
Staff Report

DATE: September 13, 2022 
FILE: 3360-20/RZ 2C 22 

TO: Chair and Directors 
Electoral Areas Services Committee 

FROM: James Warren 
Deputy Chief Administrative Officer 

RE: Proposed Zoning Bylaw Amendment – Forbidden Plateau Road 
(Fry/ Hnatyshyn/ Galbraith-Hamilton) 
Puntledge – Black Creek (Electoral Area C) 
Lot 4, Plan EPP11657, Forbidden Plateau Road 
Lot 4, Block 249, Comox District, Plan EPP11657, PID 028-704-550 

Purpose 
To provide an overview of an application (Appendices A and B) to rezone a 20 hectare property on 
Forbidden Plateau Road to a zone that would enable its subdivision into four 4 hectare residential 
lots and recommend that the request be denied. 

Recommendation from the Deputy Chief Administrative Officer: 
THAT the Comox Valley Regional District Board deny the application to rezone Lot 4, Block 249, 
Comox District, Plan EPP11657, PID 028-704-550 (Lot 4, Plan EPP11657, Forbidden Plateau 
Road), which would have enabled subdivision to create 4 hectare parcels. 

Executive Summary 
 The owners of a 20 hectare lot along the gravel road portion of Forbidden Plateau Road are

seeking to amend the Zoning Bylaw to allow for subdivision to 4 hectare lots.
 As part of the application, the applicants are offering a community amenity contribution

consisting of land, a reservoir and a deep well for firefighting purposes. This contribution
was not sought by the CVRD and, being outside of a CVRD fire service area, further
analysis would be needed to determine how such a contribution could be owned and
operated (e.g. new local service area, etc.).

 The subject property along Forbidden Plateau Road is in an area of 20 hectare or larger lots
with limited emergency access, outside of all fire service areas and is adjacent to a forestry
area.

 Because of these above reasons, staff recommends refusal of the application which would
increase residential density in that area.

Prepared by:  Concurrence: Concurrence: 

J. MacLean T. Trieu A. Mullaly 

Jodi MacLean Ton Trieu Alana Mullaly 
Senior Planner Manager of Planning Services General Manager of Planning 

and Development Services 

Supported by James Warren Deputy 
Chief Administrative Officer 

J. Warren 
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Government and Community Interests Distribution (Upon Agenda Publication) 
Applicants  
Plateau Road Residents Association  

 
Background/Current Situation 
An application has been received to amend the Zoning Bylaw to enable subdivision of the subject 
property into four lots. The subject property (Figures 1 and 2) is 20.4 hectares in area and is accessed 
off the gravelled portion of Forbidden Plateau Road. The lot was created in 2011 as part of a larger 
subdivision of a forestry lot to create thirteen ~20 hectare lots, plus several larger remainder lots 
which remained in the Private Managed Forest Land Program. As the new owners are seeking to 
further subdivide the lot for residential purposes, a rezoning is required. 
 
In 2018 the owners applied to rezone the lot for the same purposes. The Comox Valley Regional 
District (CVRD) Board referred the application to the Area C Advisory Planning Commission 
(APC). With both the APC and Planning Staff recommending refusal of the proposal, the CVRD 
Board opted to refuse the application. 
 
The area is still governed by the same land use policies and regulations as in 2018 and this new 2022 
application contains the same proposal but the owners have augmented the application with new 
information. Of particular relevance, since the 2021 commissioning of the Comox Valley Water 
System’s deep water intake pipe, the subject property is no longer within a watershed that provides 
drinking water to that system. In addition, the applicants have included a proposed community 
amenity contribution of land (~0.2-0.4 hectares) and construction of a reservoir and deep well for 
use in mitigating fire risk and firefighting, along with a letter from the Plateau Road Residents 
Association (PRRA) endorsing the contribution. 
 
Planning Analysis 
 
Official Community Plan 
The OCP designates the subject property as being within the Rural Settlement Areas (Appendix C). 
Policy 43.(1) states: “The minimum lot size in the rural settlement area is between four hectares and 
twenty hectares, subject to soil conditions, ground water capacity, extension of existing subdivision 
areas, interface fire hazards and suitability of lands for rural development..” Policy 43.(5) further 
elaborates on these considerations. 
 
Soil Conditions and Ground Water Capacity 
Policy 43.(5) states “Assess new lot development in the rural settlement area proposing to rezone as 
follows: (a) Soil conditions must be shown to have the capacity to provide long-term sustainable on-
site sewage treatment including a primary and secondary onsite sewage disposal field location, in 
accordance with Subdivision Standards published by Island Health.” In support of this, a report by 
Ron McMurtrie, P.Eng., of Ron McMurtrie and Associates Consulting Engineers (Appendix A) 
examined the site and determined that the soils will support the installation of Type 1 systems in 
accordance with the BC Sewerage System Regulations and that the 4 hectare lot sizes are consistent 
with the Subdivision Standards with respect to the availability of dispersal areas and soil depths. 
 
Policy 43.(5)(b) and (c) relate to demonstration of ground water capacity and quality for the 
provision of potable water for the proposed lots. In support of this, the applicant provided a report 
by GW Solutions Inc. (Appendix A) which concluded “The proposed subdivided lots could likely 
rely on groundwater as the main water supply source as there is a high likelihood of encountering 
water producing fractures that will support residential demand within the Property area (0.75 US 
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GPM per residential lot), although we recommend conducting a groundwater exploration program 
in each proposed lot prior of any development (construction phase) to secure the water source.” 
 
Connectivity 
Policy 43.(5) states “Assess new lot development in the rural settlement areas proposing to rezone as 
follows: (d) The proposed development should be a natural extension of an existing subdivision 
where there is vehicle and pedestrian access connectivity between the existing and proposed 
subdivision and where the applicant has provided a site plan that illustrates the proposed road and 
trail connections.” As illustrated in the conceptual subdivision plan, subdividing the lot into ~4 
hectare lots would involve the construction of a new road, approximately 500 metres in length (with 
a 45 metre elevation gain) along the northern side to provide access to the rear three lots. The owner 
would be responsible for constructing the road to the standards of the Ministry of Transportation 
and Infrastructure (MoTI) who would then maintain the road afterwards.  
 
In addition to the above policy specific to the RSA, Policy 23.(1) within the OCP’s Transportation 
section concerning new subdivisions in general states, “Review all new development proposals to 
assess the emergency access design. In general, new multi-lot residential and commercial 
development should have two separate and unobstructed accesses.” Forbidden Plateau Road and the 
proposed access road are dead-end roads that do not have two separate and unobstructed accesses. 
This is a concern across the electoral areas but of particular concern in a hazard area such as a 
wildfire interface area. In response to this policy and its interpretation in the 2018 application, the 
applicants have provided a letter (Appendix A) prepared by Devan P. Lucas of Kornfeld LLP stating 
that the 2018 interpretation is not legal, reasonable or fair. They contend, first, that Policy 23.(1) 
refers to individual lot access and that the proposed subdivision is consistent with the policy and, 
second, that the CVRD has approved rezoning applications on other dead-end roads which the 
applicants view as having similar circumstances. t is CVRD Staff’s interpretation that Policy 23.(1) 
should be read broadly in the context of emergency access design to consider the entirety of the 
access route, not just access off the individual lot or any proposed roads, to the point where there 
exists a second separate and unobstructed access. In the case of this area, those relying on 
Forbidden Plateau Road (and its cul-de-sacs and dead-end side roads) only have an unobstructed 
access route at the bottom of the mountain at the intersection with Piercy Road. Increasing 
residential density in such an area dependent on one route increases the potential consequences of 
an emergency or a disaster. The cited precedence of previous rezonings all have a secondary route 
within the immediate vicinity and are within fire protection local service areas. Due to the length of 
the route, the lack of a fire protection service, and potential for wildfires, CVRD Planning Staff do 
not recommend increasing residential density in this area along Forbidden Plateau Road.  
 
Policy 25.(2), within the OCP’s Infrastructure section, states, “Encourage development of any new 
roads, road improvements…to design using natural topography and conservation of environmental 
features.” The proposed access road is a straight (east-west) road that does not curve with the 
natural topography and is placed over two identified watercourses (see Working landscapes section 
below). The older forestry road (identified in Figure 4) uses the land’s natural topography.  
 
Fire Protection 
The subject property is outside of all fire protection districts (Figure 3). In response to a petition 
from Forbidden Plateau Road area residents, the CVRD Board commissioned the preparation of the 
Forbidden Plateau Fire Protection Feasibility Study by Defero-West Consulting and Leftside 
Partners. The 2018 report investigated the feasibility of expanding the Courtenay Fire Protection 
District, establishing a new volunteer fire department, establishing a new CVRD community fire 
prevention program. However, it concluded with the recommendation that fire protection continue 
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to be a voluntary, community-led measure though the CVRD may generally support the community 
association by assisting in applying for provincial grants. 
 
Policy 43.(5) of the OCP states “Assess new lot development in the rural settlement areas proposing 
to rezone as follows: (e) The applicant must provide a report prepared by a qualified professional 
that demonstrates how the proposed development addresses and mitigates any risks associated with 
interface forest fire hazards.” The applicants submitted a report titled Wildfire Threat Assessment 
for Lot 4, Block 249, Forbidden Plateau Road prepared by Leigh Stalker, RPF, of Strategic Natural 
Resource Consultants dated April 5, 2018 (Appendix A). The report found the subject property is 
dominated by moderate Wildfire Behaviour Threat Class, with cleared areas and roads having a 
lower rating. The report provides recommendations, based on the guidelines of the FireSmart 
program. FireSmart focusses on mitigating risk to existing development within the interface area and 
provides guidelines for designing subdivisions where the additional density has been approved. The 
recommendations for subdivision design include avoiding road curvature radii of less than 30 
metres, incorporating a turnaround radius of at least 18 metres at the terminus of dead-end roads, 
having the access route not exceed 10 per cent gradient, burying electrical lines if possible and 
providing vegetation maintenance around above-ground lines. The conceptual subdivision plan 
(Appendix A) illustrates a new dead-end road, approximately 500 metres long which would climb at 
about 10 per cent gradient, to a terminus with about a 20 metre radius of right-of-way. The other 
recommendations of the report are applicable to proposed buildings including structural options 
(e.g. roofing, siding, chimneys, decks, etc.), water supply maintenance (for fire suppression 
purposes), and vegetation removal (within 30 metres from a structure). Should the subject property 
be subdivided, this report should be registered on title for future property owners. 
 
Surrounding land uses and environmental features  
Policy 43.(5) of the OCP states “Assess new lot development in the rural settlement areas proposing 
to rezone as follows: (f) The suitability of land for rural residential development must be assessed in 
relation to the surrounding land uses, environmental features and the accessibility of the land [and] 
(g) New development should be designed to limit and mitigate any impacts on adjacent working 
landscapes through buffering and site design that avoids environmentally sensitive features as 
designated in the sensitive ecosystem inventory.” The subject property abuts Privately Managed 
Forest on its north and west side, as well as across Forbidden Plateau Road to the east. The lot to 
the south is a 20 hectare lot used for residential purposes. The proposed subdivision would add a 
pocket of residential density adjacent to the working landscape (forestry) and among an area of ~20 
hectare lots which is not in keeping with the very low density, or working landscape, nature of this 
area.  
 
The natural environment of the subject land consists of an immature conifer stand planted after the 
last forest was harvested. The only natural feature sensitive to development on the lot identified in 
the Sensitive Habitat Atlas is the top end of two watercourses at the north end of the lot which are 
connected to culverts under Forbidden Plateau Road. The front 15 hectares of the subject property 
is within the watershed of the Puntledge River while the remaining rear 5 hectares is within the 
Browns River watershed. 
 
Rainwater Management 
Policy 6.(1) of the OCP states “Require an applicant to hire a qualified professional, where 
appropriate, to assess potential water quality and quantity impacts, and submit an on-site drainage 
report with recommendations to ensure the pre-development or natural hydrologic regime is 
maintained or restored by the development, prior to development approval.” In support of the 
application, the applicants provided a report prepared by Marie Xyla Emmanuel Vital, EIT, and 
Rand Watson, P.Eng. of Wedler Engineering (Appendix A). To accommodate the development 
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potential of the proposal, the report recommends the use of on-site detention with retention of 
stormwater flows which may be achieved with rock pits, bio-swales and limiting the amount of hard-
surfacing. If rezoning is supported, and the provincial approving officer is inclined to approve 
subdivision of the lands, CVRD staff will recommend that this new report be registered on title to 
replace the existing Rainwater Management Plan prepared for the 2011 subdivision which created 
this lot and only contemplated 20 hectare lots. 
 
Community Amenity Contributions 
CVRD staff have not requested or negotiated CACs with the owners: this is because staff does not 
recommend supporting rezoning to enable further subdivision. As stated in OCP Policy 72(1), staff 
negotiates CACs at the direction of the Board only when the Board is satisfied that the proposal 
demonstrates sound planning practice. Nevertheless, the applicants have voluntarily included 
proposed CACs, as described in Appendix B, in this application. The CACs generally consist of the 
donation of land, a reservoir and deep well for firefighting purposes: this is the applicant’s effort to 
address a lack of fire protection service in this area wildfire interface area. As detailed in the Fire 
Protection section below, the subject property is outside of all fire protection districts (Figure 3). In 
the absence of a local service area, the CVRD does not have a means to accept these facilities. 
Therefore, ownership, maintenance and operation of the facilities would fall to the landowners. If in 
the future, the landowners (or whatever private arrangement is made with a third party) is no longer 
tenable, they could request CVRD for assistance or to take outright ownership. In a letter dated 
March 21, 2022, from the Plateau Road Residents’ Association (PRRA) (Appendix B), the PRRA 
endorsed the provision but it is unclear if the PRRA is prepared to accept responsibility for owning 
and operating the facility or if there was an assumption the CVRD could do so. 
 
Zoning 
The subject property is currently zoned Rural Twenty (RU-20) (Figure 5) which has a minimum lot 
area of 20 hectares. Under this zone, the subject property has no further subdivision potential but 
does allow for two single detached dwellings. In addition to residential uses, the current zone 
permits a range of uses that promote a working landscape, such as sawmills, wood processing, 
extraction of gravel or minerals, and crushing and screening of gravel, however a restrictive 
covenant is registered on title, in favour of the owners of the neighbouring forestry parcels 
prohibiting these uses. This application is requesting a zone be created which has a 4 hectare 
minimum lot area and allows for residential uses 
 
Options 
The Board may deny the application or direct staff to proceed with referrals to those listed in the 
external agency referral list (Appendix D). 
 
Staff recommends the application be refused as the proposal would increase residential density in an 
area outside all rural fire protection areas where there exists limited emergency access and is outside 
of the Core Settlement Areas and in the vicinity of the working landscape (forestry). 
 
Financial Factors 
A $3,000 rezoning application fee has been collected under the “Comox Valley Regional District 
Planning Procedures and Fees Bylaw No. 328, 2014.” If the application proceeds, to the public 
hearing, the applicant will incur an additional statutory fee of $1,500. If the property is successfully 
rezoned, future fees will be incurred during the subdivision and development permit processes. 
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Strategic Considerations: Strategic Drivers and Regional Growth Strategy  

CVRD Board Strategic Drivers: 

Fiscal 
Responsibility  

Climate Crisis and 
Environmental 
Stewardship and 
Protection 

 Community 
Partnerships  

Indigenous 
Relations 

 

Fiscal Responsibility: Careful management of services and assets is essential to providing affordable 
and reliable services to citizens and businesses in the CVRD. 
Community Partnerships:  The social fabric of our communities and the health and wellbeing of 
citizens depend on solid and sustainable community partnerships. Collaboration and support are 
ever present in guiding our service delivery. 
 

 The subject property is outside of all fire service areas. Should the application proceed, 
further analysis involving PRRA would be necessary regarding the feasibility of owning and 
operating the proposed CAC. 

 Should the proposal advance to subdivision approval, the developers would pay for the 
construction of the new road in the short term and MoTI would pay for its maintenance 
over the long term. 

 
CVRD Regional Growth Strategy Goals: 

Housing  
Ecosystems, 
Natural Areas 
and Parks 

 
Local economic 
development 

 Transportation  

Infrastructure  Food Systems  Public Health & 
Safety  Climate Change  

 
Housing: Ensure a diversity of housing options to meet evolving demographics and needs. 

 The Regional Growth Strategy (RGS) directs that housing be located close to existing 
services (Objective 1-A) and to direct new housing away from high risk natural hazard areas 
such as fire hazard areas (Policy 1D-2). 

 
Ecosystems, natural areas and parks: Protect, steward and enhance the natural environment and 
ecological connections and systems. 

 A Riparian Area Regulations Simple Assessment report, dated November 20, 2010, is 
registered on title as a covenant. The report identifies the top end of two watercourses on 
the northern end of the subject property. Should the property be further subdivided or the 
land be altered in vicinity of the watercourses, a new assessment report will be required to 
address those new alterations. 
 

Public health and safety: Support a high quality of life through the protection and enhancement of 
community health, safety and well-being. 

 An objective of the RGS is to improve regional fire safety (Objective 7-C) which includes 
support for coordinated efforts to identify and eliminate fire service gaps (Policy 7C-2) and 
planning for all new development areas with considerations for the provision of public 
health and safety services through the approval processes (Policy 7C-4). 
 

Climate change: Minimize regional greenhouse gas emissions and plan for adaptation. 
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 Under the direction to reduce greenhouse gas emissions created by deforestation (land use 
change) (Objective 8-D), the RGS seeks to promote the conservation of forest areas through 
focusing future development in Core Settlement Areas (Policy 8D-2). Objective 8-B seeks to 
reduce emissions created by the on-road transportation sector. The proposal to initiate 
further subdivision in this very low density portion of Forbidden Plateau Road would 
contribute to an automobile dependent residential density and associated commuting. 

 
Intergovernmental Factors 
Planning staff consulted with other CVRD departments, including engineering services, fire services, 
community parks and long range planning. The concerns of these departments are outlined in this 
report. 
 
Citizen/Public Relations 
If the application proceeds to bylaw preparation, community consultation will be held in accordance 
with Bylaw No. 328 (i.e. statutory mailing and public hearing). 
 
Attachments: Appendix A – Application RZ 2C 22 

Appendix B – Applicant Offer of Community Amenity Contribution 
 Appendix C – OCP Sections 41-52: Rural Settlement Areas  
 Appendix D – External Agency Referral List   
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Figure 1: Subject Property 
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Figure 2: Air Photo of Subject Property 
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Figure 3: Fire Service Areas 
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Figure 4: Conceptual Illustration of Subdivision Plan 
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List of applicable documents and narratives forming part of the CVRD Planning application 

Fry/Hnatyshyn/Hamilton 

Lot 4, Block 249, Comox District, Plan EPP11657, PID 028-704-550 

Hnatyshyn and Hamilton owners purchased half of the 20.4-hectare lot November 10, 2020 as co-

owners with Fry, a Campbell River long time resident.  Hnatyshyn family are past longstanding Comox 

Valley residents returning to the Valley to retire and become active members of the Forbidden Plateau 

community.  Our son Jordan was born and raised in Valley and is a local business owner. Our proposal is 

based on low density rural residential use and intergenerational living. It is our plan to build sustainable 

homes with the use of renewable energy sources for our families to occupy following the FireSmart 

mitigation measures. 

Currently there are two existing old gravel logging roads providing access to the property from 

Forbidden Plateau Road.  One that enters the site at the southeast corner and one that enters at the 

southwest corner via the neighbouring property (legal owner has provided written permission for use as 

emergency access).  A new access road is proposed along the north boundary of the lot.  Field survey 

and computed profile done by J.E. Anderson & Associates indicates a road design meeting MOTI 

standard is feasible at this location. In total, three accesses/egresses will be provided for the site. 

The soil studies that have been performed indicate the proposed new lots are a suitable for on-site 

sewerage systems.  Proposed dwelling locations have been identified on the site plan and have been 

chosen based on the proximity to soil test locations and proposed access roads. 

The above dialogue substantiates policies that form part of the OCP – 23.(1), 28.(1), 41., 42.(1), 43.(2), 

43.(5)(d), 44.(3), 44.(5) and 45. As well as RGS 1A-7, 2.3(1), 4.4(12) and various policies noted in the RGS 

sustainability checklist. 

Documentation attached noted below including appropriate narratives and OCP/RGS indicators 

• Onsite Stormwater Management and Offsite Storm Analysis report dated November 8, 2021

Performed by Wedler Engineering LLP

OCP reference 43.(1)

• CVRD Subdivision Hydrogeological Study dated December 1, 2020

Performed by GW Solutions

OCP reference 43.(5)(b)

RGS Rural MG policy reference 2A-2 – see section 7 of the report

• Forbidden Plateau Community Amenity report dated January 11, 2022

Performed by Strategic Natural Resource Consultants Inc.

OCP reference 43.(3)

Narrative: Fire protection has been a noted item on past application denials.  We have had

multiple discussions with the Plateau Road Residents Association President Mike Larock who is

in favour of this initiative. See attached document ‘PRRA Letter of Support Wildfire Community

Benefit 2022’.

Fire hazard is a common concern for all residents on Forbidden Plateau Road, both those with

fire protection and those without.  We are of the opinion that this initiative is a progressive idea

that the Forbidden Plateau community will get behind so we can work together to help mitigate

our threat of wildfire both from a funding and operational perspective.  Aligning our efforts with

Appendix A Page 1 of 70
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the Community Wildfire Protection Plan/Community Resiliency Investment Grant Funding that 

was approved by CVRD Sept 2019. 

Increased density in a forest interface area with no fire protection has also been noted from a 

denial perspective regarding our rezoning request.  The house fire near the top of Forbidden 

Plateau Road in 2019 is evidence that restricting population growth doesn’t lessen fire hazard, 

especially in an area that CVRD encourage outdoor recreation to take place. The public use and 

current residential numbers alone in the unprotected Forbidden Plateau Road area justify the 

CVRD to start implementing fire mitigation strategies and we are hopeful that this initiative is a 

well thought out start.  

• Legal letter to CVRD dated May 25, 2021 

Prepared by Kornfeld LLP 

OCP reference Policy 23. (1) 

• Wildfire Threat Assessment report dated April 5, 2018 

Performed by Strategic Natural Resource Consultants Inc. 

OCP 43.(1), 43.(5e) and RGS Rural MG policy reference 2A-2 – Interface Fire Hazards and 

suitability of lands for rural development 

• Waste Minimization and Recycling plan 

RGS Sustainability Checklist 

Narrative: Residential lots on Forbidden Plateau Road do not have paid for Regional District site 

location pickup to dispose of solid waste and recycling, homeowners are responsible for drop off 

at appropriate local facilities. During any construction phase and final occupancy, the proposed 

lots will be consistent with the same process. 

• Riparian Area regulation assessment report – see covenant on property CA2234895 (RIPARIAN 

AREAS) 

RGS reference 2A 

• Test Pits Sewerage survey report dated March 5, 2018 

Performed by Ron McMurtrie and Associates 

OCP reference 43.(5)(a) – see page 5 of the report 

• Layout drawing of test pits dated January 19, 2018 

Performed by Ron McMurtrie and Associates 

• CVRD Property Report Lot 4 Forbidden Plateau Road dated July 10, 2019 

• Aerial Lot 4 Forbidden Plateau Road 

• Topographic Site Plan 

Prepared by JE Anderson 

• CA2234893 (RAIN WATER PLAN) 

• CA2234894 (GEOTECH) 

• CA2234895 (RIPARIAN AREAS) 

• CA2474711 (EASEMENT) 

• Lot 4 Forbidden Plateau Rd IMAP 

• Geotechnical report 

RGS Sustainability Checklist – N/A (required at Development permit stage) 

• Erosion & Sedimentation control plan 

RGS Sustainability Checklist – N/A (required at Development permit stage) 

Appendix A Page 2 of 70



Wedler Engineering LLP 
211-2459 Cousins Avenue  
Courtenay, BC  V9N 3N6 

 

November 8, 2021 File Ref: V21-0501/A 

 

Jim Fry, Barry & Sonja Hnatyshyn and Jordan Hamilton 

c/o Jim Fry 

700 Homewood Road 

Campbell River, BC  V9W 3N5 

 

Attention:  Jim Fry, Barry & Sonja Hnatyshyn and Jordan Hamilton 

 

Reference: Proposed Subdivision - Lot 4, Block 249, Comox District, Plan EPP 1165 (P.I.D. 028-704-550) 

Forbidden Plateau Road, Comox Valley Regional District, BC 

  Onsite Stormwater Management and Offsite Storm Analysis  

This report has been prepared in response to the requirements listed in the Comox Valley Regional District’s “Rural 

Comox Valley Official Community Plan, 2014” and as part of the rezoning application for the subject development. 

This report specifically addresses the proposed four lot subdivision for the subject parcel. 

This report will review the following with respect to the proposed subdivision: 

 Onsite and offsite catchment boundaries and storm flow paths 

 Onsite pre-development conditions and flow characteristics 

 Onsite estimated pre and post development flows 

 Proposed onsite flow mitigation strategies and recommended Best Management Practices 

 Proposed erosion and sediment control measures for during construction 

 Offsite post-development stormwater flow conditions 

 Assessment of downstream infrastructure capacity 

Field reviews were conducted on, May 19th, June 4th, and June 7th 2021 to verify onsite conditions and catchment 

boundaries. 

Proposed Development 

The subject parcel is 20.4 Ha in size and is currently zoned as RU-20 per the CVRD Zoning Bylaw No. 520. It is 

proposed to subdivide the property per the current RU-20 zoning designation to allow for 4 lots no larger than 4.0 

Ha in size per CVRD Zoning Bylaw No. 520 with up to two dwellings per parcel. Figure 1 is an aerial photo from 

2020 obtained from the CVRD iMap. 

The proposed four lots will be accessed off Forbidden Plateau Road with a new road construction along the 

northern portion of the property and terminating in a cul-de-sac. The new road will be a gravel road constructed 

to Ministry of Transportation and Highways (MOTI) standards. An old logging road that enters the site at the 

southeast corner of the property will be used as a secondary access or emergency access. Further, the existing 

logging road which enters the site at the southwest corner of the property will be used as an emergency access 

also. This road will be accessed through the neighbouring property and the legal owner has given written 

Appendix A Page 3 of 70
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permission for emergency use. In total, three accesses / egresses, more than the 2 required in the Policy 23 of the 

OCP, will be provided for the site. 

 

Figure 1 – Current state of the site – subject property outlined in red 

Environmental Protection 

An environmental review of the site was conducted in 2011 by Toth and Associates. The report is attached as 

covenant on the property and outlines the drainage patterns in the area and preliminary SPEA setbacks. The 

drainage course of interest on the site are labelled Creek 1 and Creek 2. A preliminary assessment and SPEA 

setback of 30m has been determined for these creeks. 

Climate Change Impacts 

Technical Circular 06-15 was reviewed. A literature review was conducted, and the Pacific Climate Impacts 

Consortium Global Climate Model (GCM) projections reviewed. Based on the results of this work, and supported 

by the City of Courtenay’s work in this area, all IDF values used for stormwater analysis in this report have been 

increased by 15%. This is considered a conservative approach to addressing climate change impacts. The 2020 

Puntledge River IDF curve has been used for calculations. 

Subsurface Conditions 

A review of the surficial geology map for Vancouver Island indicates that the in-situ soils consist of “marine 

sediments including clayey silt deposits and intertidal (Littoral) deposits of sand and gravel.” In addition to this, 

test pit survey for septic was carried out by Ron McMurtrie and Associates and has characterised the soils 

predominately as: reddish brown sandy loams, of moderate to strong blocky structure and friable consistence and 

NORTH 
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they are gravelly (>15% coarse fraction). The depth of this soil layer is 45 to 75cm and is well drained. This soil 

layer is underlain by a layer of: Massive sandy loam, dense to moderately cemented and of lower permeability. 

Average hydraulic conductivity (Kfs) as assessed during the percolation testing was 1109 mm / day. 

Tributary Area Plan – Onsite and Offsite Catchment Boundaries 

The contours, connectivity and existing water courses were assessed to determine an overall catchment area for 

the subject property and areas upstream and downstream of the property. The property extends across two 

watersheds, the Brown River watershed to the west and the Puntledge River watershed to the east. The overall 

catchment plan is tributary to unnamed creeks called Creek 1 and Creek 2, and forms part of the Puntledge River 

watershed. Please refer to Wedler Drawing included in Appendix A, V21-0501/A-02 Tributary Area Plan for details 

of the overall catchment area and sub catchment areas. The details of Creeks 1 and 2 are described in the next 

section, as are the onsite conditions and flows characteristics. The offsite flows conditions and analysis of the 

offsite infrastructure are described further in the report. 

Onsite Pre-Development conditions and flow characteristics 

The subject property slopes from the south-western edge of the lot to the north-eastern edge with a total 

elevation change of approximately 80 m. Average slope is approximately 8%. The site is well treed with third 

growth, and a portion of second growth coniferous trees. The old logging road runs across the top of the property 

in a southeast to northwest direction. 

The lot is currently undeveloped woodland. See Figure 1. 

Per the Riparian Areas Assessment prepared by Toth and Associates, field survey and topographic survey 

conducted by JE Anderson and Associates, the onsite drainage patterns have been detailed for the site and are 

noted on Wedler Drawing included in Appendix A, V21-0501/A-01 Onsite Storm Water Management Plan 

(SWMP). The SWMP shows the ditches that drain the property, all generally flowing from southwest to northeast 

pattern leading to two primary creeks labelled Creek 1 and Creek 2. Flow currently sheets overland to be 

intercepted by the old logging road ditches, and all flows from the property concentrate at the northeast corner 

of the property at Creek 1 and Creek 2. 

Estimated Onsite pre-development and post development flows 

In order to accurately analyze the site’s stormwater characteristics, an appropriate runoff coefficient (C factor) is 

required. The C factor has been calculated based on a preliminary site plan using the MMCD Design Guideline and 

standard engineering practices. Two distinct pre-development conditions are examined for the purpose of 

comparison: the site as it was prior to any clearing, and the site as it is in its current state. 

 C = 0.10 for 1:5 yr, 1:10 yr and 1:25 yr (pre-development – prior to any clearing) 

 C = 0.13 for 1:5 yr, 1:10 yr and 1:25 yr (current state) 

 C = 0.16 for 1:5 yr, 1:10 yr and 1:25 yr (post development) 

Flow rates were calculated using existing flow routes to arrive at a time of concentration, and the 2020 Courtenay-

Puntledge IDF Curve. 
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Time of concentration is calculated by combining time it takes for runoff to travel along the overland flow portion 

of the drainage route, with the time to travel through ditches and culverts from the furthest point of the 

catchment. The results of rational method calculations to determine pre and post development storm flows are 

summarized below.  

Table 1: Pre-Development Storm Runoff 

Pre-Development Tc = 32.59 minutes 

Storm Recurrence C i (mm/hr) A (hectares) Q (m3/second) 

5 year 0.10 26.52 20.4 0.150 

10 year 0.10 33.70 20.4 0.191 

25 year 0.10 42.57 20.4 0.241 

 
Table 2: Current State Run-off 

Current State Tc = 30.37 minutes 

Storm Recurrence C i (mm/hr) A (hectares) Q (m3/second) 

5 year 0.13 27.38 20.4 0.194 

10 year 0.13 34.855 20.4 0.247 

25 year 0.13 44.10 20.4 0.313 

 
Table 3: Post Development Run-off 

Post-Development Tc = 29.43 minutes 

Storm Recurrence C i (mm/hr) A (hectares) Q (m3/second) 

5 year 0.16 27.77 20.4 0.249 

10 year 0.16 35.37 20.4 0.318 

25 year 0.16 44.79 20.4 0.402 

 

Proposed flow mitigation strategies and recommended best management practices  

The source for the stormwater management strategies proposed is a June 2008 publication, “Beyond the 

Guidebook: The New Business as Usual – Create Liveable Communities and Protect Stream Health – Rainwater 

Management: An Introduction to the Guidebook for British Columbia”. This publication lists performance targets 

that are applicable to a site specific design. 
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The following measures are recommended in the June 2008 publication: 

 Rainfall Capture - keep rain on site by means of ‘rainfall capture’ measures such as rain gardens and 

infiltration soak aways  

 Runoff Control - delay overflow runoff by means of detention storage ponds which provide ‘runoff control’  

 Flood Mitigation – reduce flooding by providing sufficient hydraulic capacity to ‘contain and convey’ 

As such, this report will address these three measures and the recommended mitigation procedures, including 

using in-ground soak away pits or other detention facilities to capture rainfall via storage / infiltration & control 

runoff via detention and using site grading and 1:100yr capacity ditch relocation for flood mitigation. 

The modified rational method is an appropriate design methodology for determining the volume of detention 

required to maintain pre-development flow rates. The storm recurrence interval that was analyzed to determine 

the detention volume is the 5 year storm. This is consistent with Department of Fisheries and Oceans guidelines 

which state that the 6 month, 2 year and 5 year storm flows should be maintained at pre-development levels. 

Given the size of this site, providing a facility to retain flow levels for the 5 year storm will also be more than 

sufficient to maintain pre-development flow levels for all storms of more common recurrence intervals as they 

will have lower intensity. 

Using the 5-year pre-development flow rate as a release rate, a detention volume of 168.6 m3 is required to 

maintain flows at the pre-development level once all site development is complete. 

The following strategies are recommended for mitigating the increase in runoff from this site and to achieve the 

required detention after the proposed subdivision is completed (see Wedler Drawing V21-0501/A Onsite 

Stormwater Management Plan): 

 Two rock pits on each lot – all roof leaders to be drained to an in-ground soak-away or “rock pit” 

constructed according to the typical detail shown in Figure 2 below. Each lot will need to provide 25% of 

the total required storage: 

o Rock Pit A for the primary residential dwelling unit with a workshop (10.0 m long x 7.25 m wide x 

1.1 deep) will provide 26.3 m3 (assuming a void ratio of 0.33) 

o Rock Pit B for the second residential dwelling unit (8.0 m long x 5.75 m wide x 1.1 deep) will 

provide 16.7 m3 (assuming a void ratio of 0.33) 

 Bio-swales with infiltration for storm runoff from proposed driveways. These can help improve runoff 

water quality. See Figure 3 for a typical detail 

 Provision of overland flow routes through site grading design for major storms (i.e. 1 in 100 year 

recurrence interval) 

 Maximum hard surfacing to be 25% of the lot area (roof area, paved areas, patios, etc.) 

The above measures will provide more than the required detention volume to mitigate the increases in storm run-

off from the proposed development. 
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Final location of rainwater storage facilities and details should be determined in the field, with the following 

requirements maintained:  

 All onsite facilities should be designed with a suitable overflow and site grading that will convey excess 

flows safely offsite without causing property damage or other unwanted effects. 

 5.0 m horizontal separation to any house foundation, with a minimum of 1.5 m of undisturbed native soil 

retained between the rock pit/infiltration swale/rain garden and the foundation. This separation will 

provide sufficient limitation to rock pit influence on the perimeter drain. 

 0.3 m vertical separation between the floor slab and the lawn basin/grit separator pump of the rock pit. 

This will not result in increased risk of surcharging if the storm service is connected per the BC Plumbing 

Code. 

 7.5 m minimum horizontal separation from any septic field. 

 Outside the dripline of any trees. 

 Ensure that the building perimeter drains do not get connected to soak-away(s). 

 

Figure 2 – Typical Detail for In-Ground Stormwater Management Facility 
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Figure 3 – Typical Detail for Roadside Bio-Swale 

Additional best management practices recommended for this site which may be implemented as part of site 

development and building construction are as follows: 

 Reducing hard surfaces through the use of gravel, permeable pavements or structural grass systems for 

parking areas. 

 Green roofs to reduce run-off. 

 Storage and re-use of rainwater to reduce runoff volume and flows. 

 Use of oil-silt separators to treat runoff from hard surfaces. 

Proposed erosion and sediment control measures for during construction 

The following measures are recommended for the construction stage of any possible development of the 

property: 

 Construct permanent or temporary fencing around sensitive features and their buffers. 

 Retain as much natural vegetation as possible. Minimise the cleared area required for construction. 

 Install suitable vegetation and complete site landscaping as soon as practical to disrupted site areas. 

 Prevent any disturbance within the root zone (drip line) of established trees. 

 Retain the natural soils and put them back onsite during landscaping. 

 Reduce soil compaction by avoiding machinery use except where necessary. 

 Cut-off potentially sediment laden surface water with interception ditches or compost filled geotextile 

tubes. 

 Build and maintain a sedimentation pond that captures all run-off from cleared areas. 

 Cover any areas that will be left unplanted with straw to reduce soil stripping. 

 Stage construction and stripping to avoid having large areas of the site excavated. 
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The details of the measures that will be employed, and how they would be staged, will depend on the form and 

nature of eventual development. A detailed Erosion and Sediment Control Plan should be prepared with any 

building permit submissions for the property. Stormwater management features are to be built prior to house 

construction or any hard landscaping starting. 

Offsite flow conditions 

The contours, connectivity and existing watercourses were assessed to determine the catchments and flow-paths 

upstream and downstream of the subject development. Wedler Drawing Number V20-0501/A-02 shows the 

overall catchment boundaries in the surrounding area that eventually discharge to Creek 1 and Creek 2. 

Two sub-catchments have been determined and presented: ‘Catchment 1’ draining to Creek 1 and ‘Catchment 2’ 

draining to Creek 2. The areas for these catchments are 14.8 Ha and 28 Ha, respectively. The proposed 

development forms roughly 50% of the total catchment area. 

Assessment of downstream infrastructure capacity 

The downstream infrastructure includes 5 culverts: Culverts 1, 4 & 5 as part of Catchment 1 and Culverts 2 & 3 as 

part of Catchment 2. The flows for each of these downstream culverts have been assessed per MOT guidelines. 

The following tables present a summary of the expected flows. Pre-to-post development analysis is presented per 

the rational method to arrive at a conservative result. The flow calculations consider all culverts at each location 

as at high flow levels and all would convey water. 

Table 2 – Culvert Flow Summary – Culvert 1 450 mm CSP (Catchment 1-A) 

Storm Recurrence Catchment 
Area (Ha) 

Qpre-development 
(m3/s) 

Qpost development 
(m3/s) 

Capacity 
(m3/s) 

Headwater (m) 

10 year 21.84 0.218 0.256 0.409 0.41 

50 year 21.84 0.316 0.372 0.409 1.02 

100 year 21.84 0.359 0.423 0.409 1.23 

 

Table 3 – Culvert Flow Summary – Culvert 2 450 mm CSP (Catchments 2-A & 2-B) 

Storm Recurrence Catchment 
Area (Ha) 

Qpre-development 
(m3/s) 

Qpost development 
(m3/s) 

Capacity 
(m3/s) 

Headwater (m) 

10 year 13.2 0.150 0.177 0.512 0.45 

50 year 13.2 0.220 0.259 0.512 0.64 

100 year 13.2 0.251 0.295 0.512 0.75 

 

Table 4 – Culvert Flow Summary – Culvert 3 600 mm CSP (Overall Catchment 2) 

Storm Recurrence Catchment 
Area (Ha) 

Qpre-development 
(m3/s) 

Qpost development 
(m3/s) 

Capacity 
(m3/s) 

Headwater (m) 

10 year 18.5 0.202 0.237 0.576 0.48 

50 year 18.5 0.295 0.347 0.576 0.59 

100 year 18.5 0.336 0.394 0.576 0.65 
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The culvert crossing at the outfall to Creek 1 contain two culverts.  

Table 5 – Culvert Flow Summary – Culverts 4 & 5 600/600 mm CSP (Overall Catchment 1) 

Storm Recurrence Catchment 
Area (Ha) 

Qpre-development 
(m3/s) 

Qpost development 
(m3/s) 

Capacity 
(m3/s) 

Headwater (m) 

10 year 14.8 0.242 0.284 2.987 0.42 

50 year 14.8 0.350 0.413 2.987 0.46 

100 year 14.8 0.398 0.468 2.987 0.48 

Per the tables above, all culverts appear to have adequate capacity to handle all flows up to 1 in 100 year storm, 

with the exception of Culvert 1 only if the 1 in 100 year instantaneous peak flow were to occur. All culverts are 

inlet controlled, and as such changes in headwater depth (height above invert) do not impact culvert flow capacity. 

Table 6 below presents a summary of the analysis of the culverts’ capacity to handle up to 1 in 100 year storm. 

Table 6 – Culverts Assessment Summary and Recommendation 

Culvert 

Ratio of 
design flow 

to pipe 
capacity 

Comments Recommendations 

Culvert 1 (450 

mm CSP) 
 

No headwalls observed during site 

review. Culvert monitoring during major 
storm events may be required. 
Provide rip rap armouring at the 
outlet. 

10 year 37.3% 
Culvert may be overtopped during 1-in-

5 year and 1-in-100 year storms events. 
50 year 91.1% 

100 year 103.4% 

Culvert 2 (450 

mm CSP) 
 

No headwalls observed during site 

review. 

Provide rip rap armouring at the 
outlet for protection of road and 
banks against erosion. 

10 year 34.5% 
Culvert slightly overtopped during 1-in-
5 year and 1-in-100 year storms events. 

50 year 50.6% 

100 year 57.6% 

Culvert 3 (600 
mm CSP) 

 
No headwalls observed during site 
review. 

10 year 41.2% 
Culvert slightly overtopped during 1-in-
100 year storm event only. 

50 year 60.2% 

100 year 68.4% 

Culverts 4 & 5 
(600/600 mm 

CSP) 
 

No headwalls observed during site 
review. 

10 year 9.5% 

Culvert not overtopped. 50 year 13.2% 

100 year 15.0% 
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Conclusions 

On-site detention with retention of stormwater flows through detention and infiltration is recommended to 

maintain post-development flows at pre-development levels. Recommendations for erosion and sediment control 

as well as best management practices are provided. Final configuration of any detention / retention facilities on 

each proposed lot should be confirmed at the building permit stage when the details of the house size, location 

and overall development of each lot is confirmed. 

All culverts downstream of the subject development were assessed to have adequate capacity to accommodate 

flows up to 1 in 100 year storm. Recommendations for protecting the road and banks against erosion are provided. 

The analysis performed for the stormwater management discussed in this report is based on site specifications 

and a proposed lot layout as provided by the client. The mitigative methods discussed in this report to reduce & 

control runoff and provide flood protection herein meet recommended minimum standards and align with 

accepted engineering practices based on the provided information. 

Yours truly, 

Wedler Engineering LLP 

 

Per:            Reviewed by:     

 

 

 

  Wedler Engineering LLP Permit to Practice No. 1000196 

Marie Xyla Emmanuel Vital, EIT    Randy Watson, P.Eng., CCA 

Civil Design Engineer    Senior Engineer ● Senior Project Manager 

   

#211 – 2459 Cousins Avenue  rwatson@wedler.com  

Courtenay, BC V9N 3N6   

mvital@wedler.com   

p. 250-334-3263  f. 250-338-2296   
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1 BACKGROUND 

We understand that the owner of the Property with PID 028-704-550 Legal: Lot 4, Block 249, Comox Valley Regional District 
(CVRD), Plan EPP11657 is going to submit a subdivision application to CVRD for subdividing the Property into four separate 
lots, that being three 10 acre lots and one 18 acre lot. The total area of the Property is 20.40 hectares. The Property meets 
the subdivision requirements as its area is more than 20 hectares. 

The Property is zoned as Rural/Resource, Rural twenty (R20). 

According to “Rural Comox Valley Zoning Bylaw 520, 2019”, the residential density for four proposed lots would be two single 
detached dwellings as their area is more than one hectare each. 

There is an existing well on the Property with Well Identification Plate Number: 36452. The well is completed as a 6-inch 
diameter hole to a depth of 345 feet. The well’s yield was estimated at approximately 0.75 US GPM by the driller (DrillWell 
Enterprises) during the drilling phase.  

GW Solutions has been requested to address the following issues related to groundwater conditions of the Property and the 
existing well: 

- The hydrogeological setting of the Property which includes the type of existing aquifer(s) underlying the property and its 
characteristics such as water table position, yield; 

- Well’s inspection and assessment based on the Water Sustainability Act; and 

- Feasibility of drilling additional eight and/ or five wells and assessing and outlining the pros and cons of both options. 

2 SCOPE 

As part of GW Solutions’ study, the following tasks have been completed: 

• Review and interpretation of available information on topography, surficial soils, mapped aquifers, surface water features,
water level, and neighbouring wells.

• Review/inspection of existing well at the site.
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• Data interpretation and reporting. 

3 INFORMATION SOURCES 

During the course of the study, and along with information provided by the owner, GW Solutions accessed the following 
sources of data: 

• Rural Comox Valley Zoning Bylaw No. 520; 

• Rural Comox Valley Official Community Plan; 

• The BC Water Resources Atlas; aquifer maps, aquifer classification, and logs of nearby water wells; 

• BC Soil Information Finder Tool; 

• BC GWELLS - Groundwater Wells Search; 

• BC Water Resources Atlas;  

• ECO CAT - Ecological Reports Catalogue;  

• BC Aquifer Classification Maps; and 

• WSC, Water Survey Canada. 

A summary of the information and the preliminary hydrogeological assessment are presented in the remainder of this letter-
report. 

4 SITE DESCRIPTION 

The Property is located within Electoral Area C of the Comox Valley Regional District (CVRD), Puntledge-Black Creek region, 
4-km North of Comox Lake. It has an area of approximately 20.4 hectares. The Property’s elevation ranges from 400 to 480 
m above sea level sloping from south west to north east. Most of the Property’s land is covered with trees and plants (Figure 
1). 

Figure 2 shows the Property extending across two watersheds; Browns River watershed at the east and Puntledge River 
watershed at the west. 
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There is one active hydrometric station on Browns River (ID 08HB025) and two active hydrometric stations on Puntledge 
River; one station is located below diversion (ID 08HB084) and the other in Courtney (ID 08HB006). 

Figure 3 shows the daily water flow data since 1990 till now and the corresponding monthly average flows and levels for the 
three stations. Minimum monthly average flows are observed in July, August, and September for Browns River and Puntledge 
River. 

There is an active surface water diversion license (License No: C125756) on Forbidden Creek about 200 m from the east side 
of the Property. The purpose of the license is domestic use with 2.27 m3/day. 

There is no building and infrastructure within the Property boundary. There is a 6-inch well with the depth of 345 ft seated 
close to the east boundary on the Property.   

There are two water course and riparian areas crossing the Property according to Toth and Associates Riparian Assessment 
Report (November 2012), see Figure 4. 
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Figure 1: Site location and its topography (yellow lines) 
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Figure 2: The property and its hydrology setting 
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Figure 3: Historical daily surface water flow and monthly average flow measured at the hydrometric stations 

Appendix A Page 22 of 70



Preliminary Hydrogeological Study to Support Subdivision, CVRD                        December 1, 2020 

 

 

Page 8  Project No.20-10 

 

Figure 4: Water course and riparian areas across the Property (Toth and Associates Riparian Assessment Report, November 
2012) 
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5 LOCAL HYDROGEOLOGY 

5.1 Surficial Geology 

Surficial geology of the Property is composed of shallow moraine sediments. The shallow moraine sediments were reported 
to be approximately 3 m (10 ft) deep in the well on the Property. The thickness of unconsolidated sediments averages 4.3 m 
(14 ft) within a 500-meter radius around the Property for wells reporting depth to bedrock in the shallow moraine deposit. This 
value ranges from 0.9 m (3 ft) to 12.8 m (42 ft). Figure 5 shows the surficial geology map across and around the Property. 

5.2 Bedrock Geology 

Bedrock underlying the Property consists of crystalline rocks, limestone and granite of Karmusten Formation (Triassic), 
Vancouver Group (Cui et al. 2017). Several faults have been mapped in a northwest to southeast direction at the regional 
scale although no specific geological structure such as fault has been identified across the Property. 

5.3 Aquifer Properties and Neighbouring Wells 

Using aquifer mapping by the BC Ministry of Environment (March 2019), the Property lies over fractured bedrock Aquifer 950, 
Wood Mountain and Mount Washington. No artesian condition has been observed for the aquifer. The aquifer vulnerability to 
surface contamination has been inferred as low due to low permeability materials which overlie the aquifer (Zidra Hammond, 
Stage 1 Foundation Mapping). 

Regional recharge is likely direct infiltration from precipitation and mountain block recharge along the bedrock contact and 
overburden deposits. The major groundwater usage in the area corresponds to water supply, irrigation, and commercial 
purposes (based on the land use for the region Bennett et al, 2018). 

There is no data available for water quality of the aquifer. 

Figure 6 shows the Aquifer 950 extent with respect to the Property boundary and the existing neighbouring wells (BC Wells 
Database).  

Figure 7 shows additional information (i.e. depth, water depth) in neighbouring wells. Well reports in the neighbouring wells 
shows that the deeper well has better chance to hit a more productive fractures such as well tag number 104649 completed 
to a depth of 660 ft and estimated yield reported at 18 US GPM (see Figure 7). 
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There is no Provincial observation well completed in the aquifer.  

 

Figure 5: Surficial geology map 
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Figure 6: Aquifer extent and the Property 
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Figure 7: Water well information within and around the Property 
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6 SITE VISIT AND WELL’S INSPECTION 

GW Solutions visited the site on August 18, 2020 to collect complementary information about the existing well on the 
Property. Furthermore, we have conducted a camera logging inspection in the well to observe fractures contributing to flow 
and construction details (i.e. depth). 

The existing water well on the Property is 6-inch in diameter with Well ID Plate No: 36452. The well is registered in the BC 
database. Based on the wells database, the well is an open hole with a depth of 345 feet. The well log is provided in 
Appendix 1. 

The water level depth was measured at 5.66 m from top of casing (TOC) at 3:25 pm on August 18, 2020. The stick up/TOC 
length is 0.45 m. The camera logging inspection showed some fractures/openings at 150, 120, 205, 280-286 and 293 feet 
from TOC. Without a pumping test, it could not be inferred which fracture(s) contribute water to the well yield using the video 
camera inspection. The bottom of the well was measured at 324 feet. A pump was not installed in the well and there is no 
water quality data available for the water well. The water looked clear during camera logging. 

The well cap was removed and a standard one was installed. The well’s surface seal was observed.  

Figure 8 shows a photo of the inspected well on the Property.  
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Figure 8: Existing water well on the Property 

7 INTERPRETATION, CONCLUSIONS AND RECOMMENDATIONS 

- The existing well meets the current minimum well construction standards as outlined in the Groundwater Protection 
Regulation under the BC Water Sustainability Act.  

- Although a bedrock aquifer can have higher vulnerability to contaminants introduced at the land surface, the presence 
of a low permeable material overlying Aquifer 950 across the property is expected to reduce the risk of water quality 
impacts caused by land development. 

- The current water demand in the aquifer 950 underlying the property is unknown; however, the limited numbers of 
wells completed in this aquifer suggests water demand is minimal. Therefore, groundwater depletion by additional (up 
to 8) domestic water wells in the aquifer would be unlikely. 

- There is no water table fluctuation data available, either from the existing well or from any other water wells in Aquifer 
950, to infer the maximum and minimum water level. However, the minimum static water table level is likely to occur in 
summer (August-September) corresponding with minimum water flow in Browns River and Puntledge River.  
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- Typically, groundwater drawdown around a pumping well in a fractured bedrock aquifer can extend several hundred 
meters, but the groundwater usage for residential purposes in this area is expected to be relatively small. Therefore, 
pumping from this well should have a minimal impact on other well users given the separation distance between wells 
completed in the same aquifer.  

- As most of the land within the proposed Property will not be modified and only a limited area would be paved, minimal 
impact on aquifer recharge is anticipated. 

- The proposed subdivided lots could likely rely on groundwater as the main water supply source as there is a high 
likelihood of encountering water producing fractures that will support residential demand within the Property area (0.75 
US GPM per residential lot), although we recommend conducting a groundwater exploration program in each proposed 
lot prior of any development (construction phase) to secure the water source.  

- There is a limitation of drilling well(s) adjacent to, and within a 30 m buffer distance from riparian areas that needs to 
be respected when conducting any groundwater exploration.  

- For the development phase, we recommend drilling and testing four well(s) on the proposed subdivided lots (4 lots) 
because it is less costly than eight wells and there is less chance for well interference during pumping. Moreover, there 
would be fewer limitations regarding setbacks and more distance/space available from the other wells.   

- The detailed construction plan and infrastructure design should be completed prior to the drilling program to ensure 
adequate setbacks are considered when locating the drilling sites.  

- According to the drilling report the well on the property yields 0.75 USgpm. This yield was estimated by the driller using 
airlift method for one hour. Well capacity may differ from this value and could be verified using a short-term or long-
term test.  

- For a conservative scenario considering high water demand and high pumping rate (assuming eight residential water 
wells with the yield of 0.75 USgpm each or 6 USgpm in total), the impact of pumping proposed wells on Forbidden 
Creek located downstream of the property would be negligible in comparison with the existing surface water licenses 
on this creek. 

- Based on Rural Comox Valley OCP, 2014, bylaw No. 337, Schedule ‘A’, Natural environment; Surface Water and 
Groundwater Policy requirements, the potential impact of the proposed subdivision on the watersheds and water 
resources (in terms of water quality and quantity) is anticipated to be low, although the CVRD may require the 
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proponent to update this assessment prior to development approval with considering development plan/sketch for each 
proposed subdivided lot. 

8 STUDY LIMITATIONS 

This document was prepared for the exclusive use of the client. The inferences concerning the data, site and, receiving 
environment conditions contained in this document are based on information obtained during investigations conducted at the 
site by GW Solutions and others and are based solely on the condition of the site at the time of the site studies. Soil, surface 
water and groundwater conditions may vary with location, depth, time, sampling methodology, analytical techniques and other 
factors.  

In evaluating the subject study area and water quality data, GW Solutions has relied in good faith on information provided. 
The factual data, interpretations and recommendations pertain to a specific project as described in this document, based on 
the information obtained during the assessment by GW Solutions on the dates cited in the document, and are not applicable 
to any other project or site location. GW Solutions accepts no responsibility for any deficiency or inaccuracy contained in this 
document as a result of reliance on the aforementioned information.  

The findings and conclusions documented in this document have been prepared for the specific application to this project and 
have been developed in a manner consistent with that level of care normally exercised by hydrogeologists currently practicing 
under similar conditions in the jurisdiction.   

GW Solutions makes no other warranty, expressed or implied and assumes no liability with respect to the use of the 
information contained in this document at the subject site, or any other site, for other than its intended purpose. Any use 
which a third party makes of this document, or any reliance on or decisions to be made based on it, are the responsibility of 
such third parties. GW Solutions accepts no responsibility for damages, if any, suffered by any third party as a result of 
decisions made or action based on this document. All third parties relying on this document do so at their own risk. Electronic 
media is susceptible to unauthorized modification, deterioration, and incompatibility and therefore no party can rely upon the 
electronic media versions of GW Solutions’ document or other work product. GW Solutions is not responsible for any 
unauthorized use or modifications of this document.  

GW Solutions makes no other representation whatsoever, including those concerning the legal significance of its findings, or 
as to other legal matters touched on in this document, including, but not limited to, ownership of any Property, or the 
application of any law to the facts set forth herein.  
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If new information is discovered during future work, including excavations, sampling, soil boring, predictive geochemistry or 
other investigations, GW Solutions should be requested to re-evaluate the conclusions of this document and to provide 
amendments, as required, prior to any reliance upon the information presented herein. The validity of this document is 
affected by any change of site conditions, purpose, development plans or significant delay from the date of this document in 
initiating or completing the project.  

The produced graphs, images, and maps have been generated to visualize results and assist in presenting information in a 
spatial and temporal context.  The conclusions and recommendations presented in this document are based on the review of 
information available at the time the work was completed, and within the time and budget limitations of the scope of work. 

The client may rely on the information contained in this memorandum subject to the above limitations. 
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9 CLOSURE 

Conclusions and recommendations presented herein are based on available information at the time of the study. The work 
has been carried out in accordance with generally accepted engineering practice. No other warranty is made, either 
expressed or implied. Engineering judgement has been applied in producing this letter-report.  

This letter report was prepared by personnel with professional experience in the fields covered. Reference should be made to 
the General Conditions and Limitations attached in Appendix 3. 

GW Solutions is pleased to produce this document. If you have any questions, please contact me.  

 

 

Yours truly, 

 
GW Solutions Inc. 
 
 

 
 

 Antonio Barroso, M.Sc, P.Eng 

Project Hydrogeologist 

 Shiva Farjadian, M.Sc. 

M.Sc in Hydrogeologist 
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EXISTING WELL CONSTRUCTION REPORT (WTN104662) 
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APPENDIX 2 
PROPOSED SITE PLAN 
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GW SOLUTIONS INC. GENERAL CONDITIONS AND LIMITATIONS 
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This report incorporates and is subject to these “General Conditions 
and Limitations”. 

1.0 USE OF REPORT 
This report pertains to a specific area, a specific site, a specific 
development, and a specific scope of work. It is not applicable to any 
other sites, nor should it be relied upon for types of development 
other than those to which it refers. Any variation from the site or 
proposed development would necessitate a supplementary 
investigation and assessment.  This report and the assessments and 
recommendations contained in it are intended for the sole use of GW 
SOLUTIONS’s client. GW SOLUTIONS does not accept any 
responsibility for the accuracy of any of the data, the analysis or the 
recommendations contained or referenced in the report when the 
report is used or relied upon by any party other than GW 
SOLUTIONS’s client unless otherwise authorized in writing by GW 
SOLUTIONS. Any unauthorized use of the report is at the sole risk of 
the user.  This report is subject to copyright and shall not be 
reproduced either wholly or in part without the prior, written 
permission of GW SOLUTIONS. Additional copies of the report, if 
required, may be obtained upon request. 

2.0 LIMITATIONS OF REPORT 
This report is based solely on the conditions which existed within the 
study area or on site at the time of GW SOLUTIONS’s investigation.  
The client, and any other parties using this report with the express 
written consent of the client and GW SOLUTIONS, acknowledge that 
conditions affecting the environmental assessment of the site can 
vary with time and that the conclusions and recommendations set out 
in this report are time sensitive.  The client, and any other party using 
this report with the express written consent of the client and GW 
SOLUTIONS, also acknowledge that the conclusions and 
recommendations set out in this report are based on limited 
observations and testing on the area or subject site and that 
conditions may vary across the site which, in turn, could affect the 
conclusions and recommendations made.  The client acknowledges 
that GW SOLUTIONS is neither qualified to, nor is it making, any 
recommendations with respect to the purchase, sale, investment or 
development of the property, the decisions on which are the sole 
responsibility of the client. 

2.1 INFORMATION PROVIDED TO GW SOLUTIONS BY OTHERS 
During the performance of the work and the preparation of this 
report, GW SOLUTIONS may have relied on information provided by 
persons other than the client.  While GW SOLUTIONS endeavours to 
verify the accuracy of such information when instructed to do so by 
the client, GW SOLUTIONS accepts no responsibility for the 
accuracy or the reliability of such information which may affect the 
report. 

3.0 LIMITATION OF LIABILITY 
The client recognizes that property containing contaminants and 
hazardous wastes creates a high risk of claims brought by third 
parties arising out of the presence of those materials.  In 
consideration of these risks, and in consideration of GW 
SOLUTIONS providing the services requested, the client agrees that 
GW SOLUTIONS’s liability to the client, with respect to any issues 
relating to contaminants or other hazardous wastes located on the 
subject site shall be limited as follows: 

(1) With respect to any claims brought against GW SOLUTIONS by 
the client arising out of the provision or failure to provide services 
hereunder shall be limited to the amount of fees paid by the client to 
GW SOLUTIONS under this Agreement, whether the action is based 
on breach of contract or tort; 

(2) With respect to claims brought by third parties arising out of the 
presence of contaminants or hazardous wastes on the subject site, 
the client agrees to indemnify, defend and hold harmless GW 
SOLUTIONS from and against any and all claim or claims, action or 
actions, demands, damages, penalties, fines, losses, costs and 
expenses of every nature and kind whatsoever, including solicitor-
client costs, arising or alleged to arise either in whole or part out of 
services provided by GW SOLUTIONS, whether the claim be brought 
against GW SOLUTIONS for breach of contract or tort. 

4.0 JOB SITE SAFETY 
GW SOLUTIONS is only responsible for the activities of its 
employees on the job site and is not responsible for the supervision  
of any other persons whatsoever. The presence of GW SOLUTIONS 
personnel on site shall not be construed in any way to relieve the 
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client or any other persons on site from their responsibility for job site 
safety. 

5.0 DISCLOSURE OF INFORMATION BY CLIENT 
The client agrees to fully cooperate with GW SOLUTIONS with 
respect to the provision of all available information on the past, 
present, and proposed conditions on the site, including historical 
information respecting the use of the site. The client acknowledges 
that in order for GW SOLUTIONS to properly provide the service, 
GW SOLUTIONS is relying upon the full disclosure and accuracy of 
any such information. 

6.0 STANDARD OF CARE 
Services performed by GW SOLUTIONS for this report have been 
conducted in a manner consistent with the level of skill ordinarily 
exercised by members of the profession currently practicing under 
similar conditions in the jurisdiction in which the services are 
provided. Engineering judgement has been applied in developing the 
conclusions and/or recommendations provided in this report. No 
warranty or guarantee, express or implied, is made concerning the 
test results, comments, recommendations, or any other portion of 
this report. 

7.0 EMERGENCY PROCEDURES 
The client undertakes to inform GW SOLUTIONS of all hazardous 
conditions, or possible hazardous conditions which are known to it. 
The client recognizes that the activities of GW SOLUTIONS may 
uncover previously unknown hazardous materials or conditions and 
that such discovery may result in the necessity to undertake 
emergency procedures to protect GW SOLUTIONS employees, 
other persons and the environment. These 
procedures may involve additional costs outside of any budgets 
previously agreed upon. The client agrees to pay GW SOLUTIONS 
for any expenses incurred as a result of such discoveries and to 
compensate GW SOLUTIONS through payment of additional fees 
and expenses for time spent by GW SOLUTIONS to deal with the 
consequences of such discoveries. 

8.0 NOTIFICATION OF AUTHORITIES 
The client acknowledges that in certain instances the discovery of 
hazardous substances or conditions and materials may require that 

regulatory agencies and other persons be informed, and the client 
agrees that notification to such bodies or persons as required may be 
done by GW SOLUTIONS in its reasonably exercised discretion. 

9.0 OWNERSHIP OF INSTRUMENTS OF SERVICE 
The client acknowledges that all reports, plans, and data generated 
by GW SOLUTIONS during the performance of the work and other 
documents prepared by GW SOLUTIONS are considered its 
professional work product and shall remain the copyright property of 
GW SOLUTIONS. 

10.0 ALTERNATE REPORT FORMAT 
Where GW SOLUTIONS submits both electronic file and hard copy 
versions of reports, drawings and other project-related documents 
and deliverables (collectively termed GW SOLUTIONS’s instruments 
of professional service), the Client agrees that only the signed and 
sealed hard copy versions shall be considered final and legally 
binding. The hard copy versions submitted by GW SOLUTIONS shall 
be the original documents for record and working purposes, and, in 
the event of a dispute or discrepancies, the hard copy versions shall 
govern over the electronic versions. Furthermore, the Client agrees 
and waives all future right of dispute that the original hard copy 
signed version archived by GW SOLUTIONS shall be deemed to be 
the overall original for the Project.  The Client agrees that both 
electronic file and hard copy versions of GW SOLUTIONS’s 
instruments of professional service shall not, under any 
circumstances, no matter who owns or uses them, be altered by any 
party except GW SOLUTIONS. The Client warrants that GW 
SOLUTIONS’s instruments of professional service will be used only 
and exactly as submitted by GW SOLUTIONS.  The Client 
recognizes and agrees that electronic files submitted by GW 
SOLUTIONS have been prepared and submitted using specific 
software and hardware systems. GW SOLUTIONS makes no 
representation about the compatibility of these files with the Client’s 
current or future software and hardware systems. 
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Devin P. Lucas 

dlucas@kornfeldllp.com d: 604-331-8306 

File No. FRY002CVR201 

May 25, 2021   

BY E-MAIL 

 

Comox Valley Regional District 

Planning and Development Services Branch 

600 Comox Road 

Courtenay, BC, V9N 3P6 

 

Attention:  Russel Dyson, Chief Administrative 

Officer 

 

Dear Sir: 

Re: Application for Re-Zoning  

 Lot 4, Block 249, Comox District, Plan EPP11657, PID 028-704-550 (Forbidden Plateau 

Road) (“Property”) 

 Registered Owners: Jim Fry, Barry Hnatyshyn, Sonja Hnatyshyn and Jordan Carl 

Galbraith-Hamilton 

We are the solicitors for the registered owners of the Property in connection with their application 

for re-zoning that would allow for a subdivision of the Property to create four separate parcels, 

namely one 18 acre (7.29H) lot & three 9.88 acre (4.0H) lots.  

We have been retained to advise them with respect to Policy 23.(1) of the Rural Comox Valley 

Official Community Plan 2014 Bylaw No. 337 (“OCP”) and write this letter to provide the Comox 

Valley Regional District (“CVRD”) with our opinion regarding the interpretation of said policy. 

For ease of reference we reproduce Policy 23.(1) contained in the Transportation section of the 

OCP as follows: 

“Review all new development proposals to assess the emergency access design.  In general, 

new multi-lot residential and commercial development should have two separate and 

unobstructed accesses.” [emphasis added] 

In 2018, a previous application for re-zoning of the Property was submitted to the Electoral Areas 

Services Committee of the CVRD (the “First Application”). 

On June 20, 2018, a Staff  Report was supported by Russell Dyson, Chief Administrative Officer, 

whereby the staff concluded that the proposed application for re-zoning was contrary to Policy 

23.(1) due to alleged road access and connectivity issues.  In the aforementioned report, the staff 

wrote as follows concerning Policy 23.(1), in part: 

Policy 23.(1) of the Official Community Plan states: “Review all new development 

proposals to assess the emergency access design. In general, new multilot 

residential and commercial development should have two separate and 

unobstructed accesses.”  
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While the proposed subdivision design would add a dead-end public road along 

its northern boundary, there also exists a private (covenant registered to 

TimberWest) unmaintained, gravel road across the property following the curved 

contours of the land to the neighbouring property to the North & an additional 

private (covenant registered to TimberWest) unmaintained, gravel road across the 

property following the curved contours of the land to the neighbouring property to 

the South which continues on to the owners property both have accesses to 

Forbidden Plateau Road. The applicant proposes to utilize both of these as an 

alternate means for the new property owners to access Forbidden Plateau Road 

in case of an emergency, however, it will remain private land necessitating 

easement agreements amongst each other, the existing easement holder, and the 

neighbour to the south, as well as winter/summer maintenance into the future to 

be effective.  

Despite any such on-site easement arrangements, the lack of secondary access 

along Forbidden Plateau Road will remain. Enabling additional residential 

density in this area, through rezoning, increases the potential consequences of a 

hazard affecting the road. This, along with the other factors noted in the previous 

staff reports received by EASC on July 9 (Appendix C) and September 17, 2018 

(Appendix D), such as lack of fire protection coverage and increasing development 

in the drinking water supply watershed and the working landscape (forestry), led 

staff to recommend the area is appropriately zoned at the lower density end of the 

Rural Settlement Area’s recommended density range of 4 to 20 hectare minimum 

lot areas. 

     … 

In addition to the above policy specific to the RSA, Policy 23.(1) within the OCP’s 

Transportation section concerning new subdivisions in general states, “Review all 

new development proposals to assess the emergency access design. In general, new 

multi-lot residential and commercial development should have two separate and 

unobstructed accesses.” The proposed access road is a dead-end road that does 

not provide two separate and unobstructed accesses. Policy 25.(2), within the 

OCP’s Infrastructure section, states, “Encourage development of any new roads, 

road improvements…to design using natural topography and conservation of 

environmental features.” The proposed access road is a straight (east-west) road 

that does not curve with the natural topography and is placed over two identified 

watercourses (see Working landscapes section below).  [emphasis added] 

Ultimately, CVRD staff recommended that the board deny the application purportedly on the basis 

of inconsistencies with the OCP, namely Policy 23.(1).  In effect, the CVRD staff elected to read 

in a requirement into Policy 23.(1): that each access point to the Property must have two separate 

and unobstructed accesses; thereby, extending the requirement of accesses to the entire 10 km 

Forbidden Plateau Road from the Piercy Road intersection.  In our view, this interpretation is 

contrary to the clear language of Policy 23.(1).  Nowhere in Policy 23.(1) is there a reference to a 
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requirement that the access road must have two separate and unobstructed accesses.  Rather, 

Policy 23.(1) refers to a development requiring two separate and unobstructed accesses.  If it was 

intended that the two accesses be in reference to the access road, it would be clearly stated in the 

language of the section. 

The fact is, the First Application met this requirement as it contemplated two separate and 

unobstructed accesses to the Property itself.  

On or about June 25, 2019, the board ultimately refused the First Application for re-zoning of the 

Property primarily on the basis that the proposed subdivision design was determined by CVRD 

staff to be non-compliant with Policy 23.(1). 

With respect, this process and its outcome were neither legal, nor reasonable, nor fair to the 

applicant. 

During the years of 2019 and 2020, the CVRD has granted preliminary approval to the following 

re-zoning applications (all of which are on dead-end roads): 

1. Lot 2 Plan V1P81047 Oyster River Way; 

2. Lot 1 Plan 3139 Wilford Road; 

3. Lot 1 Block 29 2491 Emmerson Road; and 

4. Lot B District Lot 13 Upper Island Development. 

Approvals were granted for the above-referenced applications notwithstanding the fact that none 

of the subsequent applications meets the interpretation given to Policy 23.(1) by CVRD and its 

staff when considering the First Application.  In particular, none of these applications provides for 

two separate and unobstructed accesses to the access road to their properties. 

As a starting point, the Electoral Areas Services Committee, in deciding on applications for 

rezoning, applies, among other things, the provisions of the OCP. 

The governing principle of statutory interpretation is that the OCP’s words should be construed 

purposively, in their entire context and in their grammatical and ordinary sense harmoniously with 

the scheme of the Local Government Act, the object of the Local Government Act, and the intention 

of Parliament: Rizzo & Rizzo Shoes Ltd. (Re), 1998 CanLII 837 (SCC), at para. 21. 

It is submitted that by not giving the words of Policy 23.(1) their grammatical and ordinary 

meaning, the CVRD acted unreasonably with regard to its consideration of the First Application.  

Instead of processing the First Application in accordance with the proper principles of law, the 

CVRD and its staff embarked on a process outside of the Act and the OCP with respect to its 

interpretation of Policy 23.(1).   

Furthermore, the Supreme Court of Canada has found that “established internal authority” acts as 

a legal constraint on decisions of administrative boards such as the CVRD board.   By now granting 

preliminary approvals to subsequent rezoning applications without those applications addressing 

Policy 23.(1), the CVRD and its staff have established a precedent that will constrain what will 

constitute a reasonable decision by the board moving forward when considering any rezoning 
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applications under the OCP with respect to Policy 23.(1).  The Supreme Court of Canada in 

Canada (Minister of Citizenship and Immigration) v. Vavilov, 2019 SCC 65, commented on this 

issue at para. 131 when it stated (in part):  

Whether a particular decision is consistent with the administrative body’s past 

decisions is also a constraint that the reviewing court should consider when 

determining whether an administrative decision is reasonable. Where a decision 

maker does depart from longstanding practices or established internal authority, 

it bears the justificatory burden of explaining that departure in its reasons. If the 

decision maker does not satisfy this burden, the decision will be unreasonable. 

[emphasis added] 

In light of the foregoing, we put the CVRD on notice that in the event the CVRD and its staff 

refuse to follow the proper principles and processes with respect to Policy 23.(1) or otherwise 

when considering our clients’ new re-zoning application, our clients will avail themselves of all 

available remedies including, if necessary, challenging the reasonableness of this decision in the 

Supreme Court of British Columbia.  We trust that will not be necessary. 

To that end, our clients’ new application calls for two access roads being used in case of an 

emergency for access/egress and agreements will be in place prior to their application being 

submitted.  Otherwise, our clients will ensure that the new main road on the North part of the 

Property will be used for everyday use for access/egress to each lot.  This will address all issues 

with regard to Policy 23.(1) as it is intended. 

Yours truly, 

 

KORNFELD LLP 

Per: 

 

   

 

Devin P. Lucas 
 

DPL:vkh 
cc: clients 
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April 5, 2018

Wildfire Threat Assessment

Lot 4, Block 249, Forbidden Plateau Road

Submitted By: 

Leigh Stalker, RPF
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Proposed Lot DProposed Lot D

Area = 4.06 ha (10.02 acres)Area = 4.06 ha (10.02 acres)
Proposed Lot CProposed Lot C

Area = 4.04 ha (9.98 acres)Area = 4.04 ha (9.98 acres)
Proposed Lot BProposed Lot B

Area = 4.00 ha (9.88 acres)Area = 4.00 ha (9.88 acres)
Proposed Lot AProposed Lot A

Area = 6.86 ha (16.95 acres)Area = 6.86 ha (16.95 acres)
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Ron McMurtrie and Associates, Consulting Engineers 

Wastewater System Specialists   

Comox/Hornby Island, BC  250-335-2685             jasbreez@island.net 

 

Proposed Subdivision  of Lot 4, Plan EPP1657 

 

1 

March 5, 2018  
 
Mr. Jim Fry 
c/o J.E. Anderson and Associates 
F-1250 Cedar Street 
Campbell River, BC V9W 2W5 
 
RE: PROPOSED SUBDIVISION OF LOT 4, BLOCK 249, COMOX DISTRICT, PLAN EPP11657 
- SEWERAGE SYSTEM SITE AND SOIL EVALUATION  
OUR FILE: 0898 
MOTI FILE:  
 
Dear Sir: 
 
The following report summarizes our site and soil evaluation for onsite sewerage systems 
regarding the proposed subdivision of the above noted property. This report has been prepared 
with regard to the following documents: 1. VIHA Subdivision Standards, July 2013 and; 2. BC 
Sewerage System Regulation, Standard Practice Manual (SPM), Version 3, September 2014. 
 
BACKGROUND AND PROPOSED DEVELOPMENT 
 
The subject property (Lot 4, Plan EPP11657) has an area of 19.38 hectares. The proposed 
subdivision is for 4 lots: Lots A, B, C and D as shown on the attached plan. Proposed minimum 
lot size is 4.0 hectares. Primary and reserve septic field areas to service the proposed lots with 
onsite sewerage systems are also shown on the plan. Each lot will have its own drilled well for 
domestic water supply.  
 
SITE AND SOIL EVALUATION 
 
A site and soil evaluation was carried out by the author at the above noted property to locate 
potential areas for primary and reserve dispersal areas for sewerage systems serving the 
proposed Lots A , B, C and D. Machine dug test pits and permeability testing was carried out 
between September 14 to 21, 2017 and wet-season conditions and groundwater observations 
were made on December 13, 2017. A summary of the soil conditions, permeability test results 
and groundwater conditions are included in the tables below. 
 
The property is generally forested (conifers) with cleared areas for road right of way and potential 
building sites. The proposed dispersal areas are primarily in the cleared areas with the exception 
of Lot D which is in the forest at the edge of the clearing. There are no major drainage channels 
or streams on the property that conflict with the proposed septic field areas. 
 
Land slope in the proposed septic field areas ranges from 5 to 10% in Lots A, B and C. Lot D 
slopes range from 6 to 12% and from 15 to 20%. 
 
Soils on the property and in the proposed septic field areas are predominantly: Reddish brown 
sandy loams, of moderate to strong blocky structure and friable consistence and they are gravelly 
(>15% coarse fraction). Typical depth of this soil layer varied from 45 to 70cm as observed in the 
test pits. They are considered favorable for the treatment and dispersal of wastewater. They are 
underlain by a layer of: Massive sandy loam, dense to moderately cemented and of lower 
permeability. This is considered a flow restrictive layer and is unfavorable for the treatment of 
wastewater. A layer of organics (duff and forest litter) of 5 to 15cm typical depth covers the site. 
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The following table summarizes the measured depths of observed features in the test pits and 
indicates the available soil depth for treatment for each pit in the final column: 
 

  
SOIL TEST PIT SUMMARIES (MEASURED DEPTHS) 

TEST 
PIT # 

RESTRICTVE 
LAYER (cm) 

ROOT 
DEPTH 
(cm) 

REDOXI-
MORPHIC 
(cm) 

GROUND-
WATER 
(DEC 13, 
2017) 
(cm) 

SOIL 
TEXTURE AND 
STRUCTURE, 
CONSISTENCE 
Note 1 

DEPTH TO 
LIMITING 
LAYER 
(AVAILABLE 
SOIL 
DEPTH) 
(cm) 

 
LOT A 

TP1 55 60 55 60 SL-G BLK S/A-
FAV 

55 

TP2 50 55 55 80 SL-G BLK S/A-
FAV 

50 

TP3 30 35 30 NIL SL-G BLK S/A-
FAV 

30 Note 2 

TP4 40 40 40 60 SL-G BLK S/A-
FAV 

40 

TP5 55 60 55 70 SL-G BLK S/A-
FAV 

55 

TP6 50 50 50 60 SL-G BLK S/A-
FAV 

50 

 
LOT B 

TP7 50 50 50 60 SL-G BLK S/A-
FAV 

50 
 

TP8 50 50 55 60 SL-G BLK S/A-
FAV 

50 

TP9 55 55 55 60 SL-G BLK S/A-
FAV 

55 

TP10 50 50 50 50 SL-G BLK S/A-
FAV 

50 

TP11 45 45 50 60 SL-G BLK S/A-
FAV 

45 

 
LOT C 

TP12 70 60 65 70 SL-G BLK S/A-
FAV 

60 
 

TP13 50 50 50 75 SL-G BLK S/A-
FAV 

50 
 

TP14 60 60 60 80 SL-G BLK S/A-
FAV 

60 
 

TP15 60 55 60 >85 SL-G BLK S/A-
FAV 

55 
 

TP16 75 60 50 80 SL-G BLK S/A-
FAV 

60 
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LOT D 

TP17 60 55 60 >80 SL-G BLK S/A-
FAV 

55 
 

TP18 70 70 70 >85 SL-G BLK S/A-
FAV 

70 
 

TP19 60 55 60 >75 SL-G BLK S/A-
FAV 

60 
 

TP20 75 75 60 >90 SL-G BLK S/A-
FAV 

60 
 

TP21 75 65 65 >85 SL-G BLK S/A-
FAV 

65 
 

Note 1: SL - Sandy Loam; G - gravelly; BLK-S/A - Blocky Sub-angular structure; FAV - Favorable 
grade and consistence. 

Note 2: TP3 is located outside of the proposed dispersal area. 

 
The site is underlain by bedrock and there are a number of shallow exposed bedrock layers and 
outcroppings on the property. The proposed septic field areas do not contain any bedrock 
outcrops or other negative effects from shallow bedrock.  
 
Soils in the field areas are generally well drained and free of negative effects from surface water 
runoff and do not contain areas with poorly drained or seasonally wet soils. Wet season 
observations made on December 13, 2017 confirmed this assumption. Groundwater observations 
in the test pits ranged from 50 to 90cm on this date. Groundwater depths exceeded typical rooting 
and mottling depths observed in the pits. 
 
There are no known wells on the property or neighbouring properties within 30m of the proposed 
septic field areas. 
 
There are no potential effluent break-out points within 15m of the proposed septic field areas.  
 
Permeability testing was carried out using a 4" Permeameter in hand-augured holes typically 
about 30cm deep. The results of the tests are shown in the table below including calculations of 
Hydraulic Conductivity in mm/day. It is noted that the median field saturated hydraulic conductivity 
(Kfs) is 1109 mm/day. This is consistent with the expected values for a sandy loam soil. 
 

PERMEAMETER TEST RESULTS - 4" DIAMETER 
 

Auger Hole# Location Depth 
(cm) 

Diameter 
(cm) 

Stable Fall 
(mm/min) 

 Soil 
Factor 
(CS) 

KFS 

(mm/day) 

LOT A 

AH1  Near TP1 30 9 26 47.2 1227 

AH2 Near TP2 30 9 8 47.2 378 

LOT B 

AH3 Near TP7 30 8 53 52.5 2783
1 

AH4 Near TP10 30 9 10 47.2 472 

LOT C 

AH5 Near TP14 30 8 72 52.5 3780
1 

AH6 Near TP15 30 9 21 47.2 991 
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LOT D 

AH7 Near TP20 30 9 11 47.2 519 

AH8 Near TP17 30 8 78 52.5 4095
1 

Design KFS     Median 1109 

Note 1. High readings due to presence of coarse gravel 

 
 
PRIMARY AND RESERVE DISPERSAL AREAS 
 
The proposed septic field areas for Lots A, B, C and D are summarized in the following table and 
are as shown on the attached plan. All septic field areas shown exceed the VIHA Subdivision 
Standards shown in Table B for lots served by individual wells in "Loam" soils (715 sq.m. for 
primary and reserve areas). The minimum contour length of 25m in the VIHA Standard has been 
met or exceeded for the 4 areas. 
 

SEPTIC FIELD AREA SUMMARY (PRIMARY AND RESERVE AREAS) 

 LOT AREA 
(hectares) 

SOIL TYPE SOIL DEPTH 
(cm) 

PRIMARY 
AND 
RESERVE 
AREA 
(sq.m.) 

CONTOUR 
LENGTH 
(lin.m.) 

LOT A 7.28 LOAM 50 720 45 

LOT B 4.00 LOAM 50 750 25 

LOT C 4.04 LOAM 50 - 60 750 30 

LOT D 4.06 LOAM 60 750 25 

 
 
 
Proposed Lot A (7.28 ha) 
 
The proposed dispersal area for Lot A (primary and reserve area) measures 16m x 45m (across 
the slope). The slope in the field area is approximately 5%. 
 
Soil depth in the dispersal area of 50cm exceeds the VIHA Subdivision Standards which specify a 
depth of 46cm for 2.0 hectare lots with less than 15% slope. 
 
Proposed Lot B (4.00 ha) 
 
The proposed dispersal area for Lot B (primary and reserve area) measures 30m x 25m (across 
the slope). The slope in the field area is approximately 10%. 
 
Soil depth in the dispersal area of 50cm exceeds the VIHA Subdivision Standards which specify a 
depth of 46cm for 2.0 hectare lots with less than 15% slope. 
 
Proposed Lot C (4.04 ha) 
 
The proposed dispersal area for Lot C (primary and reserve area) measures 25m x 30m (across 
the slope). The slope in the field area is approximately 10%. 
 
Soil depth in the dispersal area of 50 to 60cm exceeds the VIHA Subdivision Standards which 
specify a depth of 46cm for 2.0 hectare lots with less than 15% slope. 
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Proposed Lot D (4.06 ha) 
 
The proposed dispersal area for Lot D (primary and reserve area) measures 30m x 25m (across 
the slope). The slope in the field area varies from approximately 6 to 12% in part of the area and 
exceeds 15% in the other part. 
 
Soil depth in the dispersal area of 60cm exceeds the VIHA Subdivision Standards which specify a 
depth of 46cm for 2.0 hectare lots with less than 15% slope. It does not however meet the VIHA 
Standard of 90cm for >15% slope. 
 
SUMMARY AND CONCLUSIONS 
 
In general it is concluded that site and soil conditions on the property are suitable and favorable 
and that sufficient area is available to provide primary and reserve dispersal areas for the 
proposed subdivision. The site and soils will support the installation of Type 1 systems in 
accordance with BC Sewerage System Regulations and the BC Standard Practice Manual (SPM-
V3). The 4.0 hectare minimum lot size is considered adequate for properties served by individual 
wells. 
 

1. Soils in dispersal areas for proposed Lots A ,B, C and D are generally favorable for the 
treatment of sewerage system effluent using Type 1 (septic tank) treatment method.  

 
2. Soil depth for proposed Lots A, B, and C (50 to 60cm) is greater than the 46cm depth in 

the VIHA Standards. A Type 1 system  in accordance with the Standard Practice Manual 
(SPM-V3) is suitable for use on the lots. 
 

3. Soil depth for proposed Lot  D (60cm) is greater than the 46cm depth in the VIHA 
Standards for areas less than 15% slope, but less than the 90cm depth for greater than 
15% slope. However, Type 1 systems  in accordance with the Standard Practice Manual 
(SPM-V3) can be safely constructed in the proposed field area. 
 

4. The dispersal areas (720 to 750 sq.m. for primary and reserve) for proposed Lots A, B, C 
and D meet the recommended area for loam soils (715 sq.m.) as per Table A of the VIHA 
Subdivision Standards. 
 

5. Dispersal areas for proposed Lots A ,B, C and D meet horizontal setback criteria of the 
VIHA Subdivision Standards (>30m to drinking water wells; >15m to potential breakout 
points; >30m to surface water bodies). 
 

6. If installed and maintained in accordance with the BC Sewerage System Regulation, 
Type 1 systems installed in the above noted areas will not cause, nor contribute to a 
health hazard. 

 
It is concluded that the property is suitable for the installation of on-site sewerage systems to 
serve the proposed Lots A, B, C and D. All specifications of the VIHA Subdivision Standards have 
been met with one minor exception on Lot D. All lots can support the installation of a sewerage 
system in accordance with SPM-V3. Based on site observations there are likely several areas on 
each property in addition to the proposed dispersal areas that are suitable for system installation. 
It is recommended that the property be approved for subdivision based on the generally 
favourable site and soil conditions observed in the septic field areas. 
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I trust the foregoing meets your needs regarding the proposed subdivision of your property.  
Please contact the undersigned at your convenience if you have any questions or wish to discuss 
this report further. 
 
 
Yours truly, 
 
 
 
Ron McMurtrie, P.Eng. 
 
 
 
 
Attached: Proposed Subdivision and Septic Field Area Plan 
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Introduction 

Strategic Natural Resource Consultants Inc. (SNRC) has been retained to provide an 

analysis of a proposed community amenity planned for construction in tandem with the proposed 

development of Lot 4, Block 249, Comox District Plan EPP 1165 Forbidden Plateau Road. This 

report intends to discuss the feasibility of a proposed reservoir, deep well and donation of land for 

firefighting and mitigating fire risk surrounding the development as well as clarify its suitability 

with respect to a community amenity contribution as required in the Rural Comox Valley Official 

Community Plan. On April 5, 2018 a SNRC Wildfire Threat Assessment (WTA) was completed 

by Leigh Stalker, RPF. This analysis will refer to the WTA and details regarding wildfire risk, 

factors and recommended solutions to mitigate risk.  

Wildland fires, commonly termed as Wildfires, are a natural hazard in Canada's grassland 

and forest ecosystems and occur annually most often between the months of May and September. 

They have the capacity to provide new growth and ecological balance to the landscape, but 

without appropriate risk mitigation and suppression measures in place they can threaten property, 

buildings and infrastructure. This can lead to catastrophic damage and threaten the lives of 

communities. Long periods of dry weather combined with sudden lightning storms or human 

influenced ignition can lead to rapidly growing fires that travel as fast as the wind and grow to 

sizes beyond containment, putting the unexpecting and unprepared in jeopardy. Having the proper 

measures includes; identifying fire risk to buildings and communities, creating plans and 

contingencies in case of fire events, and having proper fire suppression equipment with adequate 

storage and access to water. 
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2 Site Description and Historical Information 

As stated in the 2018 WTA by Leigh Stalker, RPF; Lot 4, Block 249 is located west of the 

city of Courtenay, approximately 10.7 km along Forbidden Plateau Road and within the Comox 

Valley Regional District. The proposal of the lot is four sublots: Lot A (6.86 ha), Lot B (4.00 ha), 

Lot C (4.04 ha) and Lot D (4.06 ha) which sum to the lot total of 20 ha. Lot 4 is on a gradual slope 

facing towards the northeast. 

The development area is classified by the Biogeoclimatic Ecosystem Classification system 

as falling within the confines of the CWHxm unit—Very Dry maritime Coastal Western Hemlock 

Subzone. This unit is characterized by dry summers and mild winters, with minimal snowfall and 

long growing seasons. Water deficits on zonal sites are common and intensified by the elevation 

range of 400-485m that Lot 4 is located.  

Currently, Lot 4 exists 3.9 km (by road) outside the boundaries of the Courtenay Fire 

Protection District, and does not have any municipal fire protection offered by the CVRD. At the 

minimum response is delegated to the BC Wildfire Service and the Coastal Fire Centre. It has 

been noted in the past for previous fires that the Coastal Fire Centre may rely on deploying the 

Courtenay Fire Service to provide initial response to interface fires. Figure 1 below provides 

context to the location of Lot 4 and the extent of the Courtenay fire protection zone. 
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Figure 1. Screenshot of Lot 4, surrounding fire protection areas and distance of property to nearest coverage area. 

(https://mapviewer.imaptoo.ca/secure) 

Appendix B Page 4 of 13



Page 4 

From the period of 2001-2021 there have been at a minimum four reported cases of fire 

occurring within a 1.5 km distance of Lot 4, with one interface fire occurring in 2020 that led to 

the loss of property and deployment of both BC Wildfire Service and Courtenay Fire Services 

personnel. Within the Comox Valley region there have been three major fires of considerable size 

occurring over the past 100 years, the most notable occurring on part of the Wood Mountain Ski 

Park in 1942, consuming 123 ha of forested area. 

3 Wildfire Risks and Considerations 

The 2018 WTA identified Lot 4 and its immediate surroundings as being dominated by the 

Moderate (Yellow) Wildfire Behavior Threat Class therefor any developments within the 

interface area retain the possibility of exposure to wildfire. The moderate classification is defined 

by the Wildland Urban Interface Wildfire Threat Assessments in B.C. (Morrow, Johnston and 

Davies, 2013) as “Developed and undeveloped land that will support moderate to high intensity 

surface fires only.”  
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Currently, Lot 4 and the surrounding members of Forbidden Plateau Rd exist outside of 

the boundaries of CVRD fire protection, with the nearest protected lot located 3.9 km downhill on 

Mystic Cove Rd. As a result, Lot 4 and its immediate surroundings have no municipal fire 

protection and first response would be relegated to the BC Wildfire Service. At this time two fire 

centers exist that would respond with initial attack teams; the Quinsam Fire Centre located in 

Campbell River and the Port Alberni Fire Centre. Figure 2 below displays the travel routes, 

distances and minimum response times to reach Lot 4. Wildland firefighters are not guaranteed to 

have training nor obligation to fight interface fires (fires that spread to property or buildings) 

unlike municipal and urban firefighters who have certification and knowledge of dealing with 

risks present in static and property fires.  
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Figure 2. Overview of travel routes, distances and expected response times to Lot 4 in relation to Firebase locations. 

(https://maps.gov.bc.ca/ess/hm/imap4m/)
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4 Wildfire Mitigation and Preparedness 

Development of the reservoir and staging grounds would satisfy the Comox Valley 

Regional District’s requirements for a Community Amenity prior to the development of Lot 4 as 

well as provide fire risk mitigation and response assistance to the surrounding community of the 

upper Forbidden Plateau Road residents and its 70 properties. Information on the proposed 

reservoir, well and staging grounds has been shared with the surrounding neighbors and the 

Plateau Road Residents Association, receiving very positive feedback from all.  

The objectives of the proposed community amenity are to provide storage of and access to 

a replenishing source of water for the upper Forbidden Plateau community, with adequate 

equipment and capacity to be utilized for firefighting or to assist in firefighting operations in the 

area. Inclusion of a reservoir alongside a deep well will allow for accumulation and storage of 

significant volumes of water to be retained in the event of fire.  

The nearest developed water source available to these communities is located 

approximately 7.1 km down the Forbidden Plateau Road at the municipal reservoir adjacent to the 

Nymph Falls Nature Park. This distance includes unpaved roads, switchbacks and a steep hill 

ascent that can detract from initial attack measures occurring in the area. Secondary options 

include pumping water from Brown’s River or its nearest tributaries, however pump setup and 

operation is both time and labor intensive. 
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The FireSmart™ Protecting Your Community from Wildfire (2003) manual is used for 

community and home planning to mitigate fire risk and potential loss of property. This manual 

clarifies the importance of how having an appropriate water supply for the size of the community 

can greatly increase the ability to prevent fire damage and shorten the response time of initial fire 

attack by community members. It further iterates that “Residents of communities without a fire 

department depend entirely on water sources they have developed to supply firefighting water 

delivery systems they have bought or built themselves” (Chapter 3 — 34).  

One of the 2018 WTA recommendations is to provide an ample water supply source for 

not just home but community use, easily accessible to both community members as well as 

firefighters. The inclusion of a community accessible well with an above-ground water storage 

tank would fill the criteria for community recommendations made by both the 2018 WTA and 

FireSmart™ guidelines. A total ground area of 0.5 to 1 acre would also provide ample staging 

ground to assist in wildland firefighting operations should the need arise. 
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5 Conclusion 

Lot 4 and the majority of its expanding community above 5200 Forbidden Plateau Road 

are currently outside the boundaries of CVRD fire protection areas; response is relegated to 

distant BC Wildfire Service Fire Centers or the individual measures of the community itself. A 

Moderate Wildfire Behavior Threat Class, a potential future of hotter summers and natural fuel 

accumulation will present the inhabitants of upper Forbidden Plateau Road with an increasing risk 

of fire occurrence due to a lack of proper firefighting infrastructure at a community level.  

Development of a deep well, reservoir and appropriate staging ground on Lot 4 as a 

community amenity, immediately accessible from the Forbidden Plateau Road will increase the 

overall fire preparedness and provide a reliable response tool for the community. The risk of 

property loss and threat to livelihoods will lessen with close access to a water supply. Initial 

response and travel times of firefighting services will not be decreased, but response and 

community efforts to combat encroaching fires will be increased by being able to rely on a nearby 

developed source of water. 

X
Nathan Brady, FIT

Strategic Natural Resource Consultants Inc.
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6 Appendix 

Overview map of Lot 4 with proposed 0.5-1.0 Acre staging site. 

Appendix B Page 11 of 13



Appendix B Page 12 of 13



Appendix B Page 13 of 13



Rural Comox Valley Official Community Plan 2014 
Bylaw No. 337 – Schedule ‘A’ Page 32 of 98 

proposals to demonstrate that the proposed use will not add pressure to local 

servicing and infrastructure. 

Rural settlement areas 
41. The rural settlement areas encompass the greatest diversity of land use within the CVRD.

The RGS managing growth policies direct that the rural settlement areas grow at a rate

which is no more than 10 per cent of any new residential development in the regional district

over the next 25 years. Permitted uses in the rural settlement areas include all primary uses

such as commercial, industrial, residential and institutional uses.

Rural settlement area - objectives 

42. (1) To promote land uses that support rural lifestyles in the electoral areas of the Comox 

Valley. 

(2) To provide opportunity for alternative and affordable forms of housing.

(3) To promote the use of agriculturally viable land for agricultural purposes.

(4) To restrict sprawl and parcel fragmentation in rural areas, per the RGS.

(5) To protect working landscapes from encroachment by residential or other uses.

(6) To minimize the impact of new development on existing neighbourhoods.

(7) To direct new commercial, industrial and institutional uses requiring public servicing

into the settlement nodes.

Rural settlement areas – policies (subdivision) 
43. (1) The minimum lot size in the rural settlement area is between four hectares and 

twenty hectares, subject to soil conditions, ground water capacity, extension of 
existing subdivision areas, interface fire hazards and suitability of lands for rural 
development.  

(2) Use the density bonusing framework below, through site specific rezoning, to
support establishment of communities with shared common social, spiritual,
economic or lifestyle visions, such as agriculture, co-living arrangement or
intergenerational living.

(3) Consider requests to rezone for lot sizes between four hectares to twenty hectares
using either the density bonusing framework or through the community amenity
contributions policy included in this OCP.

(4) Apply the following framework to proposed rezoning applications in rural settlement
areas:
(a) 20 hectare – basic permitted lot size;

(b) 15 hectare lots – where up to 10% of the total area is required for public

dedication of greenspace or environmental protection;

(c) 10 hectare lots – where up to 15% of the total area is required for public

dedication of greenspace or environmental protection;

(d) 8 hectare lots – where up to 20% of the total area is required for public

dedication of greenspace or environmental protection;

(e) 6 hectare lots – where up to 25% of the total area is required for public

dedication of greenspace or environmental protection;
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(f) 4 hectare lots – where up to 30% of the total area is required for public

dedication of greenspace or environmental protection; and

(g) Where a combination of lot sizes is proposed, with an aim to create a diverse

community with a range of rural lot sizes of at least four hectares, the

amount of land required for public dedication of greenspace or

environmental protection will be calculated based on the average lot size

within the proposed subdivision. The average will be rounded down to the

nearest whole number.

(5) Assess new lot development in the rural settlement areas proposing to rezone as

follows:

(a) Soil conditions must be shown to have the capacity to provide long-term

sustainable on-site sewage treatment including a primary and secondary

onsite sewage disposal field location, in accordance with Subdivision Standards

published by Island Health.

(b) Ground water capacity must be demonstrated, by way of a water flow report

provided by the applicant to show a source of potable water for each

proposed lot. In the majority of cases, new rural residential development will

be expected to provide potable water from a well.

(c) Ability to meet the Guidelines for Canadian Drinking Water Quality and

requirements of the Drinking Water Protection Act for two or more

connections, and the Health Hazard Regulations which establish the duty of

landlords to provide potable water.

(d) The proposed development should be a natural extension of an existing

subdivision where there is vehicle and pedestrian connectivity between the

existing and proposed subdivision and where the applicant has provided a

site plan that illustrates the proposed road and trail connections.

(e) The applicant must provide a report prepared by a qualified professional that

demonstrates how the proposed development addresses and mitigates any

risks associated with interface forest fire hazards.

(f) The suitability of land for rural residential development must be assessed in

relation to the surrounding land uses, environmental features and the

accessibility of the land.

(g) New development should be designed to limit and mitigate any impacts on

adjacent working landscapes through buffering and site design that avoids

environmentally sensitive features as designated in the sensitive ecosystem

inventory.

Rural settlement areas – policies (general)  
44. (1) Existing residential, commercial, industrial, and institutional uses are permitted.  

(2) Encourage new commercial and institutional uses that reflect a scale and use that is

complimentary to existing rural uses to locate in settlement nodes
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(3) Require new uses to meet minimum lot area requirements included in the zoning

bylaw.

(4) Regulate the location of residential, commercial, industrial and institutional uses by

including permitted uses, setbacks and densities in the zoning bylaw.

(5) Ensure new development in the rural settlement area maintains the rural character of

the surrounding area and supports a functioning working landscape. In

circumstances where new proposed new development is adjacent to an active

working parcel or ALR land consider a buffer to protect the integrity of the working

landscape and implement through development permits and/or at the time of

subdivision or bylaw amendment.

Rural settlement areas – policies (residential)  
45. The rural settlement area will provide for a range of low density rural residential uses

including accessory dwellings such as secondary dwelling, secondary suites and carriage

houses.

Rural settlement areas – policies (commercial)  
46. (1) Existing commercial uses will be classified in zoning regulations as highway, 

neighbourhood and tourist commercial to reflect the commercial needs in the rural 

settlement area.  

(2) Discourage new commercial development in the rural settlement area and direct

these developments to the settlement nodes. Consider small scale commercial uses to

serve the day to day needs of the neighborhood residents where it can be

demonstrated that the use is compatible with the surrounding land use and is sited

within proximity of the local market.

(3) Consider temporary use permits in the rural settlement area.

(4) Classify home based commercial activities in zoning regulations as home

occupations, domestic business and domestic industry. Permit home based

businesses in accordance with the zoning bylaw. Home based businesses should:

(a) Create minimal visual impact and not alter the rural character of the property

or surrounding area;

(h) Rely on on-site servicing with minimal impact and ensure new development

is in accordance with Subdivision Standards published by Island Health.

(b) Remain incidental and secondary to the principal residential or agricultural

use on the property;

(c) Ensure proper disposal of waste and not produce or store any toxic or

hazardous material;

(d) Ensure that any exterior lighting complies with the CVRD’s dark sky policy.
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Rural settlement areas – policies (industrial)  
47. (1) Consider zoning amendments and temporary use permits for industrial uses such as 

heavy and light industrial, agriculture and aquaculture, and rural resource activities 

throughout the rural settlement area. 

(2) When rezoning is required to establish new industrial uses the following information

is required:

(a) how the proposal will maintain the rural character of its surroundings and

support the function of a working rural landscape;

(b) compatibility of intended use with adjacent land and water uses, natural

resource areas and the ability to mitigate noise, odour, lighting, air pollution,

idling of vehicles through potential landscaping, buffering and screening;

(c) transportation links, access to the site and on-site parking arrangements, to

mitigate traffic generation and air pollution through existing developed areas;

(d) public access to the coastal waterfront, where applicable;

(e) the identification and protection measures of environmental sensitive

features on the land;

(f) a rainwater management and drainage plan designed by a professional

engineer.

Rural settlement areas – policies (industrial - heavy and light)  
48. (1) Permit existing heavy and light industrial uses included timber milling, aggregate 

extraction and processing, manufacturing, and other similar uses throughout the 

rural settlement area.  

(2) Discourage zoning amendments to reduce the light and heavy industrial land base.

(3) Permit new heavy and light industrial uses subject to rezoning.

Rural settlement areas – policies (industrial - agriculture)  
49. (1) Agricultural uses are permitted throughout the rural settlement area.  

(2) Enable agriculture industries and related uses, such as small-scale agriculture

operations, farm gate sales, food processing establishments, distribution centres,

farmers’ markets and agricultural research facilities.

(3) Require designs for new agriculture subdivisions to minimize potential negative

impacts between agricultural and non-agricultural land uses.

(4) Avoid public road endings or road frontages adjacent to land designated agricultural

area or agricultural land reserve in neighbouring jurisdictions except as may be

necessary for access by farm vehicles.

(5) Support limited on-site sales of aquaculture products that meet legislative

requirements in order to promote economic activities.

Rural settlement areas – policies (industrial - upland aquaculture)  
50. (1) Upland aquaculture uses may be permitted by rezoning throughout the rural 

settlement area. 
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(2) Promote establishment of aquaculture industries and related uses such as small-scale

aquaculture operations, food processing establishments, distribution centres, farmers’

markets and research facilities.

(3) Encourage subdivision designs that minimize potential negative impacts between

aquaculture and non-aquaculture land uses.

(4) Consider the following when reviewing rezoning applications for upland aquaculture

facilities, processing uses and structures:

(a) compatibility of intended use with adjacent land and water uses, natural

resource areas, and the ability to provide potential buffering and screening if

required;

(b) provision of adequate water supply and liquid waste management systems;

(c) traffic and air pollution related to the proposed aquaculture facilities and

processing structures and uses on existing developments;

(d) the provision of adequate transportation links, site access and on-site

parking;

(e) the surrounding neighbourhood and community needs and sensitivities in

regard to excessive noise, light and air pollution, odours, and effluents of the

operation;

(f) on-site rainwater management, so that adjacent properties are not negatively

impacted; and

(g) landscaping requirements, screening and buffering to mitigate potential

traffic noise, truck idling, and cooling mechanisms; and

(h) cumulative impacts on water quality resulting from aquaculture facilities and

processing structures and uses, including any measures to mitigate impacts;.

(5) Support limited on-site sales of aquaculture products that meet legislative

requirements in order to promote economic activities.

Rural settlement areas – policies (industrial - resource activities)  
51. (1) Existing resource activities are permitted. 

(2) Support resource activities including timber harvesting and milling, aggregate

extraction and processing and mineral extraction.

(3) Work with land owners to protect working landscapes when new resource activities

are proposed and mitigate impacts with adjacent residential properties by

encouraging buffering, setbacks and siting of operations.

Rural settlement areas – policies (institutional)  
52. (1) Existing institutional uses are permitted to continue within the rural settlement area. 

Direct new institutional uses toward settlement nodes. 

(2) Consider new institutional uses within the rural settlement areas that can be

supported by on-site servicing over the long term and when:

(a) the proposed use is located in or near an existing neighbourhood or target

group; or
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(b) where there is a demonstrated need for a proposed activity; or

(c) there is appropriate rationale for the use in a rural settlement area, and

separate from uses typically found in the settlement nodes; or

(d) the proposed use is intertwined with a site specific amenity or natural

environmental feature.

(3) Require a risk assessment be completed prior to a zoning amendment by an

applicant proposing new residential or user group institutional uses  in a rural

settlement area

Parks and natural areas 
53. The parks and natural areas designation includes all CVRD, provincial parks and protected

natural areas. The purpose of this designation is for the long term management and

protection of park, recreational and conservation resources in the CVRD.

Parks and natural areas - objectives 

54. (1) To protect, preserve and restore sensitive ecosystems. 

(2) To provide access to the natural environment for recreational purposes in the

communities and neighbourhood of the CVRD where access does not compromise

drinking water quality or sensitive ecosystems.

Parks and natural area – policies (general) 
55. The following policies apply to the lands designated as “parks and natural areas”

(1) Require an owner to provide cash-in-lieu where  land is being subdivided and where

park land must be provided pursuant to Section 941 of the Local Government Act,

unless:

(a) The subject property contains land identified as priority areas of interest in

the implementation strategy of the Comox Valley parks and greenways

strategic plan, and/or

(b) The land has features which are attractive for park, trail, park access or

biodiversity corridor purposes to the satisfaction of the CVRD board.

(2) Permit parks, recreation and open space in all land use designations and zones with

consideration for environmental protection, drinking water quality, recreation values

and policies and practices contained in the Comox Lake Watershed Protection Plan.

Agricultural areas 
56. The agricultural area includes all lands designated as agricultural land reserve land by the

agricultural land commission.

Agricultural areas - objectives 
57. (1) To preserve large parcels from further subdivision. 
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AGENCY AND FIRST NATIONS REFERRAL LIST 

 
First Nations 

 K’ómoks First Nation  Homalco First Nation  

 Nanwakolas Council  Wei Wai Kum First Nation  

 Laich-Kwil-Tach Treaty Society 

 
Provincial Ministries and Agencies 

 Agricultural Land Commission  Ministry of Municipal Affairs 

 BC Assessment  Ministry of Forests 

 BC Parks  
Ministry of Energy, Mines and Low 
Carbon Innovation 

 BC Ferry Services Inc.  Ministry of Environment & Climate 
Change Strategy 

 BC Transit  
Ministry of Tourism, Arts, Culture and 
Sport  

 
Ministry of Indigenous Relations & 
Reconciliation  

Ministry of Transportation and 
Infrastructure 

 Ministry of Agriculture and Food  
Ministry of Forests 
BC Wildfire Services 

 Social Development & Poverty Reduction  
Ministry of Land, Water and Resource 
Stewardship 

 

Local Government 

 Comox (Town of)  Cumberland (Village of) 

 Courtenay (City of)  Strathcona Regional District 

 
Other 

 Advisory Planning Commission Area C  Agricultural Advisory Planning Commission 

 School District No.71 (Comox Valley)  
Vancouver Island Health Authority (Island 
Health) 

 
Comox Valley Economic Development 
Society  Comox Valley Accessibility Committee 
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