
David Leitch 
Chief Administrative Officer 

Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: May 20, 2020 FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: ENVIRONMENTALLY SENSITIVE AREAS DEVELOPMENT PERMIT APPLICATION — 
DP 1 D 20 (FRUMENTO)  

PURPOSE/PROBLEM 
To consider an environmentally sensitive areas development permit application that will allow the 
clearing of land within 30.0 metres from the top of bank of a watercourse connected to fish habitat, 
as identified by a Qualified Environmental Professional (QEP), and within 50.0 metres of the 
natural boundary of the sea (Strait of Georgia) within Electoral Area ft 

EXECUTIVE SUMMARY 
The attached report concerning an application for a development variance permit was reviewed 
at the last meeting of the Electoral Areas Services Committee at which time the Committee 
passed the following resolution: 

Leigh/Whalley: EASC 35/20 

THAT the application be referred to the Area D APC and to Fisheries and Oceans Canada 
in the Campbell River Office for review of and response to this application as early as 
possible. 

The actions outlined below are offered in support of the Committee's recommendation. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT environmentally sensitive area development permit application DP 1 D 19 (Frumento) be 
referred to the Area D Advisory Planning Commission and to Fisheries and Oceans Canada, 
Campbell River office for review and response as early as possible. 

Prepared by: E. Watson, Senior Executive Assistant 

Attachments: May 6, 2020 report to the Electoral Areas Services Committee 



STAFF REPORT 

DATE: May 6, 2020 FILE:  0540-04 EASC 

TO: Chair and Directors 
Electoral Areas Services Committee 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: ESA DEVELOPMENT PERMIT APPLICATION (FRUMENTO)) 

PLANNING FILE NO. 3060-20/DP 1D 20 

FOLIO NO.: 772 05356.245 PID NO.: 000-104-311 

APPLICANT: Jeff Frumento 

LEGAL DESCRIPTION: Lot 10, Section 34, Township 4, Comox District, Plan 38278 

CIVIC ADDRESS: 3983 Appian Way, Campbell River BC 

OCP BYLAW: Bylaw 1857 Oyster Bay-Buttle Lake Official Community Plan 
Bylaw, 1996 

OCP DESIGNATION: Country Residential 

ZONING BYLAW: Bylaw 1404, Campbell River Area Zoning Bylaw, 1991 

ZONE: Country Residential Four (CR-4) 

PURPOSE 
To consider a development permit application to allow the clearing of land within 30.0 metres 
from the top of bank of a watercourse connected to fish habitat, as identified by a Qualified 
Environmental Professional (QEP), and within 50.0 metres of the natural boundary of the sea 
(Strait of Georgia). 

POLICY ANALYSIS 
Sections 488 - 491 of the Local Government Act (LGA) authorize a local government to manage 
different types of development that occur in specific areas. The LGA allows a local government 
to designate development permit areas and establish guidelines within official community plans 
for protection of the natural environment.  Pursuant to Part 404.1 of Bylaw No. 1857, "Oyster Bay 
— Buttle Lake OCP Bylaw, 1996", development within 30.0 metres from top of bank of a stream 
connected to fish habitat as identified in the Regional District's Sensitive Habitat Atlas, or as 
defined by Riparian Areas Regulation (RAR), requires an Environmentally Sensitive Areas 
Development Permit (ESA DP) prior to the commencement of development activities.  

EXECUTIVE SUMMARY 
An application has been received to allow for the clearing of land on a vacant treed lot zoned 
Country Residential Four (CR-4) within the Oyster Bay — Buttle Lake Electoral Area (Area D) 
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at Stories Beach. As the development is within an environmentally sensitive development permit 
area (DPA), an environmentally sensitive area development permit (ESA DP) is required. 

The proposal consists of the clearing of land within 30 metres of the top of bank of a watercourse 
connected to fish habitat, and within 50 metres of the natural boundary of the Strait of Georgia, 
prior to developing the parcel with a house and septic field later in the year. A 10-metre wide 
Streamside Protection and Enhancement Area (SPEA) has been established, as shown below. 
A Riparian Areas Regulation assessment report on the land clearing proposal prepared by 
Warren Fleenor RPBio provides recommendations for the protection of fish habitat. An arborist's 
report has also been prepared to identify which trees on the property ought to be removed, 
modified or retained. The land clearing proposal meets all applicable zoning requirements; any 
future development will be required to comply with building and zoning regulations. The RAR 
and arborist's reports and the recommendations contained within provide support for the 
issuance of the ESA DP, which is attached for the Committee's consideration. 

RECOMMENDATIONS: 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the Committee recommend that development permit DP 1 D 20 (Frumento) as 
attached in staff report dated May 6, 2020 be approved, and 

THAT the Corporate Officer be authorized to issue the development permit. 

Respectfully: 

Dave Leitch 
Chief Administrative Officer 

BACKGROUND 
The subject property is located within the Oyster Bay — Buttle Lake Electoral Area (Area D) in 
the Stories Beach neighbourhood and is zoned Country Residential Four (CR-4). The lot is 
approximately 1600 square metres in area and is bounded by Appian Way to the south west, 
the Strait of Georgia to the north east and country residential parcels on the remaining two sides. 

This vegetated lot has been a vacant parcel for many years and at this stage the applicant 
wishes to obtain a permit for land clearing activities only in anticipation of developing the parcel 
with a house and septic field. These will both be located clear of the 10-metre wide Streamside 
Protection and Enhancement Area (SPEA) as shown below. A Riparian Areas Regulation 
assessment report and a biophysical assessment of the property have been prepared by Current 
Environmental, which provides recommendations for the protection of fish habitat. These 
recommendations, including fencing of the SPEA and protection of both the aquatic and marine 
habitats, will be incorporated into the ESA DP document. An arborist's report has also been 
prepared to identify which trees on the property ought to be removed, modified or retained. The 
land clearing proposal meets all applicable zoning requirements. Any future development will 
be required to comply with building and zoning regulations. 

PLANNING ANALYSIS 
An RAR assessment report dated February 10, 2020 has been completed by Warren Fleenor 
RP Blo. of Current Environmental. This assessment report indicates that Stonefly Creek flows 
along the north west boundary of the property before entering the Strait of Georgia. Stonefly 
Creek is a fish bearing system that originates from a wetland complex approximately 2.4 kms 
southwest of the subject property and becomes channelized for the last 50 metres of its reach, 
due to the close proximity of residential development. Analysis of the riparian area by the QEP 
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has determined that a 10-metre wide SPEA should be established at this location, extending 
from the High Water Mark boundaries of Stonefly Creek. 

The SPEA is to be left in a natural state with no storage of materials, ornamental landscaping 
or yard waste disposal permitted, either during the land clearing stage or over the long term. 
Invasive species removal is exempt from this prohibition. In addition, general measures to 
prevent sedimentation should be undertaken, such as moving soil during dry periods, operating 
machinery on stable ground only and covering exposed soil during periods of wet weather. A 
post development report is required to provide feedback on the measures taken, to confirm that 
the measures were implemented appropriately and qualify the adequacy of the measures in 
protecting the SPEA. 

The attached permit outlines terms and conditions related to the development, including those 
contained in the Riparian Area Assessment Report. The conditions outlined within the 
development permit address issues related to the protection of the aquatic and marine habitats. 
The development permit and the recommendations set out do not constitute an approval under 
the federal Fisheries Act for the harmful alteration, disruption, or destruction (HADD) of fish 
habitat. Actions that result in HADD may result in a violation under the Fisheries Act.  

FINANCIAL IMPLICATIONS 

Applicable fees have been collected for this application under the Planning Procedures and Fees 
Bylaw No. 5. 

LEGAL IMPLICATIONS 

This report and the recommendations contained herein are in compliance with the Local 
Government Act (LGA) and Regional District bylaws. The development permit is permitted under 
Sections 488 to 491 of the LGA. The authority under this subsection must be exercised only in 
accordance with the applicable guidelines specified under this section in an official community 
plan. 

INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 

There are no intergovernmental/regional implications associated with this ESA DP as all works 
are proposed within the property boundaries.  

CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
Citizen/public relations implications associated with this ESA DP should be minimal as all site 
development and construction works are contained within the boundaries of the property. 

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Interdepartmental involvement associated with this development permit is limited; however, the 
processing of the ESA DP will require both planning and legislative staff resources. 

Submitted by: 

 

 

 
________________________________ 
Aniko Nelson 
Senior Manager, Community Services 

Prepared by:  J. Neill, Planner 
 
Attachment 
ESA Development Permit DP 1D 20 
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Location Plan 

 

Subject property 
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Site Plan 
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Environmentally Sensitive Areas Development Permit 

 
 

FILE: 3060-20/ DP 1D 20 

TO:   Jeff Frumento (the ‘Applicant’) 

1. This development permit (DP 1D 20) is issued subject to compliance with all of the bylaws 
of the regional district applicable thereto, except as specifically varied or supplemented by 
this permit for the removal of vegetation within 50.0 metres of the foreshore and 30.0 metres 
of the top of bank of a stream connected to fish habitat. 

2. This development permit applies to, and only to, those lands within the regional district 
described below: 

Legal Description: Lot 10, Section 34, Township 4, Comox District, Plan 38278 

Parcel Identifier (PID):   000-104-311 Folio: 772 05356.245 

Civic Address:   3983 Appian Way, Campbell River BC 

3. The land described herein shall be developed strictly in accordance with the following 
terms and conditions and provisions of this permit, including Schedules A, B, C and D: 

a) All future development activities shall take place in accordance with the site plan 
shown as Schedule A and the recommendations contained within Schedule C, 
Riparian Area Assessment Report prepared by Current Environmental, dated 
February 10, 2020; Schedule D, the Environmental Impact Assessment prepared by 
Warren Fleenor, RPBio, dated February 10, 2020; and Schedule E, the Arborist 
Report prepared by Tilia Arboriculture Consulting Inc, dated April 20, 2020. These 
recommendations include, but are not limited to: 

i) Prior to the commencement of development, the 10-metre Streamside Protection 
and Enhancement Area (SPEA) must be clearly flagged or staked to protect the 
vegetated area of the SPEA from encroachment. 

ii) The project biologist is to be notified three days prior to beginning construction so 
that site documentation of development can occur. 

iii) No construction or land altering activities, with the exception of invasive species 
removal, is to take place within the vegetated area of the 5-metre SPEA. 

iv) A permanent hedge or suitable fence (such as split-rail) is to be constructed on 
the SPEA boundary to prevent future encroachment. 

v) During construction, exposed soils outside of the work area are to be covered with 
straw and/or mulch to prevent sedimentation of the watercourse. 

vi) A post-construction site inspection will be required to ensure that the SPEA has 
been protected. 

b) As per Section 5 'Environmental Monitoring' of the Assessment Report, a follow-up 
report prepared by a Qualified Environmental Professional (QEP) shall be submitted 
verifying that the requirements stated within the Assessment Report have been met 
during the development project. 

c) No development is to occur within 15.0 metres of the natural boundary of the sea, as 
indicated on Schedule A. 
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d) No imported fill is to be utilized within 15.0 metres of the natural boundary of the sea. 

e) Vegetation removal is not permitted within 15.0 metres of the natural boundary of sea 
with the exception for native species plants certified as dangerous by a certified 
arborist (or equivalent expert) without the prior written approval of the Regional District 
and the Ministry of the Environment. This does not preclude the removal of invasive 
non-native vegetation such as Scotch broom and Himalayan blackberry. All 
salvageable vegetation that has been approved for removal must be replanted within 
5.0 metres of the natural boundary of the sea; 

f) Trees removed as a result of onsite construction activities to be replaced in 
accordance with Provincial guidelines under the Fisheries Act. 

g) the 15.0 metre foreshore area is to remain vegetated during and after the permitted 
works are complete. The addition of salt tolerant plant species, as shown on Schedule 
D is permitted within the 15.0 metre foreshore area; 

h) All development activities shall occur during periods of dry weather. 

i) No sediment, manure or siltation runoff is permitted within the riparian setback area. 
Any spoil piles must be located away from the SPEA so that they do not pose a 
sedimentation risk. Cover spoil piles with poly sheeting or tarps during rain events. 

j) All trees must be retained within the SPEA, unless deemed to be danger trees at 
some point in the future. With the exception of the tree pruning required by BC Hydro 
to provide service to the new structure, no disturbance to the trees (e.g. limb removal) 
should occur unless approved by a Qualified Environmental Professional. 

k) Permanent exposed soil areas and erosion-prone slopes that may potentially erode 
into the watercourse are to be seeded immediately or covered with geotextile. 

l) Driveway surfacing shall consist of gravel to permit the infiltration of stormwater. 
Ensure that roof leaders and perimeter drains infiltrate the ground to avoid runoff. 

m) An emergency spill kit must be kept on site at all times. 

n) No materials to be stored which may be deleterious to the water quality of the riparian 
environment, such as pesticides, herbicides or fertilizers, within the riparian setback. 

o) Careful maintenance of any liquid waste management system is required. 

p) The property owner has completed a site declaration in accordance with the 
Environmental Management Act indicating that the owner is not aware of Schedule 2 
activities having taken place on the site. 

7. This development permit (DP 1D 20) shall lapse if construction is not substantially 
commenced within two (2) years of the issue date of this permit (see below). Lapsed permits 
cannot be renewed, however a new application for a second development permit can be 
applied for in order to complete the remainder of the work. 

8. This permit is not a building permit. 

DEVELOPMENT PERMIT DP 1D 20 approved the __th day of _______, 2020. 

 

 

_________________________________ 

 Corporate Officer 

 

Date:        
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Schedule A 
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Schedule B 
A Guide to Riparian Re-vegetation 

The following native tree and shrub species are those recommended for re-vegetating riparian 
areas next to the foreshore with the benefit of enhancing fish and wildlife habitat values. They 
protect the riparian zone and help protect private property from flooding and potential loss of land 
due to erosion and instability. 

Deciduous Tree Species: 

Vine Maple Acer circinatum 

Hawthorn Crataegus doug/aslii* 

Pin Cherry Prunus pensylvanica* 

Choke Cherry Prunus virginiana* 

Pacific Willow Salix las/andra 

Pacific Crabapple Ma/us diversifo/ia* 

Trembling Aspen Populus tremuloides 

Coniferous Tree Species: 

Douglas Fir Pseudotsaga menziesii 
Western Red Cedar Thuja pictata 

Western Hemlock Tsuga heterophy/ia 

Shrub Species: 

Red Osier Dogwood Cornus sto/onifera* 

Thimbleberry Rubus parviflorus* 

Salmonberry Rubus spectabilis* 

Red Elderberry Sambucus racemosa* 

Snowberry Symphorocarpus 

albus* 

Red Huckleberry Vaccinium parviflorum* 

Nootka Rose Rosa nutkans* 

Pussy Willow Salix discolur 

* denotes fruit-bearing species 

Planting Criteria 

• All tree and shrub species should be guaranteed nursery stock for successful 

transplanting. 

• The correct botanical name should be used to order planting stock and tags should be left 

attached for field identification for one year. 

• Tree stock should be a minimum of 1.5 metres in height when purchased, and planted at 

the width suitable for the mature stock (no greater than 2.0 metres apart). 

• Stock should be planted in the fall (September to October) and spring (March to April) 

depending on local conditions. 

• The quantity of stock planted should ensure at least 80 percent take or replanting will be 

required to reach the necessary numbers. 

• Additional fertilizing and watering, may be required if site soil conditions are poor for 

successful established growth. 

• Fruiting trees and shrubs should be planted to promote re-colonization by seed and 

provide bird/wildlife food sources. 
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Suggested Plant Layout 

Planting layout will depend on what is required to re-establish or enhance existing riparian 
vegetation, species selected, density of plants, mature plant heights and planting system linear, 
random and grid. 

Ground Seeding: 

Seeding reduces surface erosion, enhances the soil's absorption and retention of water and 
promotes establishment of suitable soil conditions for larger plants. Generally, a combination of 
two to five species of sod-forming grasses, bunch grasses, and nitrogen-fixing legumes are 
required, depending on soil type, climate, soil moisture, and species compatibility. A general 
purpose seeding mix would include: 

• 25% red fescue 

• 20% perennial ryegrass 

• 15% hard fescue 

• 15% orchard grass 

• 10% alsike clover 

• 10% white clover (legume) 
• 5% redtop 

Additionally: 

• Seeding should occur in spring or fall when soil conditions are suitable. 

• Grass-legume ratio should be 70:30 in wet areas and 80:20 in dry areas. 

• Dry seeding should be done at a minimum rate of 8 kilograms per hectare. 
• Fertilize with compost wherever possible. 
• Chemical formulations with 19-20-12 at a minimum rate of 400 kilograms per hectare. 

Live Staking: 

Live staking usually involves the planting of rooted or un-rooted cuttings of Popu/us or Salix to 
establish shrubs for the prevention of erosion and protection of stream banks. The shrub species 
used for live staking must be: 

• Indigenous to the area, easily propagated, and provide the required effect. 

• Harvested with the dormant plant's previous season's growth with straight, healthy stalks, 

and clean uncut ends. 

• Cuttings 15 to 20 centimetres long with a mid-stem diameter of 2 centimetres minimum. 

Avoid using the top 10 centimetres of the stem. Cuttings should have a minimum of two 

healthy buds per stem. 

• Planted in late autumn or early spring after buds have set (full dormancy) with two buds 

above ground, but with as little stem exposed as possible. 

• Cuttings planted firmly in the sun at required density and spacing. 

• Experience has shown better survival and shrub development when three to four cuttings 

are bundled and planted together. 

• Harvesting of cuttings should not depopulate or destroy native shrubs, collection of cutting 

should be from a large population for minimum impact. 
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[RAR Assessment Report] 
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Riparian Areas Protection Regulation: Assessment Report  
Please refer to submission instructions and assessment report guidelines when completing this report. 

Date February 10, 2020 

I. Primary QEP Information  

First Name Warren Middle Name       

Last Name Fleenor 

Designation RPBio Company  Current Environmental Ltd. 
Registration # 1385  Email  wfleenor@currentenv.ca 

Address  558 England Ave 

City Courtenay Postal/Zip V9N 2N3 Phone #  250.871.1944 

Prov/state BC Country Canada   

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

First Name       Middle Name       

Last Name       

Designation       Company        

Registration #        Email        

Address        

City       Postal/Zip       Phone #        

Prov/state       Country         

III. Developer Information 

First Name Jeff Middle Name       

Last Name Frumento 

Company  

Phone #  250-203-1592  Email  jeff.frumento@gmail.com 

Address  180 Maryland Road 

City Campbell River Postal/Zip V9W 8G2   
Prov/state BC Country Canada   

IV. Development Information 

Development Type  Single family residential 

Area of Development (ha) 0.08 Riparian Length (m) 60 

Lot Area (ha) 0.16 Nature of Development new 

Proposed Start Date March 1, 2020 Proposed End Date March 1, 2021 

V. Location of Proposed Development  

 Street Address (or nearest town) 3983 Appian Way 

Local Government Strathcona Regional District City Campbell River 

Stream Name Stonefly Creek 
Legal Description (PID) 000-104-311 Region Vancouver Island 

Stream/River Type Stream DFO Area South Coast 

Watershed Code n/a   

Latitude 49 54 47 Longitude 125  10 58  
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Section 1. Description of Fisheries Resources Values and a Description of 
the Development proposal 

 
Description of Fisheries Resource Values  
 
Aquatic habitat in proximity to the subject property includes the marine shoreline and Stonefly 
Creek. Stonefly Creek is a fish bearing system that originates from a wetland complex southwest 
of the subject property and flows for approximately 2.4 km before draining into the Strait of 
Georgia at the northwest corner of the subject property (Photos 1, 2 & 4).  Stonefly Creek is 
known to support a small population of wild coho salmon (Oncorhynchus kisutch) and Cutthroat 
trout (Oncorhynchus clarkii).   
 
The lower reach has been channelized along the northwest boundary of the subject property and 
is confined by gabion-armoured banks along the entire reach length (Photo 3). Stream substrates 
are dominated by cobble, with some gravel and fines near the outlet of the culvert that runs 
underneath Appian Way (Photo 7). The riparian area on the right bank of the creek is forested, 
with some shrubs emerging along the edge of the High-Water Mark (Photo 8). The canopy 
consists primarily of red alder and big leaf maple, with subdominant grand fir and Sitka spruce.  
The shrub layer is composed primarily of pacific ninebark, salmonberry, and thimbleberry. The 
riparian area on the left bank is primarily grass lawn, with a cedar hedge along the majority of 
the reach length (Photo 6). Observed impacts to the riparian area include dumping of yard waste 
(Photo 6) and a pedestrian footpath to the beach (Photo 1). Existing structures within the 10 m 
SPEA include a small pedestrian footbridge and the neighbouring residence and shed. Overall 
the riparian areas are providing moderate shade cover and nutrient release to the aquatic habitat 
in Stonefly Creek. No LWD is present along the subject reach.   
 
Description of the Subject Property and Development Proposal 
 
The subject property is an undeveloped forested 0.16 ha parcel zoned country residential in 
the Strathcona Regional District (SRD), bordered by developed lots to the northwest and 
southeast, Appian Way to the southwest, and Georgia Strait to the northeast. 
 
Proposed development on the property is currently limited to lot clearing and preparation 
activities (import of fill, septic installation) outside of the 10 m SPEA and 15 m shoreline 
setback. Ultimately the development will consist of a single family home, driveway, and 
landscaped areas. All proposed developments will intersect the 30 m Riparian Assessment 
Area (RAA). Machinery can access the site without entering the SPEA. Access routes will 
avoid the rooting zones of trees within the SPEA, and excavation/fill material will be stored 
away from the SPEA. 
 
Potential impacts to aquatic habitats as a result of development could include the release of 
sediments or other deleterious substances to downstream habitats and the loss or degradation 
of established riparian vegetation. However, these potential impacts will be managed through 
the implementation of a variety of Best Management Practices (Section 4).  
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Section 2. Results of Riparian Assessment (SPEA width) 

 
 Date: February 10, 2020 

Description of Water bodies involved (number, type) 1 stream 

Stream 1 

Wetland       

Lake       

Ditch       

Number of reaches 1 

Reach # 1 – Stonefly Creek 

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

Channel Width(m)  Gradient (%) 

starting point 2.1   
 
 
 
 
 
 
2 

I, Warren Fleenor , hereby certify that: 
a) I am a qualified environmental professional, as defined in the 

Riparian Areas Protection Regulation made under the Riparian 
Areas Protection Act;  

b) I am qualified to carry out this part of the assessment of the 
development proposal made by the developer   Jeff Frumento;                 

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

d) In carrying out my assessment of the development proposal, I 
have followed the technical manual to the Riparian Areas 
Protection Regulation. 

 

 

upstream 2.4  

 2.2  

 3.0  

 3.3  

downstream 3.6  

 3.0  

 2.8  

 3.0  

 2.7  

 2.8  

Total: minus high /low 25.2  

mean 2.8  

 R/P C/P S/P 

Channel Type X             

Site Potential Vegetation Type (SPVT) 

 Yes No 

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

  I, Warren Fleenor , hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Protection 

Regulation made under the Riparian Areas Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal 

made by the developer   Jeff Frumento ;                 
c) I have carried out an assessment of the development proposal and my assessment is 

set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the 

technical manual to the Riparian Areas Protection Regulation. 
Polygon No: 1  Method employed if other than TR 

 LC SH TR       
 
 

SPVT Type         X  

 

 

Zone of Sensitivity (ZOS) and resultant SPEA 

Segment 
No: 

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

10 

Litter fall and insect drop 
ZOS (m) 

10 

Shade ZOS (m) max 8.4 South bank Yes X No  

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

n/a 
 

Ditch Fish 
Bearing 

Yes       No       If non-fish bearing insert no fish 
bearing status report 

n/a 

SPEA  maximum 10   (For ditch use table 3-7) 

 

    
I, Warren Fleenor , hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian 

Areas Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer   Jeff Frumento;                 
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the technical manual to the Riparian Areas 

Protection Regulation. 

 
 

Comments 
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Section 3. Site Plan 

 

 
Figure 1. Map showing 30 m RAA, 10 m SPEA, and proposed clearing works/future 

development footprint. 
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Section 4.  Measures to Protect and Maintain the SPEA 

 

1. Danger Trees 

 
A number of potential hazard trees were identified during the site assessment. Given the small 
lot size there is a high potential for hazard trees within the SPEA to pose a risk to any future 
development. Current proposed works are limited to land-clearing. After clearing and prior to 
any construction works, an ISA-certified arborist must be engaged to assess any potential 
hazard trees.  Should trees within the SPEA require removal, the arborist must provide a letter 
certifying them as danger trees prior to removal. 
 
I, Warren Fleenor, hereby certify that: 
e) I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
f) I am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff 

Frumento;                 
g) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and in carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

2. Windthrow 

 
Given that the SPEA is protected from prevailing wind directions, and that the proposed 
clearing represents a relatively small area (800 m2), an additional windthrow buffer was not 
deemed necessary at the site. However, a qualified arborist should be consulted to assess the 
site for windthrow-related hazards upon completion of property clearing. 
 
I,  Warren Fleenor, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff 

Frumento; 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and in carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

3. Slope Stability 

 
No triggers for slope stability were found on the subject property during the field assessment 
as per Section 3.7.3 (Slope Stability) of the RAPR Technical Assessment Manual. 
 
I, Warren Fleenor , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer  Jeff 

Frumento;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and in carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

4. Protection of Trees 

 
All of the vegetation, including trees and undergrowth, within the 10 m SPEA for Stonefly 
Creek must not be impacted in any way by the proposed development on the subject property.  
  
General measures to protect trees within the SPEA will include the following:  
 

1. The SPEA is to be clearly flagged and/or staked prior to ANY construction activities.  
2. Create/use access routes that avoid tree roots, storage of excavation/building material 

outside of the dripline of trees within the SPEA, and covering tree roots in access 
areas with at least 15 cm of wood chip mulch (or similar material) to avoid root 
compaction.  
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3. If tree roots need to be cut during the course of construction, ensure they are cut 
cleanly with a saw. 

4. Ensure that pollutants and other contaminants cannot enter soils in tree rooting zones 
(further detail on management of fuels and hazardous materials can be found in 
Section 6 below).  

5. Encroachment 

 
The SPEA must be delineated with flagging, stakes or fencing prior to any clearing or 
development works. No machinery access, clearing, construction, foot traffic, or materials 
storage is to occur within the SPEA.  A QEP must be notified at least 3 days prior to the 
commencement of construction to ensure that measures to protect the SPEAs are in place.   
 
I, Warren Fleenor , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer  Jeff 

Frumento;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and in carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

6. Sediment and Erosion Control 

 
 Specific measures to control sediment during any future construction will include:  

1.  A QEP is to be notified 3 days prior to beginning construction. The QEP will ensure 
appropriate mitigation measures are in place;  

2.  The setback areas are to be clearly delineated using stakes, flagging, or temporary 
fencing, etc. prior to construction;  

3.  Maintain/do not disturb all vegetation within the setback areas;  

4.  No machinery is to enter riparian setback areas at any time;   

5.  Where there is a potential for silt runoff in the proximity of existing watercourses, 
control devices will be installed prior to construction activities commencing;  

6.   Filter fabric dams, rock check dams, and silt fencing will be used as needed on a site-
specific basis to control erosion. Filtration should be accomplished using filter fabric 
keyed into substrates and banks and elevated using stakes. Silt fencing is not an 
acceptable mitigation technique to control erosion in flowing ditches; however, it is 
useful for containing slumping areas and for use as baffles to slow water velocities.  

7.  Excavation will be stopped during intense rainfall events or whenever surface erosion 
occurs affecting the watercourse.   

8.  Watercourses are not to be traversed by machinery at any time.  

9.  Soil stockpiles will be placed a minimum of 30 m from any watercourse and in a 
location where erosion back into the watercourse cannot occur and will not impede any 
drainage.  

10.Soil stockpiles with the potential to erode into watercourses are to be covered with poly 
sheeting or mulch. Other techniques, such as terracing or surface roughening can 
greatly reduce surface erosion on steeper slopes.    

11.Permanent exposed soil areas and erosion-prone slopes that may potentially erode 
into the watercourse are to be seeded immediately or covered with geotextile.  

12.Clearing will take place immediately prior to excavation and earthworks to minimize the 
length of time that soils are exposed. Vegetation in adjoining areas will not be 
disturbed.  
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 Fuels and Hazardous Materials 

The accidental release of petroleum, oils, hydraulic fluids, lubricants, concrete additives, 
antifreeze or other hazardous materials onto land surfaces or into waterbodies is an offence 
under the Federal Fisheries Act and may result in degradation of habitat quality and could be 
a threat to human health.   

Environmental protection procedures for handling and storage of fuels and hazardous 
materials shall include the following items:  

1. A spill kit of appropriate capacity will be on hand at all times during construction.   

2. All identified spills will be cleaned up immediately, and contaminated soils and 

vegetation will be removed for appropriate disposal.  

3. Refuelling of equipment is to occur only at designated fuelling stations and located at 

least 30 m from all watercourses. 

4. All fuel, chemicals, and hazardous materials will be clearly marked. 

5. Pumps and jerry cans are to be placed on poly sheeting and sorbent pads to contain 

spills. 

6. All equipment maintenance with the potential for accidental spills (e.g., oil changes, 

lubrications) will be done on a designated area at least 30 m from any watercourses. 

Tarps should be laid down prior commencement of work to facilitate clean up.  

7. In the event of a spill, the following guidelines should be followed:  

- Spills need to be immediately reported to the biologist. Spills to the receiving 

environment are to be reported to the Emergency Management BC (1-800-663-3456) 

if they exceed the reportable limits (e.g. 100 litres of fuel or oil).  

- Apply sorbent pads and booms as necessary.  

- Dispose of all contaminated debris, cleaning materials, and absorbent material by 

transporting to an approved disposal site. 

I, Warren Fleenor, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Jeff 

Frumento ;                
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and in carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

8. Stormwater Management 

 
Runoff from impervious surfaces must be directed to infiltrate back into the soil and not 
discharged directly towards aquatic habitats. This is to minimize cumulative hydrological 
impacts of increased residential density on aquatic environments.  
 
I, Warren Fleenor, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff 

Frumento;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 

9. Floodplain Concerns (highly mobile channel) 

 
Floodplain concerns are not applicable due to the channelized, low gradient channel form and 
the relatively low mobility of the tributary (no evidence of significant floodplain adjacent to the 
tributary). 
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I, Warren Fleenor, hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under 

the Riparian Areas Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer Jeff 

Frumento;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment 
methods set out in the Minister’s technical manual to the Riparian Areas Protection Regulation. 
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Section 5. Environmental Monitoring 

 
 
A QEP must be notified 3 days in advance of any construction on the subject 
property, with 
the following items to be discussed prior to construction: 
 

1. Review work plan; 

2. Ensure appropriate mitigation measures are/will be in place; 

3. Review all Measures to Protect the SPEA stated in this report and ensure 

appropriate equipment to satisfy the measures are on-site or available; 

4. Set up a contact system should a biologist or qualified environmental professional 

(QEP) be required on site in the event of sediment/erosion issues or some other 

type of risk to aquatic habitats that may arise during construction. 

 
Immediately upon completion of the construction work, the proponent is to contact a QEP 
for a post-construction site inspection. Any deficiencies noted by the QEP are to be 
addressed by the proponent. A final post-construction report is to be submitted by the QEP 
to the BC RAPR Notification System. 
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Section 6. Photos 
 

Label Photo 1. Disturbance on the right bank at the mouth of Stonefly Creek 
(Photopoint 1). 

  

 
 

Label Photo 2. Log jam at the mouth of Stonefly Creek (Photopoint 1). 
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Label Photo 3. Looking upstream from mouth of Stonefly Creek. Gabion basket 
visible in the bottom left corner (Photopoint 2). 

  

 
 

Label Photo 4. Looking downstream from the mouth of Stonefly Creek (Photopoint 2). 

  

 
 
 
 
 

COPY

ewatson
New Stamp



 FORM 1  

   
Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report 

 

Form 1  Page 2 of 11
   

Label Photo 5. Looking upstream at the pedestrian footbridge across Stonefly Creek 
(Photopoint 3). 

  

 
 

Label Photo 6. View of yard waste and cedar hedge on left bank of Stonefly Creek 
(Photopoint 4). 
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Label Photo 7. Culvert crossing underneath Appian Way (Photopoint 6). 

  

 
 

 

Label Photo 8. Current condition of the riparian area on the subject property. Looking 
northeast from Appian Way. 
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Section 7. Professional Opinion 

Qualified Environmental Professional opinion on the development proposal’s riparian 
assessment. 

Date February 10, 2020 

1. I/We    Warren Fleenor, RP Bio_ 

hereby certify that: 
a) I am/We are qualified environmental professional(s), as defined in the 

Riparian Areas Protection Regulation made under the Riparian Areas 
Protection Act;  

b) I am/We are qualified to carry out the assessment of the proposal made by 
the developer, Jeff Frumento, which proposal is described in section 3 of this 
Assessment Report (the “development proposal”), 

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

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

2.  As qualified environmental professional(s), I/we hereby provide my/our professional opinion 
that:  

a)      n/a   the site of the proposed development is subject to undue hardship, 

(if applicable, indicate N/A otherwise) and 

b) XXX   the proposed development will meet the riparian protection 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

COPY

ewatson
New Stamp



 

Schedule D 
[Environmental Impact Assessment] 

  

COPY



 

Environmental Impact  Assessment – 3983 Appian Way                                                                                                          1 

 
RE:    Environmental Impact Assessment for 3983 Appian Way, Campbell River, BC 

This Environmental Impact Assessment is intended to accompany the Riparian Areas Protection 

Regulation (RAPR) assessment (Appendix A) completed for the proposed development at 3983 Appian 

Way, Campbell River, BC (PID: 000-104-311). This report is intended to inform the Strathcona Regional 

District (SRD) of the current biophysical state of the property, pursuant to SRD Bylaw 1857 Parts 404.1 

and 404.21.  SRD Bylaw 1857 requires a development permit for building within 30 m of any stream 

connected to fish habitat, and within 50 m from the natural boundary of Georgia Strait, issued in 

accordance with an Environmental Impact Assessment completed by a qualified professional biologist. 

The proposed development at this time is limited to clearing areas outside of protected setbacks on the 

property. Development plans have yet to be finalized. 

The objectives of this biophysical assessment are to: 

1. Describe existing condition of the subject property; 

2. Identify potential adverse impacts which could result from the proposed work;  

3. Recommend mitigation measures to protect environmentally sensitive areas during proposed 

works; and, 

4. Recommended restoration works, as necessary. 

This report is divided into the following categories: 

 

 

 

 

 

 

 

 

 
1 SRD (1996). Bylaw No. 1857. Oyster Bay-Buttle Lake Official Community Plan Bylaw. Schedule “A”. pp 48. 

To: Jeff Frumento  Date:  February 10, 2020 
From: Warren Fleenor, R.P.Bio. 
  Carly Palmer, Technologist 

Pages: 16 

Cc:   SRD Planning Department Project: 1253 

COPY

ewatson
New Stamp



2 

 

CONTENTS 

1 Background ............................................................................................................................3 
2 Methods .................................................................................................................................3 

2.1 Aquatic Habitats and Species ............................................................................................................ 3 
2.2 Terrestrial Habitats and Species ....................................................................................................... 4 
2.1 Species at Risk and Raptor Nesting ................................................................................................... 4 

3 Results ....................................................................................................................................4 

3.1 Aquatic Habitat ................................................................................................................................. 4 
3.2 Riparian & Terrestrial Habitat ........................................................................................................... 4 
3.3 Species at risk/Raptors/Great Blue Heron ........................................................................................ 5 
3.4 Wildlife Corridor ................................................................................................................................ 5 
3.5 Impacts of Unauthorized Works ....................................................................................................... 6 

4 Recommendations ..................................................................................................................9 

4.1 Planting Plan ..................................................................................................................................... 9 
4.2 Drainage .......................................................................................................................................... 11 

5 Closure ................................................................................................................................. 12 
Appendix A – Planting Prescription ................................................................................................... 13 
Appendix B – RAPR Assessment Report ............................................................................................ 14 

 

 

 

 

 

 

 

 

 

 

 

 

 

COPY

ewatson
New Stamp



2 

 

1 BACKGROUND 

The site of proposed work is a 0.16 ha lot within Area D of the Strathcona Regional District zoned Country 

Residential. The property is bordered by Appian Way to the southwest, Georgia Strait to the northeast, 

and developed lots to the northwest and southeast. 

 

Figure 1. Overview of the subject property (outlined in red) and surrounding areas. 

The proposed development at this time is limited to clearing areas outside of protected setbacks on the 

property. Development plans have yet to be finalized, but will eventually include a residential dwelling, 

septic, and landscaping. 
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2 METHODS 

Background information on the property was obtained from the following sources: 

1. Strathcona Regional District UMapit2; 

2. Habitat Wizard3 

3. Wildlife Tree Stewardship Atlas (WiTS)4; 

4. Great Blue Heron (GBHE) Management Team Atlas5; 

5. Satellite imagery. 

A site assessment of aquatic and terrestrial habitats and species was carried out on January 30, 2020 

according to the methodologies explained under the headings below. 

2.1 AQUATIC HABITATS AND SPECIES 
Criteria for delineating watercourses and applying setbacks to identified aquatic features were based 

primarily on Riparian Areas Protection Regulation (RAPR) methodology6. All streams were delineated 

using a handheld GPS unit; therefore, the accuracy of these features depicted in site plans will vary 

depending on forest cover and satellite availability at the time of assessment. Buffers and setback areas 

for the streams were then displayed visually using GIS software. No fish sampling was conducted as a part 

of this assessment. 

2.2 MARINE SHORELINE 

The survey involved examining beach sediment composition, intertidal vegetation communities, and 

beach dynamics at this location. Sampling for fish/egg presence was not completed as part of this 

assessment. Methodologies to complete the marine shoreline assessment were based primarily on those 

outlined in Develop with Care – Environmental Guidelines for Urban and Rural Land Development in British 

Columbia7. 

 

 

 

 

2.3 TERRESTRIAL HABITATS AND SPECIES 

 
2 Strathcona Regional District (2020). SRD UMapit.  Accessed from  

        <https://strathconard.maps.arcgis.com/apps/webappviewer/index.html?id=3f13d8e946bb401d9fb17d90246af4b1> 
3 Ministry of Environment & Climate Change Strategy. (2020). Habitat Wizard. Accessed from <http://maps.gov.bc.ca/ess/hm/habwiz/> 
4 Wildlife Tree Stewardship (WiTS) Program (2020).  Nest Tree Report. The Community Mapping Network. Accessed 

from <http://www.cmnmaps.ca/wits/> 
5 Great Blue Heron (GBHE) Management Team (2020). The Community Mapping Network. Accessed from <http://cmnmaps.ca/GBHE/> 
6 Ministry of Forests, Lands, Natural Resource Operations & Rural Development. (2020). Riparian Areas Protection Regulation Technical 

Assessment Manual. Accessed from: < https://www2.gov.bc.ca/assets/gov/environment/plants-animals-and-ecosystems/fish-fish-

habitat/riparian-areas-regulations/rapr_assessment_methods_manual_for_web_11.pdf> 
7 BC Ministry of Environment. (2012). <http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare2012/ > 
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Survey methods for terrestrial elements or Environmentally Sensitive Areas (ESAs) were directed in part 

by those outlined in Environmental Best Management Practices for Urban and Rural Land Development in 

British Columbia8, and the Field Manual for Describing Terrestrial Ecosystems9. 

2.1 SPECIES AT RISK AND RAPTOR NESTING  

An office-based inquiry of Species at Risk occurrences on and near the property was completed using the 

Habitat Wizard. Raptor and heron nesting sites were researched using the online WiTS Atlas and the GBHE 

Atlas and assessed visually during field work. The on-site assessment was completed according to 

guidelines in Environmental Best Management Practices for Urban and Rural Land Development. 

 

3 RESULTS 

Development on the property is affected by the SRD Development Permit Area and Provincial Riparian 

Assessment Area (30 m) of Stonefly Creek, and the Development Permit Area for the marine foreshore of 

Georgia Strait. A remnant patch of the red-listed ecological community dune wildrye – beach pea exists 

in the supralittoral zone. No raptor/heron nests were identified on or in proximity to the property. ESAs 

observed on the subject property during the assessment are described in detail below. 

3.1 AQUATIC HABITAT 

Records of fish presence in Stonefly Creek could not be obtained, however given the lack of barriers and 

suitable habitat it is assumed that fish are present, and it is therefore subject to the provincial Riparian 

Areas Protection Regulation. Stonefly Creek was classified as a stream based on the presence of a 

significant headwaters area (a small wetland complex located southwest of the subject property). 

According to the RAPR methodology, Stonefly Creek receives a 10 m Streamside Protection and 

Enhancement Area (SPEA) within which no work should occur. Further details can be found in the RAPR 

Assessment report in Appendix A. 

3.2 RIPARIAN & TERRESTRIAL HABITAT 

The riparian area on the right bank of the creek is forested. The canopy is comprised primarily of red alder 

(Alnus rubra) and big leaf maple (Acer macrophylum), with subdominant grand fir (Abies grandis) and Sitka 

spruce (Picea sitchensis) trees.  The shrub layer is well developed and composed primarily of Pacific 

ninebark (Physocarpus capitatus), salmonberry (Rubus spectabilis), and thimbleberry (Rubus parviflorus). 

The majority of the riparian area on the left bank has been cleared. Vegetation consists primarily of grass 

lawn, with a cedar hedge and minimal native shrub cover from salmonberry and Pacific ninebark. Overall 

the riparian area is providing effective shade cover and nutrient release to the aquatic habitat in Stonefly 

Creek. This is primarily related to the intact forested area on the right bank of the watercourse No LWD is 

present along the subject reach.   

 
8 Ministry of Environment (2004). Environmental Best Management Practices for Urban and Rural Land Development in British Columbia. 

Accessed from < http://www.env.gov.bc.ca/wld/documents/bmp/urban_ebmp/urban_ebmp.html> 
9 Ministry of Forests, Lands and Natural Resource Operations (formerly Ministry of Forests and Range) and Ministry of Environment (2010). 

Field Manual for Describing Terrestrial Ecosystems, 2nd Edition. Accessed from <http://www2.gov.bc.ca/assets/gov/environment/plants-

animals-and-ecosystems/conservation-data-centre/field_manual_describing_terrestrial_ecosystems_2nd.pdf > 
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3.3 MARINE SHORELINE 

3.3.1 Physical Shoreline Characteristics  

The shoreline adjacent to the subject property is a moderate gradient, high energy boulder/cobble beach. 

This shoreline is sheltered to the northeast by the Discovery Islands, but exposed to strong southeast 

winter winds coming up the Strait of Georgia. The boulder and cobble substrate indicates a high energy, 

eroding shoreline.  Adjacent properties have been armoured with riprap, while the subject property 

remains un-armoured. 

3.3.2 Foreshore, Supralittoral, and Backshore Habitat  

For the purposes of this assessment, the habitat inventory affecting the subject property has been limited 

to the upper intertidal zone (from the mid-tide range to the high water mark), the supralittoral zone 

(otherwise known as the splash zone which would only receive water/sediment during large storm 

events), and the backshore zone (extending 15 m back from the supralittoral zone).   

Upper Intertidal Area 

The upper intertidal area adjacent to the subject property is dominated by cobble substrate.  There is 

minimal cover from algae, predominantly rockweed and sea lettuce. 

In terms of habitat value, this zone may be used by marine crustaceans, shellfish and other marine 

invertebrates as well as providing forage habitat for a range of bird species. 

Supralittoral Zone 

The supralittoral, or “splash zone” directly above the high-water mark of the foreshore on the subject 

property is characterized by a line of driftwood that likely accumulated during storm surges at high tide. 

Dominant vegetation in this area is Nootka rose (Rosa nutkana),  with small amounts of dune grass 

(Leymus mollis) and beach pea (Lathyrus japonicus) present. While dune wildrye – beach pea is a red-

listed ecological community, the patch size of this community is extremely small which limits its 

functionality. 

Backshore Zone 

The backshore zone on the subject property contains a young, mixed coniferous and deciduous forest.  

The canopy is dominated by red alder, Douglas-fir (Pseudotsuga menziesii) and grand fir, with 

subdominant bigleaf maple and Sitka spruce. Understory vegetation includes Nootka rose, oceanspray 

(Holodiscus discolor), snowberry (Symphoricarpos albus), salmonberry and thimbleberry. 

Backshore vegetation plays several critical roles in maintaining ecological function along the subject 

shoreline: 

• Shade and Microclimate. Backshore vegetation plays an important role in moderating 

temperatures and maintaining moisture of substrates in the high intertidal zone. 
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• Food Production. Shoreline vegetation provides habitat for a wide variety of invertebrate species 

that form a significant portion of the prey base for marine wildlife – particularly forage fish and 

salmonids. 

• Shoreline stabilization. Vegetation stabilizes and traps shoreline substrates and helps dissipate 

wave energy to maintain natural process functions along marine shorelines. 

• Pollutant Removal. Backshore vegetation filters pollutants from surface flows originating on 

terrestrial lands. In the case of residential developments, this typically relates to driveway runoff. 

• Organic Matter and LWD Recruitment. Properly functioning backshore vegetation provides a 

continuous supply of organic matter to the shoreline system in the form of logs, smaller wood, 

and leaf litter. This material drives primary food production, provides microhabitats for numerous 

invertebrate species, helps maintain and regulate moist microhabitats, and dissipates wave 

energy. 

3.4 SPECIES AT RISK/RAPTORS/GREAT BLUE HERON  

According to the available online databases, there are no known species at risk occurrences, bald eagle or 

other raptor nests, or great blue heron nests located on or within 200 m of the subject property. This 

result is consistent with the findings of the site visit in January 2020. As such, there will be no constraints 

to development resulting from the presence of these species, nor will there be any anticipated impacts to 

these species during construction of the proposed development. 
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Figure 1. 3983 Appian Way RAPR Assessment map. 
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Figure 2. 3983 Appian Way foreshore assessment map. 
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4 POTENTIAL ENVIRONMENTAL IMPACTS  

The following subheadings describe potential environmental impacts that may result from development 

of the subject property.  

4.1 LOSS OF AQUATIC HABITAT  

Encroachment into or elimination of aquatic habitats can result in loss of ecological function. Specific 

impacts include:  

1. Loss of rearing, foraging, breeding habitat for wildlife (amphibians, fish, other wildlife);  

2. Increased flooding;  

3. Degradation of water quality;  

4. Loss of habitat connectivity/wildlife migration routes.   

4.2 LOSS OF RIPARIAN HABITAT  

Riparian areas (freshwater and marine) provide valuable habitat and influence the habitat values of 

associated aquatic features. Specific impacts of riparian habitat encroachment and elimination include:  

1. Bank/shoreline instability;  

2. Loss of nutrient and food production for fish and wildlife;  

3. Loss of wildlife corridor use;  

4. Decreased recruitment of large woody debris (LWD) to aquatic habitats;  

5. Increased water temperature in aquatic habitats;  

6. Decrease in water quality.  

4.3 IMPACTS TO HYDROLOGICAL FUNCTION AND WATER QUALITY  

Increases in the total impervious surfaces and drainage density (ditches and piping networks) associated 

with development can negatively impact the hydrological response of local areas. This can result in 

increased peak flows to downstream watercourses and the marine foreshore, which in turn results in 

channel degradation such as increased erosion and channel aggradation, decreases in habitat complexity, 

channel widening, and flooding of terrestrial areas. As well, the decreased retention capabilities of soils 

and seasonally flooded areas can seriously impact the availability of wetted habitat during periods of 

drought.  

4.4 CONSTRUCTION-RELATED IMPACTS 

Land clearing and other construction-related activities can cause serious degradation of habitat through 

the release of sediments to downstream habitats, destruction of trees, spread of invasive plants, spills of 

hazardous materials, and unnecessary encroachment into prescribed setback areas 
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5 RECOMMENDATIONS 

Risk to all identified ESAs that may occur as a result of future development can be effectively managed 

through design, the preservation of key ESAs, establishment of and restoration within setbacks, and the 

implementation of construction Best Management Practices (BMPs). There is no specific development 

plan at this time, but general measures will help guide the development process, as outlined below.  

5.1 SETBACKS 

A key mitigation measure for protection of ESAs is establishing suitable setbacks. As mentioned above, 

the RAPR assessment completed as a part of the DPA process (Appendix A) resulted in a 10 m setback 

from Stonefly Creek. Additionally, as per SRD Bylaw 1857, a 15 m setback from the Present Natural 

Boundary of Georgia Strait is prescribed. No clearing, development work, machine access or materials 

storage is to occur within these setbacks. 

5.2 RESTORATION 

There is limited opportunity for restoration work to improve habitat function on the subject property. A 

patch of Himalayan blackberry is growing in the southeast corner of the property and should be removed 

and replanted with native species (planting plan in Appendix A). Small amounts of Scotch broom and 

Himalayan blackberry are dispersed throughout the site and should be removed and disposed of at a 

facility that accepts invasive plant material. 

5.3 CONSTRUCTION MITIGATION MEASURES  

5.3.1 Environmental Monitoring 

A QEP must be notified 3 days in advance of any construction on the subject property, with the following 

items to be discussed prior to construction: 

1. Review work plan; 

2. Ensure appropriate mitigation measures are/will be in place; 

3. Review all Measures to Protect the SPEA stated in the RAPR report and ensure appropriate 

equipment to satisfy the measures are on-site or available; 

4. Set up a contact system should a biologist or QEP be required on site in the event of 

sediment/erosion issues or some other type of risk to aquatic habitats that may arise during 

construction. 

Immediately upon completion of the construction work, the proponent is to contact a QEP for a post-

construction site inspection. Any deficiencies noted by the QEP are to be addressed by the proponent. A 

final post-construction report is to be submitted by the QEP to the BC RAPR Notification System. 
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5.3.2 Protection of Vegetation 

All of the vegetation, including trees and undergrowth, within the 10 m SPEA for Stonefly Creek or the 15 

m setback from the marine shoreline must not be impacted in any way by the proposed development on 

the subject property. General measures to protect setback areas will include the following:  

1. Setback areas are to be clearly flagged and/or staked prior to ANY construction activities.  

2. Setback areas must be delineated with flagging, stakes or fencing prior to any clearing or 

development works. No machinery access, clearing, construction, foot traffic, or materials storage 

is to occur within the setback areas.  A QEP must be notified at least 3 days prior to the 

commencement of construction to ensure that measures to protect setback areas are in place.   

3. Create/use access routes that avoid tree roots, storage of excavation/building material away from 

trees within setback areas, and cover tree roots in access areas with at least 15 cm of wood chip 

mulch (or similar material) to avoid root compaction.  

4. If tree roots need to be cut during the course of construction, ensure they are cut cleanly with a 

saw. 

5. Ensure that pollutants and other contaminants cannot enter soils in tree rooting zones  

5.3.3 Sediment and Erosion Control  

Specific measures to control sediment during any future construction will include:  

1.  Maintain/do not disturb all vegetation within the setback areas;  

2.  No machinery is to enter riparian setback areas at any time;   

3.  Where there is a potential for silt runoff in the proximity of existing watercourses, control devices 

will be installed prior to construction activities commencing;  

4.   Filter fabric dams, rock check dams, and silt fencing will be used as needed on a site-specific basis 

to control erosion. Filtration should be accomplished using filter fabric keyed into substrates and 

banks and elevated using stakes. Silt fencing is not an acceptable mitigation technique to control 

erosion in flowing ditches; however, it is useful for containing slumping areas and for use as 

baffles to slow water velocities.  

5.  Excavation will be stopped during intense rainfall events or whenever surface erosion occurs 

affecting the watercourse.   

6.  Watercourses are not to be traversed by machinery at any time.  

7.  Soil stockpiles will be placed a minimum of 20 m from any watercourse and in a location where 

erosion back into the watercourse cannot occur and will not impede any drainage.  

8.. Soil stockpiles with the potential to erode into watercourses are to be covered with poly sheeting 

or mulch. Other techniques, such as terracing or surface roughening can greatly reduce surface 

erosion on steeper slopes.    

9. Permanent exposed soil areas and erosion-prone slopes that may potentially erode into the 

watercourse are to be seeded immediately or covered with geotextile.  

10.Clearing will take place immediately prior to excavation and earthworks to minimize the length of 

time that soils are exposed. Vegetation in adjoining areas will not be disturbed.  
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5.3.4 Fuels and hazardous materials  

The accidental release of petroleum, oils, hydraulic fluids, lubricants, concrete additives, antifreeze or 

other hazardous materials onto land surfaces or into waterbodies is an offence under the Federal 

Fisheries Act and may result in degradation of habitat quality and could be a threat to human health.   

Environmental protection procedures for handling and storage of fuels and hazardous materials shall 

include the following items:  

1. A spill kit of appropriate capacity will be on hand at all times during construction.   

2. All identified spills will be cleaned up immediately, and contaminated soils and vegetation will be 

removed for appropriate disposal.  

3. Refuelling of equipment is to occur only at designated fuelling stations and located at least 20 m 

from all watercourses. 

4. All fuel, chemicals, and hazardous materials will be clearly marked. 

5. Pumps and jerry cans are to be placed on poly sheeting and sorbent pads to contain spills. 

6. All equipment maintenance with the potential for accidental spills (e.g., oil changes, lubrications) 

will be done on a designated area at least 20 m from any watercourses. Tarps should be laid down 

prior commencement of work to facilitate clean up.  

7. In the event of a spill, the following guidelines should be followed:  

- Spills need to be immediately reported to the biologist. Spills to the receiving environment are 

to be reported to the Emergency Management BC (1-800-663-3456) if they exceed the 

reportable limits (e.g. 100 litres of fuel or oil).  

- Apply sorbent pads and booms as necessary.  

- Dispose of all contaminated debris, cleaning materials, and absorbent material by transporting 

to an approved disposal site. 

5.4 DRAINAGE 

As per Section 404 of SRD Bylaw 1857, stormwater from the development is to be managed in accordance 

with Section 4 of the Land Development Guidelines for Aquatic Habitat. The goal in managing stormwater 

is to ensure that pre-development hydrological conditions are maintained by the development. To this 

end, efforts must be made to encourage roof and driveway runoff to infiltrate back into the soil and not 

be discharged directly to the stream (i.e. via a pipe) to minimize hydrological impacts. Strategies for 

reducing hydrological impacts include: 

• Using permeable material, rather than pavement for the driveway; 

• Directing roof runoff into raingardens, swales, or rock pits (see Figure 2 below) for infiltration into 

the soil; and, 

• Retaining native vegetation on-site wherever possible. 
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6 CLOSURE 

We trust that this assessment meets the requirements for an environmental impact assessment of the 

new development proposed for 3983 Appian Way.  The observations and recommendations made in this 

report are intended to characterize existing site conditions and present current regulatory requirements. 

The presence of the features and functions described herein are based on available information at the 

time of writing and are subject to change. Environmental site conditions are dynamic and should 

development of the site be suspended an additional survey may be warranted.  

Please contact the undersigned with any questions or concerns. 

Current Environmental Ltd. 

 

  

Warren Fleenor, R.P.Bio.    &    Carly Palmer, Tech 
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APPENDIX A – PLANTING PRESCRIPTION 

 

Common Name Scientific Name Number Size Spacing Cost/Unit Total Cost 

Douglas-fir Pseudotsuga menziesii 1 1 gal 6 m $9.00 $9.00 

Sword fern Polystichum munitum 3 1 gal 2 m $9.00 $27.00 

Nootka rose Rosa nutkana 3 1 gal 2 m $9.00 $27.00 

Total  $63.00 
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APPENDIX B – RAPR ASSESSMENT REPORT 

RAPR Assessment Report on the following 11 pages. 
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As per the Scope of Work, the assignment is to: 
 

1. Provide a report highlighting how trees within the SPEA and shoreline setback could 
potentially be impacted by tree clearing in the area of proposed development.  

2. Conduct a Level 2 (Basic) tree risk assessment according to ISA TRAQ (International 
Society of Arboriculture Tree Risk Assessment Qualification) of the trees within the SPEA 
and the shoreline setback that target the area of proposed development.  

 
1. Potential Impact of Tree Clearing in Proposed Development Area 

 
Wind Dynamics 
 
Clearing in the proposed development area will result in the SPEA and shoreline 
setback trees being exposed to new conditions, particularly with wind dynamics.  
 
The SPEA runs along the northwest side of the property. Tree species in the SPEA are 
primarily red alder (Alnus rubra), Douglas fir (Pseudotsuga menziesii), big leaf maple 
(Acer macrophyllum), and grand fir (Abies grandis). Deciduous species in the SPEA are 
mostly young and semi-mature in age, while the coniferous species are mostly 
semi-mature to mature. Predominant winds in the area originate from the northwest 
and the southeast. Trees in the SPEA are currently fully exposed to winds from the 
northwest, and partially to fully protected from winds from the southeast by trees in the 
proposed development area. Tree removal in the proposed development area will 
leave trees in the SPEA newly exposed to winds from the southeast.  
 

 
Diagram of prevailing winds from the closest station (Campbell River Airport). Source: windhistory.com 
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The shoreline setback runs along the northeast side of the property. Tree species here 
are primarily Douglas fir (Pseudotsuga menziesii), sitka spruce (Picea sitchensis), red 
alder (Alnus rubra) and big leaf maple (Acer macrophyllum). Deciduous species in the 
shoreline setback area are mostly young and semi-mature in age, while the coniferous 
species are mostly semi-mature to mature. Trees in the shoreline setback are partially 
exposed to winds from the northwest, and partially exposed to winds from the 
southeast. Tree removal in the proposed development area will leave trees more 
exposed to winds from the southeast, however partial protection will still be present via 
the large conifers retained on the neighboring property to the southeast.  
 
Tree failures at or below normal wind speeds are often associated with defects or 
conditions that affect a tree’s strength or stability. These defects and conditions are 
those that are analyzed within a tree risk assessment. Therefore, the windthrow 
potential of trees within the SPEA and shoreline setback are considered within the Risk 
Assessment section of this report.  
 
Construction Damage 
 
Construction activities can damage a tree in several ways. Excavation can damage or 
completely remove roots, impacting both the health and structural stability of trees. 
Soil compaction, via machinery or even heavy foot traffic, reduces a tree’s ability to 
access water and oxygen in the soil, resulting in long-term negative impacts on a tree’s 
health. Negative impacts can also result from grade changes, material storage, and 
liquid disposal. Lastly, physical damage to the above-ground portion of trees can cause 
damage that can have immediate or long-term effects.  
 
The impact of construction activity can be minimized with the use of proper tree 
protection measures. Due to the proximity of proposed development to trees within 
the SPEA and shoreline setback, it is recommended that tree protection fencing be 
installed to separate trees in the SPEA and the foreshore setback from the proposed 
development area.  
 
Fencing must be installed prior to stump removal, and only taken down after 
completion of landscaping. Fencing materials must meet the specifications shown 
below. Fencing must be installed at the minimum distance away from the tree trunks, 
as shown in the table below. A consulting arborist should inspect the fencing prior to 
stump removal to ensure it meets the following specifications.  
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Adapted from the City of Nanaimo Engineering Standards and Specifications: Tree Protection Fencing.  
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RISK ASSESSMENT 
 
Limitations and Time Frame 
 
Limitations of tree risk assessment arise from uncertainties related to trees, defects and 
the loads to which they are subjected. Tree risk assessment: 
 
● Considers only known targets and visible or detectable tree conditions 
● Represents the condition of the tree and site at the time of inspection 
● The time frame should not be considered a guarantee period for the risk assessment 
● Any tree, whether it has visual weaknesses or not, will fail if the forces applied to it 
exceed the strength of the tree or its parts 
 
Additional limitations of this specific tree risk assessment include: 
 
● Exact locations of future buildings within the proposed development area are 
unknown, therefore the proposed development area as a whole was considered as a 
target.  
 
The time frame of this assessment is two years. 
 
Observations 
 
Lana Tutt of Tilia Arboriculture Consulting Inc. assessed the trees on April 20, 2020. 
Relevant targets are described in the table below.  
 

Target #  Description  Occupancy Rate 

1  Neighbour’s home (to the NW)  Constant 

2  Neighbour’s shed structure  Constant 

3  Service line to neighbour’s home  Constant 

4  Proposed development area (future home)  Constant 

5  Users of trail on property leading to beach  Occasional 
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Trees within the SPEA (shown as ‘10m creek offset’) and the shoreline setback (shown 
as ‘15m present natural boundary offset’) were assessed. All trees with the exception of 
those listed in the table below were assessed as LOW risk with no comments. All other 
trees were tagged with a metal marker and flagged pink. The approximate location of 
the tagged trees, SPEA, and shoreline setback are shown in the drawing below.  
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The table below lists information for each of the tagged trees, and includes specific 
recommendations to mitigate risk: 
 

Tag #  Species 
Diam-
eter 
(cm) 

Targets  Notes  Risk 
Rating 

Recomm- 
endations 

Resid- 
ual Risk 
Rating 

12200  Red 
alder  35  1,2,3 

Signs of phythophthera 
disease at base of trunk. 

Roots partially impeded by 
chain link holding in riprap. 

Phototropic lean and canopy 
favoring west side, towards 

neighbour’s property.  

Moderate 

Remove canopy 
and retain trunk 

at approx. 5m for 
habitat. Use 

coronet cuts at 
top to discourage 

regrowth.  

Low 

12199  Red 
alder  24  1,3 

Early signs of canker (sunken 
bark) mid- trunk, approx. 4m 

from base.  
Moderate 

Remove canopy 
above canker and 

retain trunk for 
habitat. Use 

coronet cuts at 
top to discourage 

regrowth. 

Low 

12198  Big leaf 
maple 

Approx 
50  2,3  Dead. Branches favoring W 

side.   Moderate 

Remove canopy 
and retain trunk 

at approx. 5m for 
habitat.  

Low 

12197  Big leaf 
maple  40  4  Dead. Sloughing bark.   Moderate 

Remove canopy 
and retain trunk 

at approx. 5m for 
habitat 

Low 

12196  Grand fir  50  1,2,3 

History of crown failure. 
Currently 2-3 large branches 
as leaders. Sap staining on 

lower trunk.  

Moderate 

Prune to restore 
canopy and clean 
crown. Reassess 
in 2 years (2022).  

Low 

12195  Douglas 
fir  76  1,4,5 

Either previously topped or 
broken leader. Multiple 

leaders. Some overextended 
branches. Evidence of 
previous branch failure.  

Moderate 

Prune to restore 
and clean crown. 

Reduce 
overextended 

branches. 
Reassess in 2 
years (2022) 

Low 

12194  Douglas 
fir  48  1,4,5  Sparse growth, general 

decline.   Low  Reassess in 2 
years (2022)  Low 

12193  Sitka 
spruce 

Approx 
60  1,4,5  Multiple leaders. Sparse 

growth, general decline.   Low  Reassess in 2 
years (2022)  Low 
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12192  Red 
alder  48  5  Main portion of tree is dead. 

Deadwood over trail.    Low 

Prune to remove 
any deadwood 

that targets trail. 
Retain remaining 
portion of tree. 

Low 

12191  Douglas 
fir  55  4  Several sap drips on N and 

W sides.   Low  Reassess in 2 
years (2022)  Low 

12190  Douglas 
fir  46  4 

Several sap drips on N and 
W sides. Sweep in lower 

stem. Poor crown structure.  
Low  Re-assess in 2 

years (2022)  Low 

 
Additional note:  

● There is a metal cord tied around tree #12196 and 12195. It is recommended 
that this cord be removed to prevent the trees from being girdled in the future. 

 
It is recommended that all tree work be completed by an International Society of 
Arboriculture (ISA) Certified Arborist to assure work is completed at or above industry 
standards. A climbing arborist will be required for the work recommended above.  
 
Some photos from the site are described below: 

 
Tree #121200 - Dark staining indicative 
of Phythophthera disease.  
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Tree #12197 - Dead big leaf maple with 
sloughing bark. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Tree #12192 - Dead alder with branches 
targeting trail to the beach 
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I certify that all statements of fact in this report are true, complete and correct to the best of my 
knowledge and belief, and that this report is made in good faith.  

ARBORIST DISCLOSURE STATEMENT 

Arborists are tree specialists who use their education, knowledge, training and experience to examine                           
trees, recommend measures to enhance the beauty and health of trees, and attempt to reduce the risk                                 
of living near trees. Clients may choose to accept or disregard the recommendations of the arborist, or                                 
seek additional advice. 

Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Trees                                 
are living organisms that fail in ways we do not fully understand. Conditions are often hidden within trees                                   
and below ground. Arborists cannot guarantee that a tree will be healthy or safe under all circumstances,                                 
or for a specified period of time. Likewise, remedial treatments, like any medicine, cannot be                             
guaranteed. 

Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist's                             
services such as property boundaries, property ownership, site lines, disputes between neighbors,                       
landlord-tenant matters, etc. Arborists cannot take such issues into account unless complete and                         
accurate information is given to the arborist. The person hiring the arborist accepts full responsibility for                               
authorizing the recommended treatment or remedial measures. 

Trees can be managed, but they cannot be controlled. To live near a tree is to accept some degree of 
risk. The only way to eliminate all risks is to eliminate all trees. 
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