
   STAFF REPORT 
TO COMMITTEE 

 
MEETING TYPE & DATE Electoral Area Services Committee of October 15, 2025 
FROM: LAND USE SERVICES - Development Services 

SUBJECT: Application No. RZ25E01 (5611 Culverton Road/PID: 003-851-168) 

FILE: RZ25E01 
 
REPORT SUMMARY 

The purpose of this report is to present an application to redesignate and rezone the subject 
property at 5611 Culverton Road (PID: 003-851-168), to permit a seventeen (17) lot bare land 
strata subdivision serviced by a private water system, and to realign the park-zoned area. 

In accordance with the CVRD Development Application Referrals Policy, this is a “preliminary 
report” intended to introduce the application to the EASC. 
RECOMMENDED RESOLUTION  

That it be recommended to the Board: 

That Application No. RZ25E01 (5611 Culverton Road, PID: 003-851-168), be referred to the 
following external agencies and First Nations: 

1. Electoral Area E – Cowichan Station/Sahtlam/Glenora Advisory Planning Commission; 
2. Electoral Area E – Cowichan Station/Sahtlam/Glenora Parks Advisory Commission; 
3. Agricultural Land Commission; 
4. BC Transit; 
5. Cowichan Valley School District (SD 79); 
6. Nanaimo Ladysmith School District (SD 68); 
7. Island Health; 
8. Ministry of Environment and Parks; 
9. Ministry of Housing and Municipal Affairs;  
10. Ministry of Transportation and Transit; 
11. Ministry of Water, Land and Resource Stewardship; 

a. Aquatic Ecosystems Branch; and 
b. Water Authorizations Branch; 

12. Royal Canadian Mounted Police; 
13. Cowichan Tribes; 
14. Halalt First Nation; 
15. Lyackson First Nation; 
16. Penelakut Tribe; 
17. Stz’uminus First Nation; and 
18. Ts’uubaa-asatx First Nation.  

 

LOCATION MAP 
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BACKGROUND 

The subject property is a 7.5-hectare (ha) parcel located on Culverton Road in Electoral Area E. 
Culverton Road follows the boundary between Electoral Area E (east side) and F (west side). 
Surrounding properties are residential properties to the north, east and west, and agricultural 
properties to the south. The property boundary to the south is shared with two parcels in the 
Agricultural Land Reserve (ALR). 
The property was historically used for a sawmill operation but is currently vacant and 
undeveloped. The majority of the parcel has been cleared, with a perimeter of remaining trees. 
The site is subject to a remediation order issued by the Ministry of Environment. Staff have 
received a copy of the Certificate of Compliance issued under section 53 of the Environmental 
Management Act, confirming that remediation meets applicable Contaminated Sites Regulation 
standards and criteria.   
As part of a previous rezoning application approved by the CVRD Board, the subject property was 
rezoned from industrial to the current split-zoning R-6 Bare Land Strata Residential and P-1 Parks 
and Institutional. This removed the industrial use of the site, which was considered incompatible 
with the surrounding neighbourhood. The rezoning was supported on the basis that a 
manufactured home park would offer an affordable and alternative housing option compared to 
larger single dwelling acreages typical of the area. At that time, community concerns were raised 
regarding groundwater impacts and the protection of adjacent wells. In response, the R-6 zone 
regulations were specifically crafted to address these concerns by emphasizing water 
conservation measures and requiring landscaping.  

At present, it appears unlikely that the property can be developed in accordance with the 
requirements of the R-6 zone, particularly with respect to servicing requirements. As a result, the 
applicant is proposing a private water system and individual onsite sewerage systems. The private 
water system would require a provincial water licence. 

Watercourses, including streams and wetlands, are located along the north and northwest 
boundaries and south and southeast boundaries. The property is currently the subject of a 
Development Permit application related to unpermitted development activities (land alteration) 

Item 6.4

Page 49 of 254



Application No. RZ25E01 (5611 Culverton Road/PID: 003-851-168) 
October 15, 2025  Page 3 
 

 

and proposed restoration of riparian areas. A separate Development Permit will be required for 
any future subdivision of the parcel.   
POLICY AND REGULATORY CONSIDERATIONS 

Official Community Plan for the Electoral Areas Bylaw No. 4270 (OCP): 
The subject property is designated Residential regionally and Manufactured Home Park locally 
and is not within a Growth Containment Boundary (GCB). The Manufactured Home Park 
designation applies to manufactured home parks (MHP), recognizing that this form of housing is 
an important component of the CVRD’s affordable housing stock.  
An amendment to the OCP is required to redesignate the subject property. The Rural Residential 
designation is considered the most appropriate land use designation for the proposed 
development. This designation is intended to support a rural lifestyle and serve as a buffer 
between rural resource uses (i.e. forestry and agriculture) and more urbanized residential areas. 
Properties within this designation are generally characterized by single detached dwellings, 
forested areas and small-scale agricultural uses. Community water and sewer services are not 
planned for areas designated Rural Residential.  
Relevant OCP policies are listed in the Background Table (Attachment A).  
The subject property is within the following Development Permit Areas (DPA): DPA 1 – Riparian 
Areas Protection; DPA 4 – Aquifer Protection; DPA 8 – Protection of Farming; and DPA 9 – 
Intensive Residential. 
The OCP amendment would include removal of the property from DPA 9, as this DPA is applicable 
to lands in the R-6 zone on Culverton Road and the proposed rezoning would remove this parcel 
from the R-6 zone, thus making DPA 9 no longer applicable. 

Proposed Official Community Plan Bylaw No. 4373: 
The subject property is currently designated Medium Lot Suburban in Schedule L of Proposed 
Bylaw No. 4373. Properties to the north, east and west are designated Small Lot Rural and 
properties to the south are designated Agriculture. The property is not included in the GCB in 
Schedule G of Proposed Bylaw No. 4373.  
The Medium Lot Suburban designation enables detached dwellings with suburban character and 
provides opportunities for clustering units into pocket neighbourhoods. The bylaw states, “Mobile 
home parks are generally designated Medium Lot Suburban for density purposes but are not 
intended for typical suburban detached housing.” Properties in this designation typically have 
access to community water or sewer systems. The maximum density in the Medium Lot Suburban 
designation is 15 units per hectare (UPH), plus permitted suites. The proposed UPH for this 
application is approximately 2.25 UPH.  
Alternatively, the Country Suburban designation supports detached dwellings that reflect a 
“country character”, where dwellings are oriented to front onto a street. It also accommodates 
properties that may not be connected to community or water systems, with a maximum density of 
2.5 UPH. 
Electoral Area E (Cowichan Station/Sahtlam/Glenora) Zoning Bylaw No. 1840:    
The subject property is currently split-zoned R-6 Bare Land Strata Residential and P-1 Parks and 
Institutional.  
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The R-6 zone permits modular homes or single detached dwellings, with a gross floor area of 120 
m2 and height limit of 6 m. The R-6 zone includes density bonus provisions that allow for 
subdivision of up to 50 parcels, subject to specific amenity and servicing requirements. These 
include connection of all residential parcels to a community sewer and water system owned and 
operated by the CVRD, designed to CVRD specifications. Additional requirements include a 
recycled water treatment and distribution system for irrigation and toilets; individual water 
metering; and registration of a covenant requiring low-flow fixtures and appliances and drought-
tolerant landscaping.  
The P-1 zone permits institutional uses, which include assembly, civic use, public park, religious 
facility, schools, and one single detached dwelling accessory to the permitted institutional uses. 
COMMISSION / AGENCY / DEPARTMENTAL CONSIDERATIONS 
CVRD division referral comments are summarized as follows: 
• Fire Rescue Division – Recommends installation of a minimum 10,000 gallon fire service 

water supply tank with 24-hour access for fire department; roads, cul-de-sacs and driveways 
to be constructed to withstand fire apparatus up to 36,287 kg; road width minimum of 8 m and 
cul-de-sacs should have a minimum turning radius of 14 m.   

• Parks & Trails Division – The site is constrained due to the presence of riparian areas and 
does not appear to provide sufficient width or buffer to accommodate a trail consistent with 
CVRD Parks standards; additional space may be required. The subject area is heavily 
impacted by invasive plant species, and considerable remediation and restoration work will 
be required to bring the proposed park area to a usable and ecologically functional state; this 
should be completed prior to CVRD Parks & Trails acceptance. Recommend referral to the 
Electoral Area E Community Parks Advisory Commission (PAC). Separate from the rezoning 
application, the proposed density triggers park dedication (or cash-in-lieu) under section 
510(3) of the Local Government Act (LGA) at the time of subdivision. 

Complete CVRD division referral comments are provided in Attachment E. 
Recommended external referrals are listed in the staff recommendation on Page 1 of this report.  
 
PLANNING ANALYSIS 

While current OCP policies do not support subdivision in rural areas located outside of growth 
containment boundaries and where community servicing is unavailable, the subject property is 
currently designated and zoned for a manufactured home park of up to 50 dwellings, subject to 
the R-6 zone’s density bonusing provisions. These include servicing requirements – such as 
connection to a CVRD-owned and operated community water and sewer system – that cannot be 
met on this site. Additionally, the presence of watercourses and associated riparian areas further 
limit the developable area. In response, the applicant proposes to reduce the permitted density 
by creating larger parcels (minimum 0.2 ha) and servicing them with a private water system and 
individual onsite sewerage systems.  
Under the Proposed OCP Bylaw No. 4373, the subject property will be in the Medium Lot 
Suburban designation, which supports the current zoning permitting a higher density in the form 
of a mobile home park. The proposed development density of 2.25 UPH is well below the 
maximum density of 15 UPH for this designation. Staff consider the Country Suburban 
designation to be a more appropriate designation for the current proposal – as this designation 
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enables detached dwellings with “country character”, where dwellings do not always have access 
to community or water systems, with a maximum density of 2.5 UPH.  
Servicing: 
There are no community water, sewer or drainage systems within the vicinity of the subject 
property. Proposed servicing includes a private water system and individual onsite sewerage 
systems. 
A well was drilled in 2022, located in the northwest corner of the site; the well is within the area 
currently zoned P-1. An application for a water licence has been submitted to the Province and is 
pending review. 
Under the Water Sustainability Act (WSA), water supply systems providing domestic water to five 
(5) or more dwellings are considered a utility under the Water Utilities Act (WUA). The applicant 
is required to ensure eligibility to hold a water licence under the WUA and WSA. Requirements 
for operating a water supply system are also regulated under the Drinking Water Protection Act. 
Groundwater supplied and/or stored for fire service should be included in the water licence.  
The proposed larger parcel sizes will better accommodate onsite sewerage, which are subject to 
Island Health Subdivision Standards. The Technical Memo (Onsite Septic Suitability Letter), by 
McElhanney, dated April 3, 2025 (Attachment H) considers the site to be suitable for onsite septic 
system installation, with final details to be determined on a site-specific basis. 
The Technical Memo (Stormwater Management Strategy), by McElhanney Ltd., dated April 3, 
2025 (Attachment I), recommends individual rock pits directed to centralized flow control 
structures with overflow directed to adjacent watercourses. The objective of the stormwater 
management strategy is to ensure proper drainage, prevent increased downstream flooding and 
erosion, maintain or reduce post-development flows to pre-development levels, and improve 
water quality and minimize runoff. It is noted, unless already connected, drainage directed to a 
watercourse may require provincial approval under the Riparian Areas Protection Regulation 
(RAPR) and WSA.  

The Aquifer Impact Assessment (AIA), McElhanney Ltd., dated May 20, 2025 (Attachment F), 
considers potential impacts to the groundwater resource to be low. The AIA indicates that the 
stormwater management strategy promotes groundwater recharge through low-impact 
development practices – including on-site retention, infiltration and controlled discharge. The AIA 
consider risk to primarily be with future property owners and use or handling of chemicals. 

Park Reconfiguration: 

As part of the rezoning application, the applicant is proposing to reconfigure the park area to the 
southern and southeastern portion of the property, with a trail system around the wetland and 
benches. The designated park area would increase from 0.94 ha to 1.9 ha, encompassing the 
wetland and stream features located on the southern portion of the parcel, all of which are subject 
to the RAPR.  
OCP policies base park acquisition on Community Parks and Trails Master Plans, considering 
recreation needs, environmental sensitivity, land suitability, trail connectivity and physical 
characteristics, and priorities for park acquisition include nature/interpretive parks, green space 
and habitat conservation.   
CVRD Parks & Trails staff have provided comments in relation to the proposed park 
reconfiguration (Attachment E). Specifically, Parks staff note that remediation and restoration of 
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the riparian area, including removal of invasive species and restoration plantings, will need to be 
completed prior to acceptance. The Electoral Area E PAC has been included as a referral agency 
in the staff recommendation.  
Remediation and restoration of the disturbed areas are to be included as part of the active 
Development Permit application DP22E10, which is a separate process from the rezoning 
application.  
Recommendation: 
While the subject property lies outside of the GCB identified in the current OCP and proposed 
OCP (Bylaw No. 4373), it is zoned and designated to allow up to 50 residential dwellings through 
density bonusing provisions. However, due to limitations in meeting servicing requirements under 
the current zoning and the presence of multiple watercourses that constrain the developable area, 
the applicant is proposing a reduced density of approximately 17 parcels. The proposal for a 
private water system would require approval by the Province for a groundwater licence under the 
WSA and WUA. 
The proposed reduction in density aligns better with the surrounding rural context and reflects the 
OCP’s direction for lower-density development outside the GCB. In addition, the applicant is 
proposing to realign and expand the total park area, which may enhance habitat protection and 
support the retention of natural areas, while providing a green space for the public.  
Staff are recommending the application proceed to external referrals prior to further consideration. 
 
 
OPTIONS 

Option 1: (Recommended, refer to external agencies and First Nations) 

That it be recommended to the Board: 

That Application No. RZ25E01 (5611 Culverton Road, PID: 003-851-168), be referred to the 
following external agencies and First Nations: 

1. Electoral Area E – Cowichan Station/Sahtlam/Glenora Advisory Planning Commission; 
2. Electoral Area E – Cowichan Station/Sahtlam/Glenora Parks Advisory Commission; 
3. Agricultural Land Commission; 
4. BC Transit; 
5. Cowichan Valley School District (SD 79); 
6. Nanaimo Ladysmith School District (SD 68); 
7. Island Health; 
8. Ministry of Environment and Parks; 
9. Ministry of Housing and Municipal Affairs;  
10. Ministry of Transportation and Transit; 
11. Ministry of Water, Land and Resource Stewardship; 

a. Aquatic Ecosystems Branch; and 
b. Water Authorizations Branch; 

12. Royal Canadian Mounted Police; 
13. Cowichan Tribes; 
14. Halalt First Nation; 
15. Lyackson First Nation; 
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16. Penelakut Tribe; 
17. Stz’uminus First Nation; and 
18. Ts’uubaa-asatx First Nation. 

Option 2: (refer application back to staff for more information, prior to further consideration) 

That it be recommended to the Board that Application No. RZ25E01 (5611 Culverton Road, PID: 
003-851-168), be referred back to staff for further information, including: [requested information 
to be identified by the Board], prior to further consideration.  

Option 3: (deny the application)  

That it be recommended to the Board that Application No. RZ25E01 (5611 Culverton Road, PID: 
003-851-168), be denied (for reasons to be provided…). 

 

 

Submitted by: J. Dubyna, Planner III 
Concurrence: M. Pressman, RPP, MCIP, MPlan, Manager, Development Services Division 
Concurrence: A. Kjerulf, MCP, RPP, MCIP, General Manager, Land Use Services  

Reviewed for form and content and approved for submission to the Committee: 
Resolution: Financial Considerations: 

☒ Corporate Officer ☒ Chief Financial Officer 

ATTACHMENTS:   
Attachment A – Background Table & OCP Policies 
Attachment B – Context Maps & Site Photos 
Attachment C – Applicant Rationale 
Attachment D – Proposed Plans 
Attachment E – CVRD Division Referral Responses 
Attachment F – Aquifer Impact Assessment, McElhanney Ltd., May 20, 2025 
Attachment G – Geotechnical Assessment, Ryzuk Geotechnical, May 5, 2025 
Attachment H – Technical Memo (Septic), McElhanney Ltd., April 3, 2025 
Attachment I – Technical Memo (Stormwater), McElhanney Ltd., April 3, 2025 
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BACKGROUND TABLE 

 
File: RZ25E01 

 

Applicant: Deane Strongitharm, Strongitharm Consulting Ltd.  
(agent)  

Registered Property Owner: Whynott Holdings Ltd., Inc.No. A0075973  

Civic Address: 5611 Culverton Road 

PID & Legal Description: 003-851-168 

LOT 1, SECTION 8, RANGE 6, SAHTLAM DISTRICT, 
PLAN 12309, EXCEPT THOSE PARTS IN PLANS 
22890, 23708, 25003 AND 29157 

CVRD Covenants on Title: None 

Size of Existing Parcel(s): 7.5 ha 

Existing Use of Parcel(s): Undeveloped   

Natural Hazards: None mapped 

Archaeological Site: Unknown 

Environmentally Sensitive Areas: None mapped 

Watershed: Cowichan River, Currie Creek, Inwood Creek 

Species at Risk: None mapped 

Agricultural Land Reserve (ALR): Not within, adjacent to ALR properties to south 

Land Use Designation: Residential – Manufactured Home Park  

Containment Boundary: Not within 

Development Permit Areas (DPA’s): DPA 1 Riparian Areas Protection 

DPA 4 Aquifer Protection  

DPA 8 Protection of Farming 
DPA 9 Intensive Residential Development 

Zoning: R-6 Bare Land Strata Residential  

P-1 Parks and Institutional  

Fire Service: Sahtlam Fire Protection Service Area 

Existing Water Service: None 

Existing Sewerage Service: None 

Existing Drainage Service: None 

Proposed Designation Rural Residential 

Proposed Zoning Site-specific  

Proposed Water Service Shared (private) water system (well)  

Proposed Sewer Service Individual Onsite Septic Systems  

Proposed Drainage Service Onsite 

Relevant OCP Bylaw No. 4270 policies: 
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• 3.2.1.2.5 Supports compact development near transit and within serviced areas that have 
capacity for growth. 

• 3.2.1.4.2 Supports housing that is consistent with the surrounding context, including 
character of existing neighbourhoods and rural areas. 

• 3.2.1.4.5 Does not support subdivision within rural areas or on parcels within the ALR. 

• 3.2.2.2.2 Supports identification, protection and restoration of priority ecological areas and 
wildlife corridors to increase resilience of the natural environment. 

• 3.2.2.2.4 Discourages development immediately adjacent to a mudflat, marsh or delta area, 
wetlands, floodplains, important bird breeding areas and at-risk Garry Oak complexes. 

• 3.2.2.4.1 Recognizes aquatic habitats and resources as environmentally sensitive sites to be 
protected and restored. 

• 3.2.2.4.3 Supports rainwater quality control for development sites near freshwater and 
marine environments. 

• 3.2.2.4.4 Supports consideration of impacts to ground and surface water resources during 
development application reviews. Applications that pose negative impacts will not be 
supported unless those impacts are mitigated on the subject parcel or an adjacent parcel 
containing similar habitat such that the end result represents an overall improvement to the 
function of the ecosystem being impacted. 

• 4.1.2.1 Any development should minimize the impact on the natural environment and 
existing neighbourhoods. Any development should be designed to prevent pollutants from 
entering into any water system, including surface-water runoff channels, aquifers, 
groundwater areas, recharge areas and the ocean. 

• 4.1.2.2 Water purveyors should ensure water quantity and quality are adequate for future 
growth of the area including community water connections and consistency with zoning 
build-out. 

• 4.1.2.4 Development should limit the removal of, or damage to, any of the existing natural 
vegetation cover. 

• 4.1.2.6 No development or site alteration should be permitted on a wetland, in a riparian area 
or within the buffer zone specified in this bylaw for wetlands and riparian areas. 

• 4.7.2.1 Prioritizes the acquisition of park land for  

a. waterfront parks to provide public access to rivers, lakes and the ocean;  

b. playgrounds;  

c. community parks;  

d. sports fields;  

e. nature/interpretive parks;  

f. green space and protection of ecologically sensitive areas; and  

g. any combination of the above. 

• 4.7.2.3 Will acquire parkland as guided by Community Parks and Trails Master Plans to 
support both active outdoor recreation and habitat conservation through consideration of the 
following factors:  

a. the present and future park needs of the neighbourhood;  

b. the environmental sensitivity of the land;  

c. the capability of the land for park and open space use;  

d. the need for trails (pedestrian, equestrian and cycling connections);  

e. the size, topography and configuration of the land; and  

f. any other matter deemed important by the Regional District. 
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• 4.10.2.1 Encourages innovative housing and subdivision designs such as clustered 
residential developments, particularly for sloped upland areas; the Regional District will 
provide flexibility in regulatory bylaws. 

• 4.12.1.2 Does not envision significant change to existing land use or further subdivision that 
increases density, impact or intensity of use of land until sufficient comprehensive planning 
has been approved, except in those areas where public infrastructure is required to address 
environmental issues. 

 

Relevant LAP policies: 

• 1.5.2.3 Supports environmental design for safety and access in development. 

• 2.6.2.2 Acquires parkland through subdivision in the following circumstances:  

a. When parcels designated as Village Residential, Rural Residential, River Corridor or 
Manufactured Home Park are considered for subdivision into three or more additional 
lots, will determine whether the owner of land being subdivided shall  

i. provide, without compensation, community parkland equivalent to 5% of the 
parcel size and in a location acceptable to the CVRD to be designated as Park on 
the plan of subdivision; or  
ii. pay to the CVRD an amount that equals the market value of the land that may 
be required for park purposes, not to exceed 5% of the land being proposed for 
subdivision 

• 2.9.2.1 Does not support extending community water and sewer services into Rural 
Residential areas. 

• 2.9.2.3 Encourages small footprints and clustering of buildings. 
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Zoning 
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OCP Designation (Bylaw No. 4270) 
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Proposed OCP Designation (Proposed Bylaw No. 4373) 
 

 

Item 6.4

Page 60 of 254



Appendix B 
 

 
 

Orthophoto 
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From Culverton Road, looking southeast 
 

 
Northeast corner of parcel 

 
Wetland (north) 

 
 
 
 
 
 
 

 

 
Wetland (southeast) 
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Path around wetland (southeast) 

 

 
Below wetland (south) 

 
Old driveway (south) 

 
Wetland (southwest corner) 
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Suite 302 –  821 Burdett  Avenue,  Victor ia BC  V8W 1B3 
778-401-6053   |    250-889-1862   |    s t rongitharmconsult@icloud.com

January 22, 2025 

Yuli Siao 
Senior Planner 
Cowichan Valley Regional District  
175 Ingram Street 
Duncan, BC   V9L 1N8 

Sent via email 

RE: Rezoning Application for 5611 Culverton Road 

Dear Yuli: 

We are pleased to submit this application to rezone 5611 Culverton Road from R-6 (Bare Land 
Strata Residential Zone) and P-1 (Parks and Institutional) to a new site-specific zone to permit the 
development of 17 residential lots and the creation of new park space. The goal is to build 3-
bedroom homes to support family housing. The application is in response to the Regional 
District’s concern over density, of which is permitted under the current zoning for the site. We 
have also considered the utility of the current P-1 (Park) zoned area and envisioned the 
opportunity to create better park space on the property. We have concluded that there are much 
preferred layouts to both the residential design and park space.  

The property is located within Electoral Area E of the Cowichan Valley Regional District (CVRD). 
The application is consistent with the “Residential” OCP land use designation. The subject 
property is outside of the growth containment boundary.  

Property Summary and Zoning Rationale 
Located in proximity to Cowichan Lake Road, 5611 Culverton is a +/- 75,000m2 (7.54 ha) parcel of 
land characterized by its mainly open landscape, manmade watercourses at the north and south 
edges of the property, and a manmade wetland located in the south-easterly quadrant of the site. 
Mature trees surround much of the perimeter of the property. The predominant historic use of the 
property was a sawmill operation along with other ancillary storage activities. The site was 
extensively logged before the current owner purchased the property. 

The current owner has expended considerable energy, time, and money cleaning up the site in 
preparation for future development. When the current owner purchased the property, the site 
was already zoned for a 50-lot manufactured home community, in recognition of remedial work 
that needed to be undertaken, reflecting the importance the Regional District has placed on 
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removing the old industrial activities and returning it to a residential use consistent with OCP 
policies. 

The motivation for this current application is complicated. and is at least in part caused by 
contradictory policies. This rezoning application has been precipitated because the 
“manufactured home park” designation is not compatible with the servicing and sewer policies in 
the CVRD. Historically, the CVRD “Utility Acquisition Policy” requires a minimum of 50 service 
connections for a system to be taken over by the Regional District. However, in conversations with 
CVRD planning, that density of development was considered inappropriate. Even a more recent 
application (February 2024) proposing 37 residential lots was also considered to be too dense. 

This situation is exacerbated by a policy pertaining to the distance of community sewer treatment 
plants from active water wells. Provincial Municipal Wastewater Regulation requires, where the 
discharge is greater than 37 m3/d., that a treatment plant discharge field must be at least 200m 
from any neighbouring well. There are multiple neighbouring wells within a 200m radius of the 
property, and it is not feasible for the owner to install a treatment plant on the property in 
accordance with Regional District zoning, Utility Acquisition Policy, and Municipal Wastewater 
Regulations.   

Finally, the current zoning pattern for the site does not best acknowledge the existing 
environmental features or take advantage of key features that can create more meaningful park 
space on the site. The existing P-1 zoned portion of the property represents approximately 13% 
(9,802m2) of total site area (75,400 m2). The application proposes to designate approximately 
19,020m2 of the site to the P-1 zone, or about 25% of the site as park and open space.  

The impact of these constraints identified above has produced a proposed development of only 
17 lots with a minimum lot size of 2,000m2, much less than what the original R-6 zone envisioned. 
Restricting the development to 17 lots has had financial implications for the project, but we feel 
this is the clearest way of moving the application forward in the most timely way (see attached 
proposed development plan in Appendix A).  

A summary of the key elements of the application are shown below.  

ITE M E X IS TING  P R OP OS E D 

SITE AREA 75,400 m2 75,400 m2 

ZONING R-6 & P-1 Site Specific 

LOTS Up to 50 lots 17 lots 

AVERAGE DENSITY 6.7 units/ha 2.25 units/ha 
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PARKS AND OPEN 
SPACE 

9,802 m2 (0.9 ha) 19,020 m2 (1.9 ha) 

PARK AREA AS % 
OF TOTAL  

13% 25% 

 

OCP Land Use Policies 
The following land use policies have been taken into consideration for this application. 

a. Land-use Policy: 

i. The OCP identifies the land as “Residential”.  

The proposed plan is consistent with the OCP land-use designation. 

b. Parks Policy: 

i. Encourages providing parkland that provides greenspace that protects 
sensitive areas (sensitive ecosystems).   

ii. Encourages neighbourhood parks.   

iii. Supports installation of trails.  

The proposed Park and Open Space plan (Appendix B) is consistent the neighbourhood park 
objectives.  

Proposed Park and Buffer Areas 
The proposed park area represents a significant amenity contribution (see attached Park and 
Open Space Plan in Appendix B). A public trail is proposed to circle the wetland and provide both 
residents of the development and existing neighbourhood a place to enjoy a pleasant walk or sit 
on a bench looking out onto a pleasing, bucolic setting. Trail areas border the SPEA (located 
outside the SPEA) will be protected by split rail fencing to protect the identified watercourses.  

The lands to the east of the site are inside the Agricultural Land Reserve and to be consistent with 
Agricultural Land Commission guidelines, a buffer area has been provided between the 
individual strata lots and the westerly property boundaries, except where the lands are proposed 
for park dedication. The remaining “buffer lands” will become common property of the strata. The 
schematic layout of the development contains a buffer area on all three side of the property, with 
the exception of the Culverton Road frontage.  
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Approximately 0.96ha (9,649 m2) of open space and park area on the property has been 
provided as an amenity for new and existing neighbourhood residents. The riparian area on the 
property, estimated at 0.94ha (9,372m2), will also be conserved, with a proposed total open space 
and parkland area of 1.9 ha.  

Summary of Key reports 
Supporting reports prepared and on file include: 

1. A Geotechnical Assessment, completed by Ryzuk Geotechnical, that confirms the 
stability of the ground for the purposes proposed.  

2. An aquatic assessment carried out by Aqua-Tex Scientific Consulting, QEP, that 
has identified riparian areas and SPEA setbacks on the site (see section below).  

3. An Aquifer Impact Assessment prepared by McElhanney.  

4. Provincial Certificate of Compliance site remediation.  

Environmental Assessment  
The property owner has undergone a full environmental assessment and site remediation 
process, and a Certificate of Compliance has been received for the property. 

Aqua-Tex Scientific Consulting Ltd. (Aqua-Tex) completed a Riparian Area Protection Regulation 
(RAPR) Assessment (February 2024), describing the property as historically disturbed through 
industrial activity. Aqua-Tex identifies headwater streams and wetlands on the north and south 
property lines and a small manmade wetland created toward the south easterly portion of the 
property. Aqua-Tex notes that through correspondence with the former property owner and 
adjacent neighbours the aquatic features on the property are primarily manmade and are not 
natural watercourses. However, the watercourses are qualified under Provincial Streamside 
Protection Regulation measures to protect and maintain the SPEA, as noted in the RAPR 
assessment. Protection measures include:  

• Protection of trees within the SPEA will be required, in addition to vegetation within the 
SPEA area; 

• Encroachment mitigation – installation of signs and orange snow fencing to protect the 
SPEA area;  

• Sediment control plan – prepared by McElhanney; and,  

• Stormwater management – prepared by McElhanney.  
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Prior to construction, all conservation measures proposed by the QEP will be followed including 
field monitoring by qualified professionals. An erosion and sediment control plan will be 
completed by McElhanney.  

Ministry of Environment Order - Additional Site Environmental Enhancements  
A Ministry of Environment (MOE) order remains to be implemented, directing the property owner 
to plant ground cover and vegetation around the manmade wetland located toward southeasterly 
part of the site, and the installation of a split rail fencing and signage along other watercourses on 
the property. 

The MOE order has not yet been completed due to a combination of issues regarding the zoning, 
servicing, and development rights described above. The planting regime proposed is very 
extensive and requires a water irrigation system to be in place to ensure that the plantings survive 
the dry season. The owner has been in contact with a landscaping company to prepare for the 
remediation planting. The company stated that due to the extensivity of the planting list they 
need approximately 1 year to order and receive all plantings before beginning the work.  

The required water irrigation system means an operating well and reservoir system, and the 
installation on-site electrical to fulfill the MOE order. It is thus essential to have an approved 
development plan in place in order that future servicing is appropriately placed. The project 
consultants and property owner believe that installing the required plantings on the property 
should be completed as part of the servicing contract to construct the subdivision works. It is 
standard practice to leave the landscaping elements to the end of a project to mitigate potential 
disturbance.  

An extension to MOE order will be made to complete the planting regime to the end of lot 
servicing and construction. After completing the planting strategy requirements, Aqua-Tex will 
submit a completion report.  

Subdivision and Servicing 
A bare-land strata subdivision application for the 17-lot plan will be submitted later in the process, 
once this rezoning application has received and a preliminary review and consideration by the 
Regional District and MOTI has been undertaken.   

At time of subdivision detailed drawings on servicing will be reviewed and approved and any 
associated covenants or easements will be identified as part of the Preliminary Layout Approval 
(PLA) process.   

The proposed application is to construct 17 residential lots, complete with strata roads, 
underground servicing, park dedication and open space areas. Primary services will include: 
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• Underground hydro and street lighting;

• Onsite sewage disposal on each lot;

• Community water system based; and,

• Onsite stormwater management engineered to filter into the adjacent
watercourses.

Community Water 
A new well has been identified and tested for both water quality and volume. An Aquifer Impact 
Assessment has been completed by McElhanney, the consulting engineers. McElhanney 
concludes that the new well has more than adequate supply to support the development. 
Subsequently, a water license application, prepared by McElhanney, has been submitted to the 
Province in January 2023, which is currently in the queue process. 

Ground Sanitary Sewer Disposal  
The individual lots on the proposed plan have been sized to comply with Health requirements for 
induvial ground disposal. Preliminary analysis indicates suitable soil conditions to accept ground 
disposal and meet regulations. At time of the subdivision application formal test results will be 
prepare and submitted to Island health for review and approval.  

Closing  
We thank you for your consideration for this application. We look forward to working with the 
Regional District to achieve a timely approval of the application.  

Yours truly, 

Deane Strongitharm, MCIP, RPP 

cc. Larry Davidson, Owner, Whynott Holdings

Jon Irving, Engineering Division Manager, McElhanney

Attach. 

1. 5611 Culverton Road Strata Lot Plan

2. 5611 Culverton Road Zoning Map

3. 5611 Culverton Road Park and Open Space Plan
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Drawing No.WHYNOTT HOLDINGS
2467 MILL BAY ROAD, MILL BAY, BC, V0R 2P4

5611 CULVERTON ROAD STRATA DEVELOPMENT0 301:600

DEDICATED PARK AREA

PROPOSED PUBLIC BENCH

W

Appendix B - 5611 Culverton Road Parks and Open Space Plan

Date: January 17, 2025
Scale: 1:600 

Drawing No.WHYNOTT HOLDINGS
2467 MILL BAY ROAD, MILL BAY, BC, V0R 2P4

5611 CULVERTON ROAD STRATA DEVELOPMENT

LOT LAYOUT PLAN
0 301:600

Original DWG size: 24’ x 36” 

Indicative image of the public bench.

Indicative trail image.
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Drawing No.WHYNOTT HOLDINGS
2467 MILL BAY ROAD, MILL BAY, BC, V0R 2P4
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Appendix C - 5611 Culverton Road Zoning Map

Date: January 17, 2025
Scale: 1:600 
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Original DWG size: 24’ x 36”  

Existing Well

Proposed Well
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Internal Referral Response Summary 

Application No. RZ25E01 

Organization: CVRD Utilities Date of Response: May 9, 2025 
Name/Title: Vanessa Thomson, Manager Level of Support: No comment 
Comments: 
CVRD Utilities division has no comments as there is no request for water, sewer or drainage 

services. 

Organization: CVRD Building Inspections & 
Bylaw Enforcement 

Date of Response: May 22, 2025 

Name/Title: Sonny Bryski, Chief Building 
Official 

Level of Support: No comment 

Comments: 
Nothing from Building; we’ll need to address the soil class and storm water infrastructure at 
BP stage however. 

Organization: CVRD Parks & Trails Date of Response: August 29, 2025 
Name/Title: Mark VandenDungen, Parks 
Planner 

Level of Support: Support subject to 
recommendations 

Comments: 
Under Division 11, Section 510(3) of the Local Government Act, the proposed density of 
development would trigger park dedication (or cash in lieu) at time of subdivision. The CVRD 
Parkland Dedication Cash-In Lieu Policy is applicable to the development. 

• Should the development be approved as proposed, the future subdivision application will
require a decision of the Board to authorize the proposed parkland dedication (5% of the
land or cash-in-Lieu) and will be referred by staff to the applicable Community Parks
Advisory Commission (CPAC) prior to proceeding to the EASC.

• This is separate from the rezoning process before us today.

With respect to the rezoning application, the Parks & Trails Division offers the following 
comments/recommendations: 

• The application has modified the previously approved plan, which included a P-1 (Park)
designated area located in the northwest corner of the site. This P-1 designation has
been moved in the current proposal and replaced with a revised parks and open space
plan, which now shows a central dedicated park area along the south with an indicative
trail and proposed public bench.

• The Parks & Trails Division notes that the revised proposed park dedication appears to
meet or exceed the area of the previously dedicated P-1 parcel located in the northwest
corner of the site. However, the site is also quite constrained due to the presence of
riparian areas that will not accommodate the addition of park infrastructure to be built.

• The proposed trail alignment does not appear to provide sufficient width or buffer to
accommodate the trail in a manner consistent with CVRD Parks standards. Additional
space may be required to ensure adequate trail setbacks, user safety, and long-term
durability.

• The subject area, including the proposed park dedication, is known to be heavily
impacted by invasive plant species. The ecological condition of the site is poor, and
considerable remediation and restoration work will be required to bring the park area to a
usable and ecologically functional state. Invasive species removal, replanting with native
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vegetation, and soil stabilization may be needed prior to acceptance by CVRD Parks & 
Trails. 

• The park land as proposed is constrained by environmental features that may not allow 
the land to be used effectively as a community park. The inclusion of an indicative trail 
and public bench is positive, but further detail is required to determine the feasibility of a 
trail through the indicated riparian area. 

• The application will be referred to the Electoral Area E Community Parks Advisory 
Commission (CPAC) for comment and recommendation on the proposed park plan.  

 

Organization: CVRD Operations/Fire 
Rescue Services 

Date of Response: September 23, 2025 

Name/Title: Glenn Cooper, Manager Fire 
Rescue Services  

Level of Support: Support subject to 
recommendations 

Comments: 

• Instillation of minimum 10,000 gallon fire service water supply tank that would; 
o Be easily accessible for fire apparatus from Culverton Rd 24 hours a day for all fire 

department operations, 
o Strata responsible for all repairs and insurance, 
o If possible, under the water license be connected to site well for auto fill capability,  
o Liaised with Sahtlam Fire Chief for connections size and type. 

• All residences and structures should have clearly visible driveway or property signage for 
address numbers. This is critical for prompt emergency response to properties. Address 
signage should be reflective and clearly visible from both ways of travel so it can be easily 
seen by emergency responders including ambulance, fire and police. Lettering and 
numbers on signs or posts should be a minimum of 2.5” in height if reflective, or 6” in height 
if non-reflective. 

• Road and driveway access to properties is essential for emergency response and fire 
protection.  

o All driveways should be built to support apparatus height, weight, and length, this 
includes private bridges and related structures.  

o Driveways should have a 3.75-meter-wide driveable surface, 6 meters of 
unobstructed sight clearance, 4-meter clearance height, parking and space to turn 
around near structures. If a driveway is longer than 500 metres, there should be 6-
meter-wide pullouts along the roadway to allow for two-way vehicular traffic.  

o It is the property owner’s responsibility to ensure the driveway is kept clear of snow, 
brush and tree branches. Access roads should enable fire apparatus to drive within 
45 meters of an exterior door for one-or two-family dwellings. 

o Roadways and paved driveways should be built to withstand the NFPA standard of 
not greater than 689kPa for aerial fire apparatus stabilizers.  

o Roadways, bridges and driveways should be designed to withstand fire apparatus 
up to 36,287kg. 

o Roadways should be a minimum of 8 metres wide. 
o Cul-de-sacs should have a minimum turning radius of 14 metres, with no rocks or 

landscaping features out to 16 meters to accommodate modern fire apparatus. 
o Cul-de-sacs should have no internal circle, unless the circle can be driven over by 

fire apparatus with weights up to 36,287kg, for example a 100mm high raised button 
with hardscaped features would be acceptable. 

• Owner(s) should be aware the property is in the Sahtlam Fire Protection Area serviced by 
Sahtlam Volunteer Fire Department and appears to be within 8km of the firehall.  
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Our File: 2233-02041-00 | April 3, 2025 

TECHNICAL MEMO 

To 

Larry Davidson 

Whynott Holdings 

From 

Jon Irving, P.Eng., Division Manager 

McElhanney Ltd. 

Re 

5611 Culverton Road – Onsite Septic Suitability 

Letter 

Date 

April 3, 2025 

Following McElhanney’s investigation, evaluation and monitoring of select areas within the subject site 

from 2020 through 2022, we are pleased to provide our preliminary assessment regarding the overall 

suitability for onsite septic fields. 

Based on our findings, the areas studied demonstrate favorable conditions for onsite septic system 

installation. While our investigation was limited to specific locations, there is no indication that the 

remaining portions of the site would be unsuitable for similar systems. However, final suitability is still 

subject to site-specific investigations, including percolation testing and regulatory approvals in 

accordance Island Health Requirements. 

Sincerely, 

McElhanney Ltd. 

Jon Irving, P.Eng., LEED Green Associate 

jirving@mcelhanney.com 

250-252-5192

03-Apr-2025
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Our File: 2233-02041-00 | April 3, 2025 

Statement of Limitations  

Use of this Report. This report was prepared by McElhanney Ltd. ("McElhanney") for the particular site, design 

objective, development and purpose (the “Project”) described in this report and for the exclusive use of the 

client identified in this report (the “Client”). The data, interpretations and recommendations pertain to the 

Project and are not applicable to any other project or site location and this report may not be reproduced, used 

or relied upon, in whole or in part, by a party other than the Client, without the prior written consent of 

McElhanney. The Client may provide copies of this report to its affiliates, contractors, subcontractors and 

regulatory authorities for use in relation to and in connection with the Project provided that any reliance, 

unauthorized use, and/or decisions made based on the information contained within this report are at the sole 

risk of such parties. McElhanney will not be responsible for the use of this report on projects other than the 

Project, where this report or the contents hereof have been modified without McElhanney’s consent, to the 

extent that the content is in the nature of an opinion, and if the report is preliminary or draft. This is a technical 

report and is not a legal representation or interpretation of laws, rules, regulations, or policies of governmental 

agencies.  

Standard of Care and Disclaimer of Warranties. This report was prepared with the degree of care, skill, and 

diligence as would reasonably be expected from a qualified member of the same profession, providing a similar 

report for similar projects, and under similar circumstances, and in accordance with generally accepted 

engineering/planning/etc and scientific judgments, principles and practices. McElhanney expressly disclaims 

any and all warranties in connection with this report.  

Information from Client and Third Parties. McElhanney has relied in good faith on information provided by the 

Client and third parties noted in this report and has assumed such information to be accurate, complete, 

reliable, non-fringing, and fit for the intended purpose without independent verification. McElhanney accepts no 

responsibility for any deficiency, misstatements or inaccuracy contained in this report as a result of omissions 

or errors in information provided by third parties or for omissions, misstatements or fraudulent acts of persons 

interviewed.  

Effect of Changes. All evaluations and conclusions stated in this report are based on facts, observations, site-

specific details, legislation and regulations as they existed at the time of the site assessment/report preparation. 

Some conditions are subject to change over time and the Client recognizes that the passage of time, natural 

occurrences, and direct or indirect human intervention at or near the site may substantially alter such 

evaluations and conclusions. Construction activities can significantly alter soil, rock and other geologic 

conditions on the site. McElhanney should be requested to re-evaluate the conclusions of this report and to 

provide amendments as required prior to any reliance upon the information presented herein upon any of the 

following events:  a) any changes (or possible changes) as to the site, purpose, or development plans upon 

which this report was based, b) any changes to applicable laws subsequent to the issuance of the report, c) 

new information is discovered in the future during site excavations, construction, building demolition or other 

activities, or d) additional subsurface assessments or testing conducted by others. 

Independent Judgments. McElhanney will not be responsible for the independent conclusions, interpretations, 

interpolations and/or decisions of the Client, or others, who may come into possession of this report, or any part 

thereof. This restriction of liability includes decisions made to purchase, finance or sell land or with respect to 

public offerings for the sale of securities.  
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Our File: 2233-02041-00 

TECHNICAL MEMO 

To 

Larry Davidson 

Whynott Holdings 

From 

Jon Irving, P.Eng., Division Manager 

McElhanney Ltd. 

Re 

5611 Culverton Road – Stormwater Management 

Strategy 

Date 

April 3, 2025 

1. Introduction

McElhanney Ltd. (McElhanney) was retained by Whynott Holdings (Client) to prepare a Stormwater 

Management Strategy for the proposed subdivision at 5611 Culverton Road, for submission to the 

Cowichan Valley Regional District (CVRD) and the Ministry of Transportation and Transit (MOTT) in 

support of a rezoning application. This memorandum summarizes the stormwater management strategy, 

proposed stormwater analysis, proposed design methodology, and erosion control measures to meet 

regulatory requirements. 

The stormwater management strategy objectives align with MOTI’s requirement to limit post-development 

flows to 5-year return period storms and CVRD Bylaw 4331, which mandates adequate drainage and 

stormwater control. The plan incorporates Low Impact Development (LID) practices, including on-site 

retention, infiltration, and controlled discharge, modeled using PCSWMM software. 

2. Design Objectives

To comply with CVRD and MOTT requirements, the stormwater management strategy and ultimate 

design aims to: 

• Ensure proper drainage for all parcels per MMCD standards.

• Analyze hydrology and hydraulics for projected runoff.

• Prevent increased downstream flooding and stream erosion.

• Implement best management practices (BMPs) such as detention storage, infiltration systems,
and erosion control.

• Maintain or reduce post-development peak flows to pre-development levels for 5-year storms.
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• Utilize LID strategies to enhance infiltration, improve water quality and minimize runoff. 

3. Site Description 

 

The 7.54 ha site is currently zoned R-6, with a portion designated P1 for park and institutional use. The 

property is bound by Culverton Road to the west and residential/agricultural lands on other sides. It is 

primarily flat, sloping southeast (1%-7%). 

 

Existing drainage features include four wetlands and three streams, which are shown in Figure 1 below: 

 

• Wetlands #1 & #2 connected by Channel #1 (perennial) 

 

• Wetland #3 with Channel #2 (perennial) 

 

• Wetland #4 with Channel #3 (intermittent) 

 

The site is divided into five primary drainage catchments, detailed in Table 1. 

 

Table 1: Existing Catchment Parameters 

Catchment  Area (ha) Impervious N Perv Soil Group 
SCS Curve 

Number 
Outlet 

S-W1 0.74 0 0.4 D 84 Wetland #3 

S-W2 4.27 0 0.4 D 84 Wetland #4 

S-W3 0.06 0 0.4 D 84 Wetland #1 

S-W4 1.66 0 0.4 D 84 Wetland #2 

S-S1 0.81 0 0.4 D 84 Channel #3 
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Figure 1: Existing Site Conditions (Pre-Development Condition) 

4. Post-Development Conditions 

 

The proposed development includes 18 residential lots (2,000-2,853 m² each), trails, and park space. 

Maximum impervious coverage per lot is assumed at 50%, with rock pits for infiltration. Riparian Setback 

Protection Areas (SPEA) will be preserved. Table 2 outlines post-development catchment characteristics. 

 

Stormwater management incorporates underground rock pits with flow control structures to ensure no 

increase in peak flows downstream. 

 

WETLAND #4 

WETLAND #2 

WETLAND #3 CHANNEL 

#1 

WETLAND #1 

CHANNEL #2 

CHANNEL 

#3 

S-W3 

S-W4 

S-W1

S-W2

S-S3
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5. Stormwater Analysis & Design 

 

At the design stage, PCSWMM will be used to compare pre- and post-development conditions. Design 

parameters include: 

 

• SCS Type 1A 24-hour storm (5-year = 70.8 mm; 100-year = 106.5 mm) 

 

• Climate change factor of 12% per Pacific Climate Impacts Consortium 

 

The intent will be for lots to have individual rock pits to manage runoff from onsite impervious areas 

through detention and controlled discharge. Rock pits will be sized at the time of Building Permit in 

accordance with the proposed impervious area for the site. The overflow pipes from the rock pits will drain 

into a central storm sewer system within the Road Right-of-Way, which will ultimately drain into a 

centralized rock pit to manage flows from the roadway itself. All stormwater will run through an oil / grit 

separator to improve water quality, prior to being discharged into the downstream wetland at a controlled 

rate. The strategy is schematically shown in Figure 2 below. 
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Figure 2: Proposed Site Conditions (Post-Development Condition) 

6. Erosion & Sediment Control 

 

To mitigate construction impacts the following Erosion & Sediment Control measures will be utilized: 

 

• Silt Fencing: Installed along sensitive areas. 

 

• Sediment Basins: To trap runoff from disturbed areas. 

 

• Construction Phasing: Limits exposed soil. 

 

• Vegetative Cover: Temporary seeding to stabilize soil. 
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7. Conclusion 

The stormwater management strategy ensures compliance with CVRD and MOTI requirements while 

maintaining pre-development hydrologic conditions. LID practices will minimize environmental impacts 

and manage stormwater effectively through on-site detention and controlled discharge. Further 

refinements will be made based on regulatory feedback and once design has commenced. 

 

CLOSING 

Sincerely, 

McElhanney Ltd. 

 

 

Jon Irving, P.Eng., LEED Green Associate 

jirving@mcelhanney.com 

250-252-5192 
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APPENDIX A  

Statement of Limitations  
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Statement of Limitations  

Use of this Report. This report was prepared by McElhanney Ltd. ("McElhanney") for the particular site, design 

objective, development and purpose (the “Project”) described in this report and for the exclusive use of the 

client identified in this report (the “Client”). The data, interpretations and recommendations pertain to the 

Project and are not applicable to any other project or site location and this report may not be reproduced, used 

or relied upon, in whole or in part, by a party other than the Client, without the prior written consent of 

McElhanney. The Client may provide copies of this report to its affiliates, contractors, subcontractors and 

regulatory authorities for use in relation to and in connection with the Project provided that any reliance, 

unauthorized use, and/or decisions made based on the information contained within this report are at the sole 

risk of such parties. McElhanney will not be responsible for the use of this report on projects other than the 

Project, where this report or the contents hereof have been modified without McElhanney’s consent, to the 

extent that the content is in the nature of an opinion, and if the report is preliminary or draft. This is a technical 

report and is not a legal representation or interpretation of laws, rules, regulations, or policies of governmental 

agencies.  

Standard of Care and Disclaimer of Warranties. This report was prepared with the degree of care, skill, and 

diligence as would reasonably be expected from a qualified member of the same profession, providing a similar 

report for similar projects, and under similar circumstances, and in accordance with generally accepted 

engineering/planning/etc and scientific judgments, principles and practices. McElhanney expressly disclaims 

any and all warranties in connection with this report.  

Information from Client and Third Parties. McElhanney has relied in good faith on information provided by the 

Client and third parties noted in this report and has assumed such information to be accurate, complete, 

reliable, non-fringing, and fit for the intended purpose without independent verification. McElhanney accepts no 

responsibility for any deficiency, misstatements or inaccuracy contained in this report as a result of omissions 

or errors in information provided by third parties or for omissions, misstatements or fraudulent acts of persons 

interviewed.  

Effect of Changes. All evaluations and conclusions stated in this report are based on facts, observations, site-

specific details, legislation and regulations as they existed at the time of the site assessment/report preparation. 

Some conditions are subject to change over time and the Client recognizes that the passage of time, natural 

occurrences, and direct or indirect human intervention at or near the site may substantially alter such 

evaluations and conclusions. Construction activities can significantly alter soil, rock and other geologic 

conditions on the site. McElhanney should be requested to re-evaluate the conclusions of this report and to 

provide amendments as required prior to any reliance upon the information presented herein upon any of the 

following events:  a) any changes (or possible changes) as to the site, purpose, or development plans upon 

which this report was based, b) any changes to applicable laws subsequent to the issuance of the report, c) 

new information is discovered in the future during site excavations, construction, building demolition or other 

activities, or d) additional subsurface assessments or testing conducted by others. 

Independent Judgments. McElhanney will not be responsible for the independent conclusions, interpretations, 

interpolations and/or decisions of the Client, or others, who may come into possession of this report, or any part 

thereof. This restriction of liability includes decisions made to purchase, finance or sell land or with respect to 

public offerings for the sale of securities.  

Item 6.4

Page 161 of 254



5611 Culverton Road
Rezoning for Development Opportunity
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Location

North Cowichan

Duncan

C
u

lve
rto

n
 R

d
.

• Electoral Area E of the Cowichan Valley Regional District 

(CVRD) 

• Near the communities of Duncan and North Cowichan

• +/- 75,000m2 (7.54 ha) parcel

• Lot is characterized by:

• mainly open landscape

• manmade watercourses (north and south edges)

• mature trees along the perimeter of the property. 

White Rd.

5611

5611 Culverton Rd.
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Purpose: 

• To rezone the property to

• Permit the development of 17 residential lots (the current zoning permits up to 50 units)

• Realign and expand to the public open space / park to make it larger and more useable by the public.

Current Zoning Proposed Zoning

P-1

R-6

9,802 m2 

19,020 m2
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History
• Site was used as a saw/shake mill, 

log dump, and industrial uses 

(drywall recycling, auto wrecking, 

non-recycling of steel, etc) from 

approximately the 1960s to the 

1990s

• Much of the site was cleared

Provincial Air photo 1979 (bcc204_153_12n)
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Debris including scrap 
metal/tires contaminated 
soils  were  removed.

The land was cleaned, 
graveled, and grass was 
planted.
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Certificate of Compliance
• All soil contamination was removed

• Certificate of Compliance was received in 2022
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Development Application History

• Zoned for R-6 permitting 50 residential units

• Initial application for 47 residential units was disallowed because of the 

CVRD’s request for 1 common sewage treatment system.

• A revised application for 37 units was submitted and disallowed due to 

change in CVRD servicing policy where a minimum of 50 service 

connections were required in accordance with its utility acquisition by-law 

& desire to reduce the # of residential units.
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Proposed Project
• 17 lot fully serviced strata subdivision

• Key Features:

• On site sewage disposal

• Private water system (note: water rights 

application and preliminary investigations 

completed)

• Revised park useable and public open 

spaces to a more suitable area

• Incorporating public trails & seating areas 

within park/open space area

• Underground wiring / ornamental 

streetlights / paved streets

• Modest sized detached homes
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KEY ITEMS EXISTING PROPOSED

SITE AREA 75,400 m2 75,400 m2

ZONING R-6 & P-1 Site Specific/TBD

LOTS/UNITS Up to 50 17 

AVERAGE DENSITY 6.7 units/ha 2.25 units/ha

PARKS AND OPEN SPACE 9,802 m2 (0.9 ha) 19,020 m2 (1.9 ha)

PARK AREA AS % OF 
TOTAL

13% 25%

Policy & OCP
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Policy & OCP
• Land-use Policy:

• Proposed application is consistent with the OCP 

"Residential" land-use designation.

• Parks Policy:

• Encourages the provision of parkland that provides 

greenspace that protects sensitive areas (sensitive 

ecosystems).

• Supports identification, protection, and restoration of 

priority ecological areas.
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Landscape Plan Item 6.4
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Next Steps / Process

• Consideration of rezoning application – referral to external agencies

• Subdivision application for 17 lots 

• Development Permits
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5611 Culverton Road
Rezoning for Development Opportunity
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