fence) between the

construction are and creek or other water bodies.
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Scheduling excavation activities during dry weather, where possible, and additional care and
protection will be required while excavation activities are carried out during wet weather
Cover exposed soils, if needed (e.g. poly, tarps, mulch, seeding, 'rough and loose' treatment)
Ensure soil and debris stockpiles are placed away from the SPEAs and sediment-laden water
cannot flow into the waterbodies.

Contact Environmental Monitor immediately with any concerns.

Spill Prevention & Response

Equipment is inspected for leaks prior to beginning work.
Spill response kits (capable of addressing the volume of fuel/oils/chemicals on site) are on site when
any heavy machinery is working, and operators are trained in their use.
Equipment refueling is at a designated location and >30 m from aquatic ecosystems.
Fuel generators must be placed in a spill-proof container (e.g. plastic bin, or other impermeable
containment area such as poly-lined bermed depression.
Store all fuel cans in spill-proof containers (e.g. as above).
Concrete wash-water and wet concrete is highly alkaline and toxic to fish and other agquatic
organisms. All concrete wash-water from equipment, trucks and/or hand tools needs to be directed
to a settling area away from runoff paths to the waterbodies. Freshly poured concrete needs to be
covered when rain is forecasted or runoff needs to be isolated from waterbodies during the curing
process.
In case of spills, the following general steps are recommended:

o Stop source of spill/prevent further spillage (turn off valves, right overturned containers)

o Block spill from reaching aquatic (marine or freshwater) environment or pathways to

waterbodies

o Block spill from spreading

o Call Environmental Monitors

o Clean up spilled materials
Contact Environmental Monitors immediately with any concerns.

Revegetation
Should there be interest in replanting disturbed areas with native species the following species are

recommended:

Douglas-fir (Pseudotsuga menziesii)
western redcedar (Thuja plicata)

red alder (Albus rubra)

bigleaf maple (Acer macrophylium)
Nootka rose (Rosa nutkana)
oceanspray (Holodiscus discolor)
June plum (Oemelaria cerasiformis)
Saskatoon (Amelanchier alnifolia)

dull Oregon grape (Mahonia nervosa)
sword fern (Polystichum munitum)
salal (Gaultheria shallon)
kinnickinnick (Arctostphylos uva-ursi)
coastal strawberry (Fragaria chiloensis)

Development Permit Guidelines
The following guidelines (in Part 5 of Bylaw 4001) for the Sensitive Ecosystem Development Permit Area
are applicable to the development, and are addressed in the development proposal as follows:

PPSS-35010459-3355
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1.

10.
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Development or alteration of land will be planned to avoid intrusion into and minimize the impact on
the Sensitive Ecosystem DPA.

- Approximately 90% of the property is encompassed by the Development Permit Area
polygons for Mature Forest, Riparian, Shoreline or Steep Slope (Steep Slope DPA not
addressed in this report). The property owners are proposing a rezoning and subdivision of
the property into two lots, this development can be facilitated given the large size of the lot
(8.38 ha) and the existing extent of the disturbance (approximately 2 ha). The development
activity (installation of a well and pumphouse) is proposed in an existing disturbed area
(Figure 3). The footprint of the well installation should be minimized to limit the tree and
vegetation removal and utilize existing disturbed areas.

The removal of gravel and soil from watercourses is prohibited unless otherwise approved by the
provincial or federal government.
- Not Applicable.

Proposed plans of subdivision will avoid watercourse crossings where possible.
- Not Applicable.

. Watercourse crossings will be avoided, but where this is not possible, bridges are preferred rather

than culverts, and any works will be sited to minimize disturbance to banks, channels, shores and
vegetative cover, and must be approved by the provincial government.
- Not Applicable.

Changes in the land surface, which could affect the health of vegetation or the biodiversity of any
plant communities and disturbance of mature vegetation and understorey plants, will be minimized.
- Not Applicable.

Disturbance to existing vegetation not directly affected by the footprint of buildings, ancillary uses
and driveways will be minimized.
- Not Applicable.

Planting of non-native vegetation or invasive species in designated sensitive ecosystem
development permit areas is not supported.
- Not Applicable, no non-native species are proposed for planting.

The CRD may consider variances to siting or size regulations where the variance could result in the
enhanced protection of an environmentally sensitive area.
- Not Applicable.

As a condition of the issuance of a development permit, compliance with any or all conditions
recommended in a report by a QP will be considered by the CRD and may be included in the
development permit.
- See Recommendations for Environmental Protection during well and pumphouse
installation.

Those areas where existing vegetation is disturbed will be rehabilitated with appropriate
landscaping and habitat compensation measures in a manner recommended in a report by a QP.
- The owners recently removed sections of the mature forest under timbermark certificate
number 182681.
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11. Development and associated drainage will be designed and constructed so that there is no
increase or decrease in the amount of surface water or groundwater available to the sensitive
ecosystem.

- Not Applicable.

12. Culverts may be designed to encourage storage of water within the watercourse.
- Not Applicable.

13. Where necessary, provision will be made and works undertaken to maintain the quality of water
reaching the sensitive ecosystem.
- Not Applicable.

14. All new developments or modifications to existing developments including site works, gardening,
landscaping and other related residential activities should be designed and implemented to
maintain the quantity and quality of water and to avoid the entry of pollutants or nutrient rich water
flowing into watercourses, lakes, ponds and wetlands.

- Proposal is for rezoning, subdivision and installation of a well and pumphouse, there is not
expected to be any change to the quality or quantity of stormwater from these works. A
detailed stormwater management plan should be developed for future significant
construction requiring permits.

15. Development will be designed to avoid any increase in the volume and peak flow of runoff and a
drainage plan may be required in support of this guideline.

- Proposal is for rezoning, subdivision and installation of a well and pumphouse, there is not
expected to be any change to the quality or quantity of stormwater from these works. A
detailed stormwater management plan should be developed for future significant
construction requiring permits.

16. Plantings of native vegetation may be required to reduce the risk of erosion, restore the natural
state of the site, improve water quality, or stabilize slopes and banks.
- The owners removed sections of the mature forest under timbermark certificate number
18268.

17. The planting of non-native vegetation or alien invasive species, as defined in the provincial Spheres
of Concurrent Jurisdiction — Environment and Wildlife Regulation 144/2004, is not supported.
- Not Applicable, no non-native species are proposed for planting.

18. Construction at a certain time of year and using methods that minimize the impacts on rare and
sensitive species may be required.
- Not Applicable.

19. Where possible, large tracts of wildlife habitat or continuous habitat corridors will be preserved, in
order to facilitate movement of wildlife.
- The proposed subdivision is leaving a large portion of the both lots undeveloped as wildlife
habitat.

20. A buffer zone may be specified where land alteration or structures will be limited to those
compatible with the characteristics of the sensitive ecosystem or those that can be mitigated in a
manner recommended by a QP.

- Not Applicable.
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21. In order to ensure unnecessary encroachment does not occur into the sensitive ecosystem at the
time of construction, permanent or temporary fencing measures may be required.
- Not Applicable.

22. Development may be restricted during sensitive life-cycle times.
- Not Applicable.

The following guidelines (in Part 5 of Bylaw 4001) for the Riparian Development Permit Area are applicable
to the development, and are addressed in the development proposal as follows:

1. Development or alteration of land will be planned to avoid intrusion into and minimize the impact on
the Riparian DPA.
- Development has been planned to minimize the impact on riparian areas and sensitive
ecosystems, all proposed work is outside the SPEAs.

2. Modification of channels, banks or shores must not result in harmful alteration, disruption or
destruction of natural features, functions and conditions that support fish life processes within the
Riparian DPA.

- Not Applicable.

3. The removal of gravel and soil from streams is prohibited unless otherwise approved by the
provincial or federal government.
- Not Applicable.

4. Proposed plans of subdivision will avoid stream crossings where possible and demonstrate the
presence of building areas outside of the SPEA.
- No stream crossings are proposed, and all proposed developments are outside the SPEAs.

5. Stream crossings will be avoided, but where this is not possible, bridges are preferred rather than
culverts, and any works will be sited to minimize disturbance to banks, channels, shores and
vegetative cover, and must be approved by the Province.

- Not Applicable.

6. Culverts may be designed to encourage in-stream storage of water to allow the unrestricted
movement of fish in both directions.
- Not Applicable.

7. Construction at a certain time of year and using methods that minimize the impacts on rare and
sensitive species may be required.
- Not Applicable.

8. To minimize encroachments into the Riparian DPA, variances for the height and location of
buildings and structures may be considered.
- Not required, all proposed development is outside the SPEAs.

9. As a condition of the issuance of a development permit, compliance with any or all conditions
recommended in a report by a QEP, prepared in accordance with the RAR, will be considered by
the CRD and may be included in a development permit.

- See Recommendations for Environmental Protection and Riparian Areas Protection
Regulation (RAPR) Report, February 9, 2024.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.
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Development permits may include requirements for environmental monitoring and when required,
these monitoring reports must be prepared by a QEP.
- Not Applicable.

All of the measures specified by a QEP necessary to maintain the integrity of a SPEA will be
considered by the CRD for inclusion as a condition in a development permit.
- Not Applicable.

Development permits will not be issued until the CRD has been notified by the Riparian Areas
Regulation Notification System (RARNS) that the Province has received a riparian areas
assessment report.

- RAPR Report February 9, 2024 - Submitted for review to the Province.

Where a QEP has required the planting of native vegetation to reduce the risk of erosion, restore
the natural state of the site, improve water quality, or stabilize slopes and banks, a landscaping plan
of the re-vegetation may be required.

- Not Applicable.

In situations where a SPEA would reduce the density of development permitted by the zoning
bylaw, a QEP is required to provide recommendations on how the permitted density of development
could be accommodated with the least possible impact on fish habit.

- Not Applicable.

An applicant may be required to provide an explanatory plan of a SPEA.
- Site Plan provided in the RAPR Report and Figure 3 in this report.

For all or part of land within a SPEA that has been identified by a QEP, property owners may wish to
consider dedicating the land back to the Crown, gifting the land to a nature conservation
organization or registering a conservation covenant.

- Not Applicable.

All new developments or modifications to existing developments including site works, gardening,
landscaping and other related residential activities should be designed and implemented to
maintain the quantity and quality of water and to avoid the entry of pollutants or nutrient rich water
flowing into streams and wetlands.
- Proposal is for subdivision and a small amount of works; details stormwater management
should be developed for works requiring a permit.

Development will be designed to avoid any increase in the volume and peak flow of runoff and a
drainage plan may be required in support of this guideline.

- Proposal is for rezoning, subdivision and installation of a well and pumphouse, there is not
expected to be any change to the quality or quantity of stormwater from these works. A
detailed stormwater management plan should be developed for future significant
construction requiring permits.

Plantings of native vegetation may be required to reduce the risk of erosion, restore the natural
state of the site, improve water quality, or stabilize slopes and banks.
- Not Applicable.
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20. Where necessary or desirable, a buffer zone to remain free of development may be specified and
protection measures for retention and management of vegetation in these areas may be
established.

- Not Applicable.

21. To avoid encroachment, fencing may be required prior to, during or after construction.
- Not Applicable.

The following guidelines (in Part 5 of Bylaw 4001) for the Shoreline Development Permit Area are applicable

to the development, and are addressed in the development proposal as follows:
1. Development or alteration of land will be planned to avoid intrusion into and minimize the impact on

the Shoreline Protection DPA.
- Not Applicable.
2. Alteration of natural shorelines will be avoided.
- Not Applicable.
3. Erosion and sedimentation will be avoided.
- Not Applicable.
4, The removal of vegetation and impact to tree root zones will be minimized.
- Not Applicable.
5. Changes in natural shoreline processes will be minimized.
- Not Applicable.
6. The use offill, disturbance to the soil and blasting will be minimized.
- Not Applicable.

7. Non-structural and soft armoring are the preferred type of works for shore protection and where this
approach is not possible, riprap and stone revetment is preferred over single-plane seawalls,
subject to approval from federal and provincial agencies.

- Not Applicable.
8. A QP must design any shore protection devices or works.
- Not Applicable.

9. Proposed developments that may have the potential to adversely affect fish habitat will require the
review and approval by appropriate federal and provincial agencies prior to the issuance of a
development permit.

- Not Applicable.
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10. Setbacks for buildings and structures will consider the current risk from storms and flooding as well
as minimum elevation guidelines established by the CRD or other public authority with respect to
the potential risk from erosion and coastal flooding associated with climate change and sea level
rise.

- Not Applicable.

11. Variances to allow the siting of buildings and structures outside the Shoreline Protection DPA will be
considered.

- Not Applicable.

12. Compliance with the conditions or recommendations in a report by a QP will be considered by the
CRD and may be included in a development permit.

- Not Applicable.

13. The planting of native vegetation may be required to reduce the risk of erosion, restore the natural
ecology, revegetate disturbed areas, improve water quality and ensure the stability of slopes and
banks.

- Not Applicable.
14. Erosion control measures and fencing may be required during and after construction.
- Not Applicable.

15. Machinery working in this environmentally sensitive area may be required to use biofuels instead of
fossil fuels. To avoid disturbance of the upland and foreshore areas for a purpose referred to in
Section 491(1)(e) of the LGA, heavy machinery may need to be barged to the site.

- Not Applicable.

16. Construction may be restricted to certain times of the year to avoid stormy seasons, unusually high

or low tides and sensitive lifecycle times for wildlife such as nesting or migrating.
- Not Applicable.
17. Where possible, vegetation and natural resources such as anchored logs and riparian plantings on

PPSS-35010459-3355

protected shorelines, will be incorporated into shore protection works.

- Not Applicable.
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Summary

The proposal is for rezoning and a two-lot subdivision, including the installation of a well and pumphouse
(Figure 4) with no other development activities are proposed. The property contains four sensitive
ecosystems that require Development Permits via the Official Community Plan (OCP): Mature Forest,
Riparian (Killiecrankie Creek runs adjacent to and through the property), Shoreline and Steep Slopes
(Steep Slopes not addressed in this report). The sensitive ecosystems mapped by the OCP and observed
on site are shown in Figures 4, 5 and 10. The existing mature forest, riparian and shoreline ecosystems
areas to be retained are connected to adjacent forests and are in excellent ecological condition and
provide a habitat for birds and wildlife. Following the completion of the rezoning and subdivision and
proposed development activities, a large portion of the properties will remain in an undeveloped condition.

Killiecrankie Creek is on the west side of 9333 Invermuir Road and the Streamside Protection and
Enhancement Areas (SPEA) of the creek, wetland, tributary and ditch are shown in Figure 3. The channels
immediately adjacent to the property on the south and north sides of Invermuir Road are tributary to
Killiecrankie Creek and therefore are protected by the Riparian Area Protection Regulation (RAPR). No
activities are proposed within the Riparian Assessment Area (30 metres from High Water Mark) and the
well and pumphouse construction is outside these SPEAs. Details for the riparian protection measures are
provided in the Riparian Areas Protection Report, February 9, 2024.

A mapped and observed Bald Eagle Nest is located on the property, and there is a 100m buffer as per
Sensitive Ecosystems, and Shoreline Protection Development Permit Areas from the Shirley — Jordan River
Official Community Plan, 2018 Bylaw 4001. No development is proposed within the buffer area.

No significant development is currently proposed on the subdivided lots, the only proposed work for a well
and pumphouse. Future proposed development activities must be assessed under the RAPR and Riparian,
Sensitive Ecosystem, Shoreline, and Steep Slope DPA guidelines, and, if possible limited to the existing
disturbed areas to leave the remaining sensitive Mature Forest and Riparian ecosystems in intact. Further
vegetation removal from the top of the bank/steep slope should be avoided to help maintain slope stability
(assessment by a geotechnical engineer may be required in the future if development is proposed near the
top of slope). Tree protection measures must be recommended by an ISA certified arborist to protect trees
being retained. Erosion and sediment control, and spill prevention and response measures are also
required during construction to protect downstream aquatic ecosystems.

Please do not hesitate to contact me with any questions you may have.

sty
) 2en COLyM
Sincerely, ’,—Qg\\_s,‘-‘\- ----- ‘.’{fo,"u,
:"b 2546 "f*'n'
f': Laura Hogper ':wg
Laura Hooper, MSc, PAg (#2546) ‘:‘% — u{ué?f
e e TR 2 4
LX (/,E‘;....g-"o\,,-
S
e . » N
Sara Stallard BSc. AScT (#22338), Envr Tech ."'6;';;"”176’5‘-
G TN
Jf . ‘.’\/ Lehna "%
M $3: Malmkvist 3%
[ Midlws (31 2y
‘ _ Y\ % APBo .
Lehna Malmkvist, MSc, RPBio (#1613) LS 1613 K

“.._ CAB

Ceovsss”

Swell Environmental Consulting Ltd 22
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190

PPSS-35010459-3355


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024
RZ000285

Site Photographs
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Photo 2. Invermuir Road roadside ditch, flowing adjacent to the subject property (left side of photo).
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Photo 3. Existing driveway at west of 9333 Invermuir Road with well installed in 2023, proposed
pumphouse to be constructed.
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5. Existing house constructed pre-1960.

4 5] 4 i

Photo 6. Existing cabin constructed in 1972.
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Photo 7. Deep skidder tracks with standing ater extend into the Mature Forest (C).
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Photo 8. ature Forest A).
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Photo 10: Mature Forest (C).

Swell Environmental Consulting Ltd 27
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190

PPSS-35010459-3355


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024
RZ000285

53

=N
Photo 12: Juvenile

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190

PPSS-35010459-3355

28


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024
RZ000285

54

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190

PPSS-35010459-3355

29


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024
RZ000285

55

-
2%

Swell Environmental Consulting Ltd
480 Beach Drive, Victoria, BC V8M 2S5 lehna@swell.ca 250.217.9190

PPSS-35010459-3355

30


../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3355

Report to the LUC — September 24, 2024
RZ000285 56

=
e S

Photo 17: Gravel area with concrete pad.

i N

re forest removal on eastern section of 9333 Invermuir Road.
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Photo 0: Mature forest remval on centre secton of 9333 Invermuir Road.
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RIPARIAN AREAS REGULATION REPORT

9333 Invermuir Road, Shirley, BC

March 15, 2024
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road

Page 2 of 44

Date March 28, 2024

I. Primary QEP Information

First Name [Sara

IMiddle Name

Last Name |Stallard

Designation AScT

Company Swell Environmental Consulting Ltd

Registration #22338 Email sara@swell.ca
Address T ]
City Postal/Zip Phone #
Prov/state |BC Country ~ CANADA

|Il. Secondary QEP Information (use Form 2 for other QEPs)

First Name |Laura

Middle Name

Last Name |Hooper

Designation |PAg

Company Danaca Consulting

Registration #2546

Email danacaconsulting@gmail.com

Address
City

Postal/Zip

Phone #

Prov/state JBC

Country

CANADA

lll. Developer Information

First Name

[Middle Name

Last Name

Company |
Phone # |
Address

City

| S

Email

Postal/Zip 3

Prov/state |BC

Country

Canada

[IV. Development Information

Development Type

Subdivision: 6 or less Single Family Lots

Area of Development 8.38 ha Riparian Length (m) 256 m
Lot Area (ha) 8.38 ha Nature of Development Re-development
Proposed Start Date |April 1, 2024 Proposed End Date December 31, 2025

[\TLocation of Proposed Development

Street Address (or nearest town) 19333 Invermuir Road, Shirley, BC V9Z 1G3

Local GovernmentCapital Regional District | City Shirley
Stream Name [Killecrankie Creek
Legal ([;ﬁﬁf)"p"m 003-175-201 Region 1 —Vancouver Island
S”e?;";eR“’e’ Stream, Wetland, Ditch DFO Area South Coast
Watershed Code [SANJWSDO000098 no standard code listed
Latitude 48 | 22 | 58 | Longitude | 123 [ 52 [ 54

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BC V8S 2M6
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 3 of 44

Il. Additional QEP Information

First Name Lehna | Middle Name

Last Name Malmkvist

Designation RPBio Company Swell Environmental

Consulting Ltd.
Registration # | 1613 | Email lehna@swell.ca
Address .
City | Postal Phone # )
Prov/state | BC | Country Canada

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. lehna@swell.ca
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) Areas Protection Re r Report: 3333 Invermuir Road Page 5 of 44

Section 1. Description of the Development Proposal and Fisheries Resources
Values

The subject site is located at 9333 Invermuir Road, Shirley, BC and is 8.38 ha (Figures 1 and 2).
The project is a proposed subdivision to create two lots (Figures 3 and 4).

On February 9, 2024, Sara Stallard, AScT and Laura Hooper, PAg visited the site to conduct
Riparian Areas Protection Regulation (RAPR) assessment for the proposed project.

Watershed Context and Fisheries Resource Values
There are 8 waterbodies, on and adjacent to the property at 9333 Invermuir Road (Figure 3):

s Kiliecrankie Creek — enters the property from the northwest and discharges into Orveas Bay
(potentially fish bearing stream (RAPR applies, SPEA = 10m)

e Wetland A — in the southwest quadrant of 9333 Invermuir Road, is drained by Unnamed
Tributary A (not fish accessible), flows into potentially fish bearing stream (RAPR applies,
SPEA = 15-30m)

e Unnamed Tributary A —in the southwest quadrant of the property, flows west into
Killecrankie Creek (not fish accessible), flows into potentially fish bearing stream (RAPR
applies, SPEA = 10m)

e Ditch A —flows into Unnamed Tributary A from the east (not fish accessible), flows into
potentially fish bearing stream (RAPR applies, SPEA = 2m)

e Ditch B — Invermuir Road drainage (south side) bordering the northwest corner of the
property, flows west into Killiecrankie Creek just south (downstream) of the culvert crossing
under Invermuir Road (potentially fish accessible), flows into potentially fish bearing stream
(RAPR applies, SPEA = 5m)

s Ditch C - Invermuir Road drainage (north side), flows west into Kiliecrankie Creek just north
(upstream) of the culivert crossing under Invermuir Road potentially fish accessible), flows
into potentially fish bearing stream (RAPR Applies, SPEA = 5m)

s Wetland B — isolated forest wetland in the northeast corner of the property with no defined
surface flow at outlet; eastern roadside ditches flow to wetland. RAPR does not apply.

s Driveway Ditches — shallow ditches from eastern driveway: flows go subsurface or have no
defined channel before cascading off 50 m vertical cliff. RAPR does not apply.

Killiecrankie Creek is a short creek less than 800 m in length that discharges directly into the marine
environment at Orveas Bay on the Strait of Juan de Fuca on the southwest coast of Vancouver
Island. It has no standard watershed code. A search of the iMap BC fisheries layers, FIDQ - Fish
Inventories Data Queries, and Habitat Wizard for Killiecrankie Creek produced no fish observations
or other creek information (all accessed February 8, 2024). The creek on the property is in a steep
50 m deep ravine with an overall gradient of >30% in the first 150 m of the creek. Additionally, there
is a 2 m high vertical barrier to fish passage at the cobble beach interface (Photo 1). The creek is
known to dry out in the summers and there are no known ponds upstream of the ravine. However,
this upland (off-property) segment was not assessed; therefore, the RAPR default is fish-bearing.
Any fish within this stream would be resident (not anadromous fish access).

Site Assessment

The RAPR assessment reviewed the subject property with a focus on the Riparian Assessment
Area (RAA) (Figure 3). The RAA encompasses the approximately one quarter of the western portion
of the lot, and the Streamside Protection & Enhancement Areas (SPEA), and stream encompasses
western edge of the lot.

Swell Environmental Consulting Ltd. 5
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The property is previously developed with driveways, two single family homes, accessory buildings,
driveways, and landscaping (Photos 2-5). The property was partially logged in 2021/2022 under
BC Timbermark Certificate 182681 after the property experienced damaging blowdowns in 2018,
including logging within the SPEAs of Wetland A, Tributary A, and Ditch A.

Killiecrankie Creek, as described above, flows steeply south along the western edge of the property
in a step pool series. The creek flows over the headwall of the 50-m deep ravine as it enters the
property. The riparian forest within the ravine is dominated by western redcedar (Thuja plicata), and
bigleaf maple (Acer macrophylium), with red alder (Alnus rubra) and western hemlock (Tsuga
heterophylia). There is an understory of elderberry (Sambucus racemose), salmonberry (Rubus
parviflorus), sword fem (Polystichum munitum), licorice fern (Polypodium glycyrrhiza), red
huckleberry (Vaccinium parvifolium), crevice alumroot (Heuchera micrantha), and sedges (Carex sp.)
(Photos 6-8).

Wetland A is an ephemeral depression within a mature forest with no incoming watercourses or
ditches. It is adjacent to the western driveway in the southwest quadrant of 9333 Invermuir Road
and is drained by Unnamed Tributary A. The riparian vegetation consists of western redcedar
(Thuja plicata) and red alder (Alnus rubra), with an open understory with slough sedge (Carex
obnupta), sword fern (Polystichum munitum), licorice fern (Polypodium glycyrrhiza), salmonberry
(Rubus parvifiorus), trailing blackberry (Rubus ursinus), mosses and grasses (Photo 9). There was
little to no distinct wetland vegetation observed.

Unnamed Tributary A is an ephemeral and narrow man-made watercourse that drains Wetland A in
the southwest quadrant of 93383 Invermuir Road along the western driveway and flows west under
the driveway through a 300 mm culvert and over the lip of the 50-m deep ravine where it
discharges into Killecrankie Creek. The vegetation consists of a mixed forest dominated western
redcedar (Thuja plicata), and bigleaf maple (Acer macrophyllum), There is an understory of
salmonberry (Rubus parviflorus), sword fern (Polystichum munitum), bracken femn (Pteridium
aquilinum), red huckleberry (Vaccinium parvifolium), and salal (Gaultheria shallon) (Photo 10).

Ditch A flows along the driveway into Unnamed Tributary A from the east and joins the tributary at
the upstream end of the driveway culvert. It is a uniform width dug channel with no headwaters or
springs and ends at the driveway edge. The riparian vegetation consists of western redcedar
(Thuja plicata) and Douglas-fir (Pseudotsuga menziesii) with an open understory with mosses,
sword fern (Polystichum munitum), and salmonberry (Rubus parviflorus) (Photo 11).

Ditch B flows west along the northwest property line of 9333 Invermuir Road in the road right-of-
way; it discharges into Killecrankie Creek at the south (downstream) end of the culvert crossing
under Invermuir Road. The channel is straight with no headwaters or springs, has rooted vegetation
on the banks, and lateral movement is confined by Invermuir Road and aligned to the property
boundary. Only a very short segment (approx. 10 m) of the ditch carries flow, the remainder of the
depression is vegetated with drier vegetation. The SPEA consists of a roadway on the north side of
the channel. The riparian vegetation consists of juvenile western hemlock (Tsuga heterophylla), salal
(Gaultheria shallon), bracken fem (Pteridium aquilinum), sword fern (Polystichum munitum), trailing
blackberry (Rubus ursinus), dull Oregon-grape (Mahonia nervosa), and salmonberry (Rubus
parviflorus) at the confluence with the creek (Photo 12).

Swell Environmental Consulting Ltd. 6
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Ditch C is the Invermuir Road drainage (on the north side) and flows west into Killiecrankie Creek
just north (upstream) of the culvert crossing under invermuir Road and is within the road right-of-
way. The channel is straight with no headwaters or springs, has rooted vegetation on the banks,
and lateral movement is confined by Invermuir Road. The SPEA vegetation is the same as that of
Ditch B (Photo 13 and14).

The vegetation identification on the property was limited due to the time of the year of the
assessment.

Proposed Development

The proposed development is a rezoning subdivision to divide 9333 Invermuir Road (8.38ha) into
two lots: lot 1 (4.19 ha) and lot 2 (4.19 ha). Proposal is for a rezoning and subdivision only, no
clearing, construction, or development is proposed in the RAA. The proposed subdivision boundary
is through the centre of the lot and the only proposed development is installation of a well and
pumphouse, outside the RAA (Figure 3). The subdivision will be aligned to have the two existing
dwelling units each have a separate lot.

|, Sara Stallard, AScT, Laura Hooper, PAg, and Lehna Malmkvist. RPBio, hereby certify that:

a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;

b) |1 am qualified to carry out this part of the assessment of the development proposal made by the developers

¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and

d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.

Swell Environmental Consulting Ltd. ¥
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Sources

BC CDC (British Columbia Conservation Data Centre). 2024. Website accessed February 8 at
https://www2.gov.bc.ca/gov/content/environment/plants-animals-
ecosystems/conservation-data-centre/explore-cdc-data/known-locations-of-species-and-

ecosystems-at-risk/cdc-imap-theme

CRD Atlas (Capital Regional District). 2024. Webmap accessed February 8 at
https://maps.crd.bc.ca/HtmlI5Viewer/?viewer=public

FIDQ (Fish Inventories Data Queries). 2024. Database was accessed on February 8 at
https://a100.gov.bc.ca/pub/fida/welcome.do

Habitat Wizard. 2024, Database was accessed on February 8 at http://www.env.gov.bc.ca/habwiz

iMapBC. 2024. Website accessed for streams and fisheries layers on February 8 at
https://www2.gov.bc.ca/gov/content/data/geographic-data-services/web-based-mapping/imapbc

Morgen, J. & T. Tripp. 2014. Sensitive Ecosystem Inventory (SEI) for the Shirley/Jordan River
Electoral Area. Prepared for Local Area Planning (Juan de Fuca), Planning & Protective

Services, Capital Regional District (CRD). Prepared by Madrone Environmental Services Ltd.

58pp.
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Section 2. Results of Riparian Assessment (SPEA width)
2.1 Results of Detailed Riparian Assessment

Date{ February 9, 2024
Description of Water bodies involved (number, type) [ Stream - Kiliecrankie Creek
Stream X
Wetland
Lake
Ditch
Number of reaches 1
Reach # 1
Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting point_ 2.6 , Sara Stallar T Hooper, PAg. and Lehna Malmkvist, RPBi
ereby certify that:
upstream &+ a) | am a qualified environmental professional, as defined in the Riparian
3.2 Areas Protection Regulation made under the Riparian Areas Protection
3.1 Act;
25 30 b) | am qualified to carry out this part of the assessment of the
- development proposal made by the developers .
34 ¢) | have carried out an assessment of the development proposa and
downstream 3.8 my assessment is set out in this Assessment Report; and
43 30 d) In carrying out my assessment of the development proposal, | have
- followed the assessment methods set out in the Schedule to the
3.6 Riparian Areas Protection Regulation.
34
2+
Total: minus high /low] 30.10

mean|_3.32 30

RP__CP 8P
Channel Typel [ I X
Site Potential Vegetation Type (SPVT)
Yes No
SPVT Polygons r I X [Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

|, Sara Stallard, AScT. Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made
by the developers {
c) | have carried out an assessment of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regulation.

Polygon No: n/a Method employed if other than TR

LC SH TR

SPVT Type r ‘ ] X
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 10 of 44
Zones of Sensitivity (ZOS) and resultant SPEA
Segment Nojf 1 [If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channe! Stability ZOS (m) 10
Litter fall and insect drop ZOS (m)) 10
Shade ZOS (m) max 10 |South bank Yes X No
Ditch Wustification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No If non-fish bearing insert no fish bearing status
report
SPEA maximum 10 (For ditch use table 3-7)
Segment Noj 2 |If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m)| 10
Litter fall and insect drop ZOS (m)| 10
Shade ZOS (m) max N/A [South bank Yes No X
Ditch ustification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)
Ditch Fish BearinglYes No If non-fish bearing insert no fish bearing status
report
SPEA maximum 10 (For ditch use table 3-7)
, Sara Stallard, AScT, Laura Hooper. PAa, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made by the developers
¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessinent Heport; and
d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.
Comments

Killiecrankie Creek is a short creek less than 800 m in length that discharges directly into the marine

nvironment at Orveas Bay on the Strait of Juan de Fuca on the southwest coast of Vancouver
Island. It has no standard watershed code. A search of the iMap BC fisheries layers, FIDQ - Fish
Inventories Data Queries, and Habitat Wizard for Killiecrankie Creek produced no fish observations
r other creek information (all accessed February 8, 2024). The creek on the property is in a steep
0 m deep ravine with an overall gradient of >30% in the first 150 m of the creek. Additionally, there
is a 2 m high vertical barrier to fish passage at the cobble beach interface (Photo 1). The creek is
known to dry out in the summers and there are no known ponds upstream of the ravine. However,
his upland (off-property) segment was not assessed; therefore, the RAPR default is fish-bearing.

y fish within this stream would be resident (not anadromous fish access).

Swell Environmental Consulting Ltd. 10
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190 e. lehna@swell.ca
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 11 cf 44

Datey February 9, 2024

Description of Water bodies involved (number, type) ] Wetland A

Stream
Wetland X
Lake
Ditch
Number of reaches 1
Reach # 1

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting point| |, Sara Stallard, AScT. Laura Hooper. PAq, and Lehna Malmkvist, RPBio
upstream ereby certify that:
P a) | am a qualified environmental professional, as defined in the Riparian

Areas Protection Regulation made under the Riparian Areas Protection
Act;

b) | am qualified to carry out this part of the assessment of the
development proposal made by the developers

¢) | have carried out an assessment of the development proposal and
downstream my assessment is set out in this Assessment Report; and

d) In carrying out my assessment of the development proposal, | have
followed the assessment methods set out in the Schedule to the
Riparian Areas Protection Regulation.

Total: minus high /low
mean

RP CP SIP
Channel Typel ] X I

Site Potential Vegetation Type (SPVT)
Yes No

SPVT Polygons | | X [Tick yes only if muttiple polygons, if No then fill in one set of SPVT data boxes

tallar ;1. Laura Hi r, PAg, and Le mkvist, BPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made
by the developers
¢) | have camied out an assessiernn of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regulation.

Polygon No: n/a Method employed if other than TR

LC SH TR

SPVT Type | | | X

Swell Environmental Consulting Ltd. 11
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. lehna@swell.ca
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 12 of 44
Zones of Sensitivity (ZOS) and resultant SPEA
Segment Noif 1

If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m)| 15

Litter fall and insect drop ZOS (m) 15

Shade ZOS (m) max 30  [South bank

Yes X No
Justification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)

Ditch Fish BearinglYes No

Ditch

If non-fish bearing insert no fish bearing status
report

(For ditch use table 3-7)

SPEA maximum 30

Segment Noi{ 2

If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel Stability ZOS (m) 15

Litter fall and insect drop ZOS (m) 15

Shade ZOS (m) max] NA [South bank Yes No X

Justification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No

Ditch

If non-fish bearing insert no fish bearing status
report

(For ditch use table 3-7)

SPEA maximum 15

, Sara Stallard. AScT, Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;

b) | am qualified to camry out this part of the assessment of the development proposal made by the developers
©) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and

d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.

Comments

Wetland A is an ephemeral depression within a mature forest with no incoming watercourses or

ditches. It is drained by Unnamed Tributary A, an ephemeral and narrow man-made watercourse
that flows over the lip of the 50-m deep ravine where it discharges into Killecrankie Creek. There is
no fish access to the upper portion of Unnamed Tributary A or to the Wetland.

Swell Environmental Consulting Ltd.

12
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Riparian Areas Protection Regulation Report: 9333 Invermuir R Page 13 of 44

Date] February 9, 2024

Description of Water bodies involved (number, type) | Stream - Unnamed Tributary A

Stream X
Wetland
Lake
Ditch
Number of reaches 1
Reach # 1

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting poin{__1.1 . Sara Stallard, ASCT. Laura Hooper. PAg, and Lehna Malmkvist, RPBio
lhereby certify that:
upstream +2 a) | am a qualified environmental professional, as defined in the Riparian
1.0 1 Areas Protection Regulation made under the Riparian Areas Protection
0.9 Act;
07 b) | am qualified to carry out this part of the assessment of the
c development proposal made by the developers
1:2 ¢) | have carried out an assessment of the deveoprnent proposal and
downstream 1.2 29 my assessment is set out in this Assessment Report; and
0.6 d) In carrying out my assessment of the development proposal, | have
- followed the assessment methods set out in the Schedule to the
0.9 Riparian Areas Protection Regulation.
1.0 50
5.8
Total: minus high /low] 8.65
mean|_0.96 24
RP__CP__SP
Channel Typd I [ X
Site Potential Vegetation Type (SPVT)
Yes No
SPVT Polygons ‘ X [Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
|, Sara Stallard, AScT, Laura Hooper, PAg. and Lehna Malmkvist, RPBio, hereby certify that:
a) |am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made
by the developers
¢) | have carried out an assessinent of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regulation.
Polygon No: n/a Method employed if other than TR

LC SH TR

SPVT Type r I l X

Swell Environmental Consulting Ltd. 13
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RZ000285
Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 14 of 44
Zones of Sensitivity (ZOS) and resultant SPEA
SegmentNof 1 |[if two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m)} 10
Litter fall and insect drop ZOS (m) 10
Shade ZOS (m) max 2.9 [Southbank | Yes [X No
Ditch [Justification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No If non-fish bearing insert no fish bearing status
report
SPEA maximum 10 (For ditch use table 3-7)
Segment No; If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m)] 10
Litter fall and insect drop ZOS (m) 10
Shade ZOS (m) max NA South bank Yes No X
Ditch [Justification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No If non-fish bearing insert no fish bearing status
report
SPEA maximum 10 (For ditch use table 3-7)
ra Stallard. AScT, La PAg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made by the developers b
) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.
Commentis

PPSS-35010459-3355

Wetland A is an ephemeral depression within a mature forest with no incoming watercourses or

ditches. Unnamed Tributary A is an ephemeral and narrow man-made watercourse that flows over
the lip of the 50-m deep ravine where it discharges into Killecrankie Creek. It is fed by Wetland A (an
lephemeral depression within a mature forest with no incoming watercourses or ditches) and Ditch A

(ephemeral, no headwaters). There is no fish access to the upper portion of Unnamed Tributary A or
to the Wetland.

Swell Environmental Consulting Ltd.

14
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Pag

Date:jFebruary 9, 2024

Description of Water bodies involved (number, type) | Ditch A
Stream
Wetland
Lake
Ditch X
Number of reaches 1
Reach # 1

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting point 0.9 , Sara Stallard, AScT, Laura Hooper. PAg. and Lehna Malmkvist, RPBio,
ereby certify that:
uDStream +4 a) lam a qualified environmental professional, as defined in the Riparian
12 Areas Protection Regulation made under the Riparian Areas Protection
1.5 Act;
1.4 b) | am qualified to carry out this part of the assessment of the
- development proposal made by the developers
0.8 ¢) | have carried out an assessment of the development proposal and
downstream| 0.7 my assessment is set out in this Assessment Report; and
07 d) In carrying out my assessment of the devefopment proposal, I have
J followed the assessment methods set out in the Schedule to the
0.8 Riparian Areas Protection Regulation.
0.7
b
Total: minus high /low] 8.5
mean|_0.94
RP__GP SP
Channel Typd | |
Site Potential Vegetation Type (SPVT)
Yes No
SPVT Polygons | | X [Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes
|, Sara Stallard, AScT, Laura Hooper, PAqg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b} 1 am qualified to carrv out this part of the assessment of the development proposal made
by the developers |
¢) | have carried out an assessment of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regulation.
Polygon No: n/a Method employed if other than TR

LC SH TR

SPVT Type [ | I X

Swell Environmental Consulting Ltd. 15
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 16 of 44

Zones of Sensitivi

(20S) and resultant SPEA
Segment Noz| 1

If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel Stability ZOS (m)

Litter fall and insect drop ZOS (m)

Shade ZOS (m) max| South bank

Yes X No
Justification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)

Ditch Fish BearingYes No

Ditch

If non-fish bearing insert no fish bearing status
report

(For ditch use table 3-7)

SPEA maximum

Segment No;

If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments accur where there are multiple SPVT polygons

LWD, Bank and Channel Stability ZOS (m)

Litter fall and insect drop ZOS (m)

Shade ZOS (m) max N/A [South bank | Yes No

Ditch

Justification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No X

If non-fish bearing insert no fish bearing status
report

(For ditch use table 3-7)

SPEA maximum 2

, Sara Stallard, ASc

hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;

b} | am qualified to carry out this part of the assessment of the development proposal made by the developers
c) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and

d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.

Comments

Ditch A is connected to Unnamed Tributary A (an ephemeral and narrow man-made watercourse
that flows over the lip of the 50-m deep ravine where it discharges into Killecrankie Creek). There is

no fish access to the upper portion of Unnamed Tributary A or to Wetland A. There is no fish access
to Ditch A.

Swell Environmental Consulting Ltd.

16
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Riparian Areas Protection Regulation Report: 9333 Invermuiir Road Page 17 of 44

Date:] February 9, 2024

Description of Water bodies involved (number, type) | Ditch B

Stream

Wetland

Lake

Ditch

Number of reaches

1

Reach #

1

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting point__ 0.5 , Sara St T, Laura Hooper, P, d Lehna Malmkvist, RPBi
ereby certify that:
upstream_ 0.6 a) | am a qualified environmental professional, as defined in the Riparian
0.6 Areas Protection Regulation made under the Riparian Areas Protection
0.7 Act;
o7 b) | am qualified to carry out this part of the assessment of the
< development proposal made by the developers
0.8 ¢c) | have carried out an assessment of the devetopment proposal and
downstream 1.0 my assessment is set out in this Assessment Report; and
13 d) In carrying out my assessment of the development proposal, | have
z followed the assessment methods set out in the Schedule to the
1.2 Riparian Areas Protection Regulation.
1.6
17
Total: minus high /low] 8.4
mean|_0.93
RP GP_SP

Channel Typd

Site Potential Vegetation Type (SPVT)

Yes

No

SPVT Polygons [ [ X

ITick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

|, Sara Stallard, AScT, Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made
by the developers
¢) | have carried out ait asseseiient of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regulation.

Polygon No: n/a

TR

LC SH
SPVT Type |7 ‘ | X

Method employed if other than TR

PPSS-35010459-3355
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 18 of 44
Zones of Sensitivity (ZOS) and resultant SPEA
Segment No;f 1 | two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m|
Litter fall and insect drop ZOS (m
Shade ZOS (m) max South bank | Yes No
Ditch Wustification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish BearingYes No If non-fish bearing insert no fish bearing status
report
SPEA maximum (For ditch use table 3-7)
Segment No: If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons

LWD, Bank and Channel Stability ZOS (m

Litter fall and insect drop ZOS (m|

Shade ZOS (m) max ISouth bank | Yes No

Ditch

Justification description for classifying as a ditch (manmade, no
significant headwaters or springs, seasonal flow)

Ditch Fish BearingYes | X [No

If non-fish bearing insert no fish bearing status
report

(For ditch use table 3-7)

SPEA maximum 5

, Sara Stallard. AScT. Laura Hooper, PAg. and Lehna Malmkvist, RPBio, hereby certify that:
a) 1 am a qualified environmental professional, as defined In the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made by the developers

¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessrnent Heport; and

d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.

Comments

Ditch B is roadside drainage in the Invermuir Road right-of-way (south side); it discharges into
Killecrankie Creek at the south (downstream) end of the culvert crossing under Invermuir Road. The
channel is straight with no headwaters or springs, has rooted vegetation on the banks, and lateral
movement is confined by Invermuir Road. Killiecrankie Creek is not accessible to anadromous fish
passage, and while it is expected that it is ephemeral with no over-summering fish habitat, the
default is that there may be fish and the ditch could have fish at some times of the year.

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. lehna@swell.ca
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 19 of 44

Date] February 9, 2024

Description of Water bodies involved (number, type) f Ditch C

Stream
Wetland
Lake
Ditch X
Number of reaches 1
Reach # 1

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only
provide widths if a ditch)

Channel Width(m) Gradient (%)
Starting point| 6 | Sara Stallard, AScT, Laura Hooper. PAg, and Lehna Malmkvist, RPBio,
ereby certify that:
upstreamy_ 1.6 a) | am a qualified environmental professional, as defined in the Riparian
1.7 Areas Protection Regulation made under the Riparian Areas Protection
1.6 Act;
1.7 b) |am qualified to carry out this part of the assessment of the
- development proposal made by the developers
1.6 ¢) | have carried out an assessment of the deveiup e propusal and
downstream 1.7 my assessment is set out in this Assessment Report; and
17 d) In carrying out my assessment of the development proposal, | have
. followed the assessment methods set out in the Schedule to the
1.9 Riparian Areas Protection Regulation.
1.8
24
Total: minus high /low] 15.15
mean_1.68

R/P C/P S/P
Channel Typd | |

Site Potential Vegetation Type (SPVT)
Yes No

SPVT Polygons | I X [Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes

|, Sara Stallard, AScT, Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:
a) | am a qualified environmental professional, as defined in the Riparian Areas Protection
Regulation made under the Riparian Areas Protection Act;
b) | am quaiified to carry out this part of the assessment of the development proposal made
by the developers
) | have carried out an assessuient of the development proposal and my assessment is set
out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the
assessment methods set out in the Schedule to the Riparian Areas Protection Regutation.

Polygon No: n/a Method employed if other than TR

LC SH TR

SPVT Type ‘ l I X

Swell Environmental Consulting Ltd. 19
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 20 of 44
Zones of Sensitivity (ZOS) and resultant SPEA
SegmentNoj 1 |if two sides of a stream involved, each side is a separate segment. For all water bodies
muitiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m|
Litter fall and insect drop ZOS (m;
Shade ZOS (m) max South bank Yes X No
Ditch  [Justification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish Bearianes No If non-fish bearing insert no fish bearing status
report
SPEA maximum (For ditch use table 3-7)
Segment Noy If two sides of a stream involved, each side is a separate segment. For all water bodies
multiple segments occur where there are multiple SPVT polygons
LWD, Bank and Channel Stability ZOS (m
Litter fall and insect drop ZOS (m
Shade ZOS (m) max South bank | Yes No
Ditch Wustification description for classifying as a ditch (manmade, no
ignificant headwaters or springs, seasonal flow)
Ditch Fish BearingYes | X [No If non-fish bearing insert no fish bearing status
report
SPEA maximum 5 (For ditch use table 3-7)
, Sara Stallard, AScT, Laura Hooper. PAg. and Lehna Malmkvist, RPBio. hereby certify that:
a) ! am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
Protection Act;
b) | am qualified to carry out this part of the assessment of the development proposal made by the developers
¢) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and
d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to
the Riparian Areas Protection Regulation.
Comments

PPSS-35010459-3355

Ditch C is the Invermuir Road drainage (on the north side) and flows west into Killiecrankie Creek just
north (Upstream) of the culvert crossing under Invermuir Road and is within the road right-of-way.
The channel is straight with no headwaters or springs, has rooted vegetation on the banks, and
ateral movement is confined by Invermuir Road. Killiecrankie Creek is not accessible to
anadromous fish passage, and while it is expected that it is ephemeral with no over-summering fish

habitat, the default is that there may be fish and the ditch could have fish at some times of the year.

Swell Environmental Consulting Ltd.

20
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\reas Protection Regulation Report: 9333 Invermuir Road Page 23 of 44

— Riparian Assessrment Area (RAA)
——— Steomece Proecton d
#rea (SFEA) and
Zorwes of Sersaty fot LWD 303
04 205 Law
Fa1 A ket Ovop
205 for Shade
—————— Stream Boundary

S B L e ™ - et Pocioret st | Cacoem T . Disict, 20151 CRD 2018
Figure 3. 9333 Invermuir Road RAAs & SPEAS. Aerial photo courtesy of CRD Regional Map.

Swell Environmental Consulting Ltd. 23
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road

Page 24 of 44
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Figure 4. Proposed subdivision survey plan.
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Section 4. Measures to Protect and Maintain the SPEA

4.1 Danger Trees
Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA; therefore, a tree assessment was not conducted.

4,2 Windthrow

Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA therefore, there is no expected increased risk of windthrow in the SPEA and a
tree assessment was not conducted.

4.3  Slope Stability
Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA; therefore, a geotechnical assessment was not conducted.

4.4 Protection of Trees
Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA therefore, no tree protection is required.

4.5 Encroachment
Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA. The proposed well and pumphouse installation is outside the RAA (Figure 3)

The existing uses within the SPEA of Tributary A, Wetland A and Ditch A will remain as is (driveway
to 9333 Invermuir Road).

The owners are aware via this report that the current uses are permitted, and that the following
restrictions exist for new activities within the SPEA:
o Planting native plants only
o Removal of non-native species
o Tree removal is only permitted for hazard trees, which must be identified by an ISA
certified arborist, and replacement trees planted
o Trees and limbs that fall naturally in the SPEA should be left to provide organic
debris for stream function, habitat and contributions to natural nutrient regimes,
rather than being cleared or used for firewood
o No other development activities (e.g. clearing, buildings, road building, etc.) are
permitted within the SPEA
o Any other development in the RAA than what is described in this report will require a
new RAPR Assessment.

The High Water Mark/Stream Boundary location was determined through QEP site visit, GPS, and
air photo interpretation, If, in the future, on-the-ground development works are proposed within the
Riparian Assessment Area of any part of the waterbodies, a survey of the High Water Mark/Stream
Boundary is recommended as part of a future RAPR Assessment to ensure all development
activities are outside the SPEAs.

Swell Environmental Consulting Ltd. 25
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-8190 e. lehna@swell.ca
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ation Report: 9333 Invermuir Road Page 26 of 44

4.6 Erosion & Sediment Control

Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA. A well and pumphouse will be installed outside the RAA. Erosion and
sediment control measures and spill prevention measures must be implemented during the well
installation and pumphouse construction.

4.7  Stormwater Management

Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA, and no new development on the property (except one well and pumphouse
to be installed and no new stormwater management is required.

4.8 Floodplain Concerns
Proposal is for a two lot subdivision only and no development is proposed within the floodplains.

Swell Environmental Consulting Ltd. 26
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. lehna@swell.ca
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road Page 27 of 44

1. Danger Trees [

I, ra H PA N, PBig, hereby certify that:

la) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
WAct;

) 1 am qualified to carry out this part of the assessment of the development proposal made by the developers

lc) | have carried out an assessment of the developrrent proposal and my assessment is set out in this Assessment Heport; anu

Id) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Regulation.

2. Windthrow |

QODE

tal pr

er, PAg. and Lehna Malmkyist, RP8io, hereby certify that.
rofessional, as defined in the Riparian Areas Protection Regulaticn made under the Riparian Areas Frotection

I, Sa tallard, AS ra
la) | am a qualified environmen
WAct;

Ib) | am qualified to carry out this part of the assessment of the development proposal made by the developers

lo) | have carried out an assessment of the developrent proposal and my assessment is set out in this Assessrient mepury; a d

la.  d) Incarrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Requlation.

3, Slope Stability [

F :T. Laura Hooper, PAg. and | .ehna Malmkvist, RPBio, hereby certify that:

la) | am a qualiied environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
(Act;

Ib) | am qualified to carry out this part of the assessment of the development proposal made by the developers

lc) | have carried out an assessment of the development proposal and my assessment is set out in this Assessnient Heport; and

la.  d) In canying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the
Riparian Areas Protection Regulation.

[4. Protection of Trees

nd Lebna Malmkyis io, hereby certify that:
defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection

la) | am a qualified environmental professional, as
tAct;

Ib) | am qualified to carry out this part of the assessment of the development proposal made by the developers

lc) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and

la.  d) Incarrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Regulation.

5. Encroachment

I, Sara Stallard, ASCT, Laura Hooper, PAg. and Lehna Malmkvist, RFBio, hereby certify that:

a) | am a quallfied environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection
(act;

b) | am qualified to carry out this part of the assessment of the development proposal made by the developers

le) | have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and

3. d) Incamying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Begulation.

6. Erosion and Sediment Control |
sara Stal scT, Laura Hooper, PAG. & a Malmiyist, RPBio, hereby certify that:

la) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulaticn made under the Riparian Areas Protection

tct;

b) 1am qualified to carry out this part of the assessment of the development proposal made by the developers

lc) | have carried out an assessment of the developrrent proposal and my assessment is set out in this Assessn i Hepory and

la.  d) Incarrying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Requlation.

7. Stormwater Management |

I, Sara Stallard, AScT, .ayra Hooper, PAg, and Lehna Malmkvist, RPBIo, hereby certify that:
la) | am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas Protection|

Wct;

Ib) | am qualified to carry out this part of the assessment of the development proposal made by the developers

lo) | have canied out an assessment of the development proposal and my assessment is set out in this Assessment Heport; and

la.  d) Incamying out my assessment of the development proposal, | have followed the assessment methods set out in the Schedule to the

Riparian Areas Protection Regulation.

[B. Floadplain Concerns (highly mobile channel) I

I, Sara Stallard, ASCT, Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:

la) 1 am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian Areas
(Protection Act;

b) 1 am qualified to carry out this part of the assessment of the development proposal made by the developers .

lc) I have carried out an assessment of the development proposal and my assessment is set out in this Assessn i Heport; and

la.  d) In carrying out my assessment of the development proposal, | have followed the assessment methods set out in the

Schedule to the Riparian Areas Protection Regulation.

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. lehna@swell.ca
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an Areas Protection Regulation Report: 933

Section 5. Environmental Monitoring

Proposal is for a rezoning and subdivision only, no clearing, construction, or development is
proposed in the RAA, and environmental monitoring is not required.

The owner has been informed of the obligation to protect the Streamside Protection and
Enhancement Area (SPEA) and waterbodies, and that any future development in the RAA than
what is described in this report will require a new RAPR Assessment.

The owners have been informed of the obligation of a QEP to submit a conformance statement and
post-development report to the RAPR Notification System and have agreed to obtain the services
of a QEP to complete this task. A post development report will include a field inspection of the
development site and SPEA to ensure that the measures in the RAPR report have been
implemented and that no damage has occurred or is expected to occur to the integrity of the
SPEA.

If a QEP is not retained to monitor the project, it may not be possible to provide assurance that
the work-site procedures were followed appropriately or the work completed to an acceptable
standard, or to sign a conformance statement and submit a post-development report.

Swell Environmental Consulting Ltd. 28
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190 e. lehna@swell.ca
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Riparian Areas Protection Regulation Report: 9333 Invermuii

Section 6. Photos

I W a2 S

F -3 sl " A : : —
Photo 1: Two meter high vertical barrier to fish passage at the cobble beach interfac

=5, R
Photo 2. Existing eastern driveway at 9333 Invermuir Road.
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Photo 6: Terminus of Killecrankie Creek at cobbl

e beach of Orveas Bay.
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Photo 8. Typical riparian vegetation in ravine of Killecrankie Creek.
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Killiecrankie Creek.
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Photo 12. Ditch B is flows west along the northwest property line of 933

Swell Environmental Consulting Ltd.

480 Beach Drive, Victoria, BC V8S 2M6
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Riparian Areas Protection Regulation Report: 9333 Invermuir Road

Page 35 of 44
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Riparian Areas Protection Re

ulation Report: 9333 Invermuir Road Page 36 of 44

Section 7. Professional Opinion
Assessment Report Professional Opinion on the Development Proposal’s riparian area.
Date [March 15, 2024 |

1. |, Sara Stallard, AScT, Laura Hooper, PAg, and Lehna Malmkvist, RPBio, hereby certify that:

a) |am/We are qualified environmental professional(s), as defined in the Riparian Areas
Protection Regulation made under the Riparian Areas Protection Act;

b) 1am/We are qualified to carry out the assessment of the proposal made by the
developers , which proposal is described in section 3 of this Assessment
Report (the "development proposal”),

c) | have/We have carried out an assessment of the development proposal and my/our
assessment is set out in this Assessment Report; and

d) In carrying out my/our assessment of the development proposal, | have/We have
followed the specifications of the Riparian Areas Protection Regulation and assessment
methodology set out in the minister’s manual; AND

2. As qualified environmental professional(s), I/we hereby provide my/our professional opinion that:
a) the site of the proposed development is subject to undue hardship, (if
applicable, indicate N/A otherwise) and
b) the proposed development will meet the riparian protection standard if the
development proceeds as proposed in the report and complies with the measures, if
any, recommended in the report.

[NOTE: "Qualified Environmental Professional" means an individual as described in section 21 of the
Riparian Areas Protection Regulation.}

Swell Environmental Consulling Ltd. 36
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9190  e. l[ehna@swell.ca
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Section 8. Statement of Limitations

The assessment was carried out using the provincial Riparian Areas Protection Regulation method.

The use of this report is restricted to the intended purpose of application for development approval,
as described within the report.

The measures prescribed in Section 4 assume diligent work practices by the owner and
contractors, and implementation of construction best management practices for environmental
protection during the site work.

If Swell Environmental Consulting Ltd. is not retained to carry out field reviews and environmental
monitoring, Swell may not be able to provide assurance that the work-site procedures were
followed appropriately or the work completed to an acceptable standard, or to sign a conformance
statement and submit a post-development report.

The report addresses this site and project only and does not address possible existing or future
impacts to fish in the subject streams that cannot be addressed by measures on the subject
property.

This report should be considered valid for up to five years for the proposed development exactly as
described in the report. The report is no longer valid if the proposed development changes.
Additional factors that may influence the validity of the report and the recommended measures
include, but are not limited to, changes to stream flows due to factors such as alteration of land
uses in the watershed, shifting weather patterns (e.g. rainfall intensity, frequency, and/or duration),
stormwater infrastructure, and those listed in Section 1, page 6 under “Limitations”.

Swell Environmental Consulting Ltd. 37
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-9180  e. lehna@swell.ca
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Appendix 1. Qualified Environmental Professional Qualifications

Date

March 15, 2024

Name of Qualified Environmental
Professional (QEP)

Lehna Malmkvist

Professional Designation RPBio
Professional Association College of Applied Biology
Registration # 1613

Training in RAPR Assessment Methods

Organization or Agency delivering training

Vancouver Island University

Name of Trainer

Lora Tryon

Date of Training Session

July 28-31, 2020

Organization or Agency delivering training

Malaspina University Coilege

Name of Trainer

BC Ministry of Environment Staff

Date of Training Session

June 7-9, 2005

Other relevant education, training, or e:

erience

Working In and Around Water

Natural Resources Training Group, 2022

Fish Habitat Restoration — Restoration
Techniques

Natural Resources Training Group, 2022

Fish Habitat Restoration — Prescription
Development

Natural Resources Training Group, 2022

Riparian Areas Protection Regulation
Webinar

BC Ministry of Forests, Lands and
Natural Resource Operations, 2019

Legislated Riparian Assessments in BC
Professional Practice Guidelines (RAPR)

College of Applied Biology, 2018

Green Shores for Homes 1 & 2

University of Victoria, 2017

Principles and Applications in Fluvial
Geomorphology for Stream Restoration,

2012

Qualified Environmental Professional

BC Ministry of Forests, Lands and

Workshop (RAPR) Natural Resource Operations, 2012
Qualified Environmental Professional BC Ministry of Forests, Lands and
Workshop (RAPR) Natural Resource Operations, 2010

Erosion & Sediment Control

Malaspina University College , 2008

Environmental Monitoring for
Construction Projects

Malaspina University College, 2006

Develop with Care and Riparian Areas
Protection Regulation Workshop

BC Ministry of Forests, Lands and
Natural Resource Operations, 2007

Soil Bioengineering for Restoration

David Polster, 2005

Riparian Assessments Completed or Contributed to

prevents report title disclosure.

Dates and Assessment Numbers available upon request. Client Confidentiality

Swell Environmental Consu
480 Beach Drive, Victoria, BC V8S 2M6 ph. 25

At

ng Ltd.
)-217-8180

e. lehna@swell.ca
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Date

March 15, 2024

Name of Qualified Environmental
Professional (QEP)

Laura Hooper

Professional Designation

PAg

Professional Association

British Columbia Institute of Agrologists

Registration #

2546

Training in RAPR Assessment Methods

Organization or Agency delivering training

Vancouver Island University

Name of Trainer

Lora Tryon

Date of Training Session

July 28-31, 2020

QOrganization or Agency delivering training

Malaspina University College

Name of Trainer

BC Ministry of Environment Staff

Date of Training Session

February 23-25, 2009

Other relevant education, training, or ex|

erience

Stream Based Channel Assessments

Vancouver Island University, 2023

Erosion and Sediment Control

Malaspina University College, 2008

Develop with Care and Riparian Areas
Protection Regulation Workshop

BC Ministry of Forests, Lands and
Natural Resource Operations, 2007

PPSS-35010459-3355

Riparian Assessments Completed or Contributed to

Dates and Assessment Numbers available upon request. Client Confidentiality

prevents report title disclosure.

Swell Env ronmental Consulling Ltd.
480 Beach Drive, Victaria, BC V8S 2M6 ph. 250-217-9190 e, lehna@sw
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Date

March 15, 2024

Name of Qualified Environmental
Professional (QEP)

Sara Stallard

Professional Designation

AScT

Professional Association

Applied Science Technologists &
Technicians of BC

Registration #

22338

Training in RAR Assessment Methods

QOrganization or Agency delivering training

Malaspina University College

Name of Trainer

Michael Roth

Date of Training Session

March 7-9, 2007

Training in RAPR Assessment Methods

Organization or Agency delivering training

Vancouver Island University

Name of Trainer Lora Tryon
Date of Training Session July 28-31, 2020
Other relevant education, training, or experience (partial list only)

Riparian Areas Protection Regulation
Webinar

BC Ministry of Forests, Lands and
Natural Resource Operations (FLNRO),
2019

Green Shores Homes Verifier

Stewardship Centre for BC, 2017

Green Shores for Homes 1 & 2

University of Victoria/ Stewardship
Centre for BC, 2015/2016

RAR QEP Professional Workshop

FLNRO, 2013

RAR QEP Professional Workshop

FLNRO, 2012

Erosion & Sediment Control

Vancouver Island University, 2012

Stream Hydrology and Habitats

Canadian Rivers Institute/UNB (Robert
Newbury), 2011

Canadian Aquatic Biomonitoring Network
(CABIN)

Environment Canada/University of New
Brunswick, 2010

Environmental Monitoring for
Construction Projects

Malaspina University College, 2007

Soil Bioengineering for Restoration

David Polster, 2005

Riparian Assessments Completed or Contributed to

Dates and Assessment Numbers available upon request. Client Confidentiality

prevents report title disclosure.

Swell Environmental Consulting Ltd.

480 Beach Drive, Victoria, BC V&5 2M6

e. lehna@swell.ca

ph. 250-217-9190
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Appendix 2. Riparian Assessment Assurance Statements
Riparian Assessment Assurance Statements — Qualified Environmental Professional

To: Capital Regional District
Juan de Fuca Community Planning #3 - 7450 Butler Road Sooke, BC V9Z 1N1

With reference to the Riparian Areas Protection Regulation assessment for the properties:
PID 003-175-201- 9333 Invermuir Road, Shirley, BC V9Z 1G3

The undersigned hereby gives assurance that he/she is a Qualified Environmental Professional:
Name of Qualified Environmental Professional: Laura Rose Elizabeth Hooper

Professional designation: Professional Agrologist (PAQ) #2546

Professional association: British Columbia Institute of Agrologists

We have signed, sealed and dated, and thereby certified, the attached riparian assessment report on the property
in accordance with the Professional Practice Guidelines — Legislated Riparian Assessments and with the
assessment methods. That report must be read in conjunction with this statement. In preparing that report | have:
1. Collected and reviewed appropriate background information

2. Reviewed the development proposal on the property

3. Conducted field work on and, if required, beyond the property

4. Reported on the results of the field work on and, if required, beyond the property

5. Incorporated recommendations or assessment results from other specialists

6. Prescribed measures to protect and maintain the integrity of the streamside protection and enhancement

@®

a

7. Prescribed measures to avoid the occurrence of a HADD™
M 8. Reported on the requirements for field reviews or environmental monitoring of the property during or
following site works for the proposed development and recommended who should conduct those field reviews or
environmental monitoring
O 9. Reviewed the riparian assessment report with the client and explained the content and the measures
required to be implemented.
*HADD — harmiful alteration, disruption or destruction of natural features, functions and conditions that support fish
life processes

R AAEEAX

| hereby confirm that in my professional opinion, based on the conditions contained in the attached riparian
assessment report, as required by the Riparian Areas Protection Regulation (Section 4):

the site of the proposed development is subject to undue hardship, {if applicable, indicate N/A otherwise)
and

the proposed development will meet the riparian protection standard if the development proceeds as
proposed in the report and complies with the measures, if any, recommended in the report.

Check one:

[ with one or more recommended registered covenants
M without any registered covenant.

Laura Hooper, PAg #2546 March 15, 2024 AN

Swell Environmental Consulting Ltd. 41
480 Beach Drive, Victoria, BC V8S 2MB ph. 250-217-9190  e. lehna@swell.ca
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Riparian Assessment Assurance Statement - Supporting Specialist - Registered
Professional

To: Laura Hooper, PAg #2546

With reference to the riparian assessment for the property: 9333 Invermuir Road, Shirley. BC VozZ

1G3 — PID 003-175-201

The undersigned hereby gives assurance that he/she is a Registered Professional:
Name of specialist: Sara Stallard, BSc, Env. Tech

Professional designation: AScT #22338

Professional association: Applied Science Technologists & Technicians of BC

This is to advise that | have completed the following work in support of the riparian assessment
noted above, and have submitted signed and sealed documents to the Qualified Environmental
Professional in respect of the work completed by me:

Detailed Riparian Areas Protection Regulation Assessment and Reporting

| confirm that | have liaised as required with the Qualified Environmental Professional for the
purposes of my services.

I hereby give my assurance that | am a Registered Professional and that the work undertaken on
this project by me falls within my area of professional expertise.

=S N | L

., March 15, 2024
Sara Stallard, BSc, AScT, Envr. Tech.

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BG V8S 2M6 ph. 250-217-2190 e. lehna@swell.ca
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Riparian Assessment Assurance Statement — Supporting Specialist - Registered
Professional

To: Laura Hooper, PAg #2546

With reference to the riparian assessment for the property: 9333 Invermuir Road. Shirley. BC VOZ

1G3 — PID 003-175-201

The undersigned hereby gives assurance that he/she is a Registered Professional:
Name of specialist: Lehna Malmkvist, MSc.

Professional designation: RPBio #1613

Professional association: College of Applied Biology

This is to advise that | have completed the following work in support of the riparian assessment
noted above, and have submitted signed and sealed documents to the Qualified Environmental
Professional in respect of the work completed by me:

Detailed Riparian Areas Protection Regulation Assessment and Reporting

| confirm that | have liaised as required with the Qualified Environmental Professional for the
purposes of my services.

| hereby give my assurance that | am a Registered Professional and that the work undertaken on
this project by me falls within my area of professional expertise.

<~ Lehna =

/ ~ /
4 / R i L |
L bl \ s

Lehna Malmkvist. MSc, RPBio (#1613 ’
March 15, 2024 =, CAB _,¢

Ceossss?

Swell Environmental Consulting Ltd.
480 Beach Drive, Victoria, BC V8S 2M6 ph. 260-217-8190  e. lehna@swell.ca
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Appendix 3. Owners Statement of Acceptance of the Riparian Areas Protection
Regulation Assessment Report

I, 4 ;, owner, have signed this Statement of Acceptance of the Riparian Areas Protection
Regulation Assessment Report completed by Swell Environmental Consulting Ltd. for the proposed

development at 9333 Invermuir Road, Shirley, BC V9Z 1G3 — PID 003-175-201 in the Capital Regional

District.

| have read the report and:

e accept the results;

e understand and agree to the measures recommended;

s give approval to submit the report to approving authorities, the provincial RAPR Notification System
and the Capital Regional District

o will inform the QEP if the land use or proposed development changes from that described in the
report;

« will have all necessary permits in place prior to starting work;

s will provide verification in writing to the QEP a minimum of 2 weeks prior to the start of work on site;
and,

e will notify the QEP of key construction stages as described in the report.

| understand that a conformance statement and post-development report must be completed by a QEP and
submitted to the RAPR Notification System and Capital Regional District. To complete the post-development
reporting (check one):

] J \
/uq‘wm retain the services of Swell Environmental Consulting Ltd. ™ t l ) b‘l\' (= ecb Q[

O 1 will not retain the services of Swell Environmental Consulting Ltd.

Signed:

_ a7 /3¢

= Date 7

Swell Environmental Consulting Ltd. 44
480 Beach Drive, Victoria, BC V8S 2M6 ph. 250-217-8190 e. lehna@swell.ca
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, SEPTMEMBER 24, 2024

SUBJECT Zoning Bylaw Amendment Application for That Part of Section 90, Renfrew
District, Shown Outlined in Red on Plan 913R Lying to the South of the
Southerly Boundary of Plan 503RW and to the West of a Boundary Parallel to
and Perpendicularly Distant 575 Feet from the Easterly Boundary of that Part
of Said Section Shown Outlined in Red on Said Plan 913R, Except Part in Plan
VIP80043 (PID: 009-592-130) — 9285 Invermuir Road

ISSUE SUMMARY

The landowner has applied to rezone the subject property from the Rural A zone to the Rural
Residential 6A zone (RR-6A) to facilitate subdivision.

BACKGROUND

The 3.11 ha oceanfront subject property is located on Invermuir Road in Shirley and is zoned
Rural A in the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 (Appendix A). The property is
designated Pacific Acreage in the Shirley-Jordan River Official Community Plan (OCP),
Bylaw No. 4001. Abutting properties along the south side of Invermuir Road are zoned Rural A, and
parcels on the north side of Invermuir Road are a mixture of Rural A, Rural 2 (RU-2), and Forestry
(AF) zoned lands. Portions of the property are designated as Steep Slopes, Shoreline Protection, and
Sensitive Ecosystem development permit areas. There are three existing dwellings and four accessory
buildings that are serviced by three separate septic systems and one water supply well. The property
is entirely within the Shirley Fire Protection local service area.

The landowner has submitted an application to amend Bylaw No. 2040 by removing the property from
the Rural A zone (Appendix B) and adding it to the (RR-6A) zone (Appendix C) to facilitate a 3-lot fee-
simple subdivision application (SU000766), proposing one lot for each existing dwelling (Appendix D).
Staff have prepared Bylaw No. 4616 (Appendix E) for consideration.

At its meeting of June 18, 2024, the Juan de Fuca Land Use Committee recommended referral
of the proposed bylaw to the Shirley-Jordan River Advisory Planning Commission; CRD
departments; Pacheedaht First Nation, T'Sou-ke First Nation; BC Hydro; District of Sooke; Island
Health; Ministry of Forests — Archaeology Branch; Ministry of Forests — Water Protection Section;
Ministry of Water, Land and Resource Stewardship; Ministry of Transportation & Infrastructure;
RCMP; and Sooke School District #62. Comments have been received and are included in
Appendix F.

ALTERNATIVES

Alternative 1

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:

1. That the referral of proposed Bylaw No. 4616, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 166, 2024", to the Shirley-Jordan River Advisory Planning
Commission; CRD departments; Pacheedaht First Nation; T'Sou-ke First Nation; BC Hydro;
District of Sooke; Island Health; Ministry of Forests — Archaeology Branch; Ministry of Forests
— Water Protection Section; Ministry of Water, Land and Resource Stewardship; Ministry of
Transportation & Infrastructure; RCMP; and Sooke School District #62 be approved and the
comments received;

2. That proposed Bylaw No. 4616 be introduced and read a first, second and third time; and
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3. That adoption of proposed Bylaw No. 4616 be withheld pending receipt by the CRD of a
Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
subdivision application SUO00766.

Alternative 2
That the CRD not proceed with proposed Bylaw No. 4616.

IMPLICATION
Legislative Implications

The Advisory Planning Commissions (APCs) were established to make recommendations to the
Land Use Committee on land use planning matters referred to them related to Part 14 of the Local
Government Act (LGA). The Shirley-Jordan River APC considered the application at its meeting
on July 9, 2024.

Since the sole purpose of the bylaw is to permit a development that is, in whole or in part, a
residential development, in accordance with Section 464(3)(c) of the LGA, the CRD must not hold
a public hearing. Notice of the proposed bylaw amendment with respect to the date of first reading
will be provided in accordance with Sections 466 and 467 of the LGA.

Regional Growth Strategy Implications

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board
has adopted a regional growth strategy (RGS) be consistent with the RGS. In accordance with CRD
policy, where a zoning bylaw amendment that applies to land within the Shirley-Jordan River OCP
area is consistent with the OCP, it does not proceed to the CRD Board for a determination of
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent with the
policies of the Shirley-Jordan River OCP.

Referral Comments

Referrals were sent to 11 agencies, CRD departments, and to the Shirley-Jordan River APC.
Comments received are summarized below and included in Appendix F.

CRD Bylaw Enforcement stated that they have no concerns with the proposed bylaw.

CRD Electoral Area Fire Services responded that the applicant must produce a report by a
Quialified Professional that recommends how the proposed development provides satisfactory
access for emergency vehicles. JdF Planning staff note that confirmation of access for emergency
vehicles would be addressed at the time of subdivision.

CRD First Nations Relations commented that a search of the Remote Access to Archaeological
Data managed by the BC Archaeology Branch indicated that the property is not located within or
immediately adjacent to a protected archaeological site and that a permit is not required to
undertake work unless archaeological materials are exposed or impacted during land-altering
activities.

Pacheedaht First Nation stated that they have no comment at this time regarding the application.

T'Sou-ke First Nation commented that they agreed with the recommendations of the
environmental report and advised of the need to be apprised of any archaeological finds when
construction starts. They asked that there be the opportunity for T'Sou-ke Nation Guardians to be
onsite when excavation is undertaken. JdF Planning staff advise that such a site visit would be
an arrangement between the Nation and the landowner and is beyond the scope of local
government authority.

BC Hydro expressed no objection in principle to the proposed rezoning and 3-lot subdivision.
District of Sooke stated that they had no concerns with the proposed rezoning.
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Ministry of Forests — Archaeology Branch advised that according to Provincial records, there are
no known archaeological sites recorded on the subject property and that a permit is not required
to undertake work unless archaeological materials are exposed or impacted during land-altering
activities.

Ministry of Water, Land and Resource Stewardship — Ecosystem Section had no objection to
approval of the proposed rezoning subject to adhering to the recommendations of the
environmental report. Streams and wetlands that have been deemed to be outside of the scope
of RAPR are still protected under the Water Sustainability Act. Future activities that may affect
those waterbodies would require approval from the Provincial Water Authorizations Branch. JdF
Planning staff note that a development permit to authorize the subdivision and any associated
works in DP areas will be required through the subdivision process. Confirmation of Provincial
approvals is a requirement of the development permit process.

Ministry of Water, Land and Resource Stewardship — Water Protection Section noted that the
rezoning and subdivision is not expected to result in increased housing density. There is one
existing well on the subject property and two new wells are proposed as part of the subdivision
application such that one well supplies each lot. The existing well supplied 30 litres/minute in 2005
and was completed in Aquifer 449, which consists of fractured sedimentary rock, mostly overlain
by Vashon till. The median well depth for wells in the area is 79 m with yields between 7.5 to 190
litres/minute. Aquifer 449 was flagged in 2019 due to “Possible Water Shortage” associated with
its connection to streams in the area. The Aquifer is considered to have overall low vulnerability
to contaminants introduced at the land surface due to the consistent till layer.

Ministry of Transportation _and Infrastructure (MoTIl) had no objection to the zoning bylaw
amendment and noted that approval of the bylaw pursuant to Section 52 of the Transportation
Act is not required.

The Shirley-Jordan River APC considered the application at its meeting on July 9, 2024, with
approximately 11 members of the public in attendance. The APC passed the following motion
with respect to Bylaw No. 4616:

MOVED by Fiona McDannold, SECONDED by Melody Kimmel that the Shirley-Jordan
River Advisory Planning Commission recommends to the Juan de Fuca Land Use
Committee support for zoning amendment application RZ000286 with a lot coverage of
20%.

JdF Planning staff advise that the maximum lot coverage is 15% in the Rural A zone and 25% in
the RR-6A zone. However, the maximum floor area ratio is 45% in the Rural A zone and 4.5% in
the RR-6A zone. On one 4 ha lot in the Rural A zone, this would allow for a total maximum
residential floor area of 18,000 m?; whereas, on an equivalent area of land in the RR-6A zone the
total maximum residential floor area would be 1,800 m?. Staff's observation is that RR-6A zoned
land is principally used for residential and ancillary purposes, and on that basis maximum lot
coverage could not be reached. Staff also note that minor, site-specific changes to siting and lot
coverage regulations can lead to an increased risk of administrative errors. Therefore, staff
recommend that the lot coverage prescribed by the RR-6A zone not be changed as part of this
application.

Land Use

The Shirley-Jordan River OCP designates the subject property as Pacific Acreage (PA), which
generally consists of rural and rural residential zoned lands outside Settlement areas and west of Muir
Creek. The PA designation supports an average minimum parcel size of one parcel per two hectares
provided that no new parcels are created with an area of less than one hectare. The OCP generally
supports a density of one single-family dwelling or one two-family dwelling per parcel for land
designated PA. Policy 484(U) of the OCP supports the rezoning of lands zoned Rural A to facilitate
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subdivision based on a ratio of one parcel in the proposed plan of subdivision per hectare of land in
the parent parcel prior to the subtraction of any area for road or park dedication. Further, policy 484(V)
supports the rezoning of Rural A zoned lands for the purposes of subdivision to create a number of
parcels equivalent to the number of existing dwellings. Proposed Bylaw No. 4616 removes the property
from the Rural A zone and adds it to the RR-6A zone. This is consistent with the OCP’s policy regarding
Rural A zoned land and its intention to maintain the neighbourhood’s rural character.

The Rural A zone specifies a minimum parcel size of 4 ha and permits up to three one-family dwellings,
as well as a secondary suite or detached accessory suite, on existing parcels that are greater than 0.8
ha but less than 4 ha. The RR-6A zone has minimum average parcel size of 1.0 ha, with an absolute
minimum parcel size of 0.5 ha and permits one one-family dwelling or one duplex per parcel with either
a secondary suite or a detached accessory suite permitted where there is no duplex. The RR-6A zone
does not permit intensive agriculture; silviculture; animal hospitals; veterinary clinics; accessory on-
site logging; pole, post, or shake cutting from on-site trees; and finfish culture, which are all permitted
uses within the Rural A zone. Proposed Bylaw No. 4616 does not increase the existing density of one-
family dwellings on the 3.11 ha property; however, each potential parcel could support either a
secondary suite or detached accessory suite, in accordance with OCP policy and the Provincial
housing regulation with respect to affordable housing options.

The Water and Sewerage Servicing Assessment and Environmental Assessment (Appendix G)
submitted as part of the application provided an overview of potential impacts to the aquifer and natural
environment. The Water and Sewerage Servicing Assessment concluded that there appears to be
sufficient area to provide adequate on-site sewage and that the likelihood that new private groundwater
wells with sustained yields of 2,500 litres/day can be completed for proposed Lots 1 and 3 is high. The
Environmental Assessment provided an inventory of the sensitive ecosystems, wildlife and non-
riparian watercourses and wetlands associated with the subject property, and included
recommendations for the proposed rezoning and subdivision application in keeping with the
development permit guidelines.

Should Bylaw No. 4616 be adopted, the property could be subdivided into three parcels. At the time
of subdivision, the owner will be required to obtain a development permit to address the Steep Slopes,
Shoreline Protection, and Sensitive Ecosystem DP guidelines and authorize any land alteration or
construction activity. The subdivision application will also require compliance with MoT], Island Health
and CRD standards, including proof of potable water and onsite septic.

The RR-6A zone permits a maximum density of one dwelling per parcel. Should Bylaw No. 4616
be adopted, but the subdivision not completed, the existing development would become non-
conforming in accordance with Section 528 of the LGA. This may result in constraints on the future
use, repair and development of the property, or on reconstruction of dwellings in the event of
damage to the structures to the extent of 75% or more of their value above the foundation. For
this reason, staff recommend that adoption of Bylaw No. 4616 be withheld until such time as MoTI
has issued a Preliminary Layout Review (PLR) for the associated subdivision, and the full set of
subdivision requirements, including proof of potable water and septic standards, have been
provided to the owners.

Based on the information provided by the applicants, referral comments received and the policies
of the Shirley-Jordan River OCP, staff recommend that proposed Bylaw No. 4616 be read a first,
second and third time, and that the adoption of the Bylaw be withheld pending receipt by the CRD
of a Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
concurrent subdivision application SU000766.
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CONCLUSION

The purpose of Bylaw No. 4616 is to amend the Juan de Fuca Land Use Bylaw, 1992, Bylaw No.
2040 by rezoning the subject property from Rural A to RR-6A. Since the proposed bylaw permits
a residential development, a public hearing must not be held with respect to the zoning bylaw.
Staff have prepared proposed Bylaw No. 4616 and recommend receipt of referral comments, first,
second and third readings, and that adoption of the Bylaw be withheld pending receipt by the
CRD of Preliminary Layout Review from MoTI for subdivision application SU000766.

RECOMMENDATION

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board:

1.

wnN

That the referral of proposed Bylaw No. 4616, "Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 166, 2024", to the Shirley-Jordan River Advisory Planning
Commission; CRD departments; Pacheedaht First Nation; T'Sou-ke First Nation; BC Hydro;
District of Sooke; Island Health; Ministry of Forests — Archaeology Branch; Ministry of Forests
— Water Protection Section; Ministry of Water, Land and Resource Stewardship; Ministry of
Transportation & Infrastructure; RCMP; and Sooke School District #62 be approved and the
comments received;

That proposed Bylaw No. 4616 be introduced and read a first, second and third time; and
That adoption of proposed Bylaw No. 4616 be withheld pending receipt by the CRD of a
Preliminary Layout Review from the Ministry of Transportation and Infrastructure for
subdivision application SU000766.

Submitted by: | lain Lawrence, RPP, MCIP, Senior Manager, Juan de Fuca Local Area Services

Concurrence: | Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services

Concurrence: | Ted Robbins, B. Sc., C. Tech., Chief Administrative Officer

ATTACHMENTS

Appendix A:  Subject Property and Zoning Map

Appendix B:  Rural (A) Zone

Appendix C: Rural Residential 6A (RR-6A) Zone

Appendix D:  Proposed Subdivision Plan

Appendix E:  Proposed Bylaw No. 4616

Appendix F:  Referral Comments

Appendix G:  Water and Sewerage Servicing Assessment and Environmental Assessment
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Appendix A: Subject Property and Zoning Map
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Appendix B: Rural (A) Zone
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Appendix C: Rural Residential 6A (RR-6A) Zone
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Appendix D: Proposed Subdivision Plan
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Appendix E: Proposed Bylaw No. 4616
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Appendix F: Referral Comments
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Appendix G: Water and Sewerage Servicing Assessment and Environmental Assessment
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