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Bldg Warr:

MLS®:

Status: Active

Sub Type:
 1

List Price:

Orig Price:

Pend Date:

Strata Fee:

Magical 4.84 acre parcel in the heart of 
Cobble Hill offers mature trees, ferns, 
Oregon grape, salal, a seasonal creek & 
excellent privacy for your dream home.  
There is a drilled well which is 109 feet deep 
& 15 gallons per minute located in the 
northeast corner of the property.  Other than 
one small clearing the lot has been left 
natural providing a blank canvass for the 
buyer. A seasonal water course makes its 
way through the property & the Riparian 
assessment has been done & is available 
for review. Recent surveying has been 
completed with all 4 corner posts flagged. 
The seller has created a walking path 
through a portion of the property (north side) 
to make viewing easier.  This beautiful 
acreage is located close to the ocean, short 
drive to the amenities of Mill Bay & near 
Cherry Point & Enrico Vineyards. A1 zoning. 
Confirmed appointments required prior to 
walking the property. Do not open the gate.

Lot 1 Telegraph Rd 

Listing Summary

Sold Price:

DOM:

Land

Rooms

Remarks

Bth 2Pce:

Ens 4+Pce  0

Bth 3Pce:

 0
 0

Bth 4Pce:  0

 0
Bth 5Pce:  0

Basement: 0

Baths Tot:  0
Bedrms:  0 Kitchens:

Fin SqFt:
Unfin SqFt:

Storeys:

Addnl Acc:
Bed & Brk:

Ens 3Pce:
Ens 2Pce:

Layout:

FP Feat:
App Incl:
Intr Ftrs

Fireplaces:

 0

$1,867Taxes:

Lgl NC Use:
Frnt Faces:

Built (est):

Accss:
Fndn:

Cool:

Const Mt:

Heat:
Oth Equ: Roof:

Ext Feat:

Building Information

Rooms Summary

Title:$808,0002024 Asmt:

Interior Details

Bldg Style:

ML Cobble Hill  ~  V0R 1L4

No

EnerGuide Rtg/Dt:

Lower Main Second Third Other
Fin SqFt
Beds
Baths

Kitchens

 0  0  0  0  0

 0  0  0  0  0

 0  0  0  0  0

RoomType Level Dim/Pcs 956650

Freehold

$749,900

$749,900

Acreage, Easy Access, Park Setting, Private, Recreation Nearby, Rectangular Lot, Rural Setting, In Wooded Area, Wooded Lot

210,830sqft / 4.84acLot Size Dims (w/d):
Prk Type:

Prk Tota  2

View:
Waste:Well: Drilled NoneWater:

Lot Feat:
Services: Cable Available, Electricity Available, Garbage, Phone Available, Recycling

Prk Cm Prp:
Complex:

Prk LCP:
Prk Str Lot:

Gnd/Top?:

SqFt Balc:
SqFt Prk:
SqFt Pat:
SqFt Strg:

Rent Alld?:
Yng Ag Alld?
Pets Alld?:

Shrd Am: Unit Incl:

StrLots/Cplx
Bldgs/Cplx:
Suites/Bldg:
Floors/Bldg:
Lvls/Suite:

Str Lot Incl:

Lot/Strata Information

BBQs Alld?:

Waterfront:

Information given is from sources believed reliable but should not be relied upon without verification. Where shown, all measurements are approximate and subject to confirmation. 

Buyers must satisfy themselves as to the applicability of GST. All data is copyright either the Vancouver Island Real Estate Board or the Victoria Real Estate Board .

Res Client DetailWednesday, March 20, 2024 * Personal Real Estate Corporation
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203-321 WALLACE ST. NANAIMO, BC V9R 5B6, 250-591-2258 
CELL SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864   

August 16, 2023 
 
Kate Switnicki 
3379 Telegraph Rd Lot 2 
Cobble Hill BC 

 

 
 
RE:  ENVIRONMENTAL OVERVIEW ASSESSMENT LETTER REPORT 

3799 TELEGRAPH ROAD (LOT 1), COBBLE HILL BC  
 
1.0  INTRODUCTION & BACKGROUND 
 
Aquaparian Environmental Consulting Ltd (Aquaparian) was retained to complete an 
Environmental Overview Assessment for 3379 Telegraph Road Lot 1 located in Cobble Hill, BC.  
As understood, the property owner plans to sell the undeveloped parcel.  The intent of this 
report is to identify if there are any sensitive environmental features that might pose a constraint 
to future development of the parcel.  The subject parcel is within Electoral Area C - Cobble Hill 
Local Area Plan of the Cowichan Valley Regional District (CVRD) and is legally described as 
follows: 
 

• LOT 1, SECTION 10, RANGE 9, SHAWNIGAN DISTRICT, PLAN 41526 (PID: 000-826-
278). 

 
A review of the CVRD online mapping identifies that the property is zoned A-1 Agricultural 
Resources, within the Agricultural Land Reserve (ALR), and subject to the following 
Development Permit Areas (DPAs): 
 

• DPA1 - Riparian Protection,  
• DPA 2 - Sensitive Ecosystem Protection (Mature Forest), and 
• DPA 4 - Aquifer Protection. 

 
A review of the provincial Habitat Wizard database and the CVRD map identify a watercourse 
that enters the parcel on the west boundary and flows southeast through the centre of the 
parcel.  The headwater is formed from wetlands or ponds within adjacent agricultural fields west 
of the parcel. The watercourse drains into the Saanich Inlet 1.5km southeast of the property 
near the end of Goulet Road.  The Riparian Protection DPA 1 applies to streams subject to the 
provincial Riparian Areas Protection Regulation (RAPR) that protects streams that support fish 
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or are connected directly to other freshwater fish habitat.  The RAPR identifies a Riparian 
Assessment Area (RAA) that extends 30m from the Stream Boundary when not confined in a 
ravine; 30m beyond the top of ravine bank for ravines less than 60m wide; and 10m beyond the 
ravine bank for ravines greater than 60m wide.  The RAA defines the Development Permit Area.  
 
The CVRD online map identifies that there is an Environmentally Sensitive Area (ESA) polygon 
mapped over the entire parcel which has been classified as ‘Mature Forest’.  The CVRD’s ESA 
mapping was based on the following report: Environmentally Sensitive Areas (ESAs) Mapping in 
the Cowichan Region - Phase II (December 2018) prepared by Madrone Environmental 
Services Ltd. (Madrone). The CVRD online mapping legend includes an ‘NS’ (Non-Sensitive) 
designation for the subject parcel.  A review of Madrone’s 2018 report explains that NS 
indicates that the sensitive ecosystem designation has been changed where the forest structural 
stage classified through the original mapping was found to be incorrect.   
 
The intent of this assessment is to document the existing environmental characteristics within 
the parcel and to identify if there are any sensitive ecological features within or nearby the 
subject parcel that may pose a constraint to future development.  
 
Aquaparian completed a site assessment of the subject property on June 27, 2023.  A site 
location map is included within this document as Figure 1.  A selection of site photographs taken 
during the assessment have been included as Appendix A. 
 
 
2.0 RESULTS 
 
The subject parcel is rectangular in shape and is approximately 5 acres (2 ha) in size.  It is 
bound by Telegraph Road to the east and agricultural A-1 zoned parcels to the north, south and 
west.  Overall, the parcel is relatively flat with a gentle slope east towards the road.  The parcel 
is undeveloped with a dirt access road extending from Telegraph Road partially into the parcel.  
An ephemeral stream originates from an open agricultural wetland in the adjacent parcel to the 
southwest and meanders eastward though the subject parcel (Creek 1).  Creek 1 is shallow 
(~0.5m deep), varies in width from 1.0-2.5 m wide, and was dry at the time of the survey.  Water 
is also directed from a shallow drainage (Tributary 1) within a miniature horse farm to the north 
of the parcel and flows south through a small log culvert into Creek 1.  Another tributary 
(Tributary 2) approximately 1-2 m wide is located near the east side of the property and flows 
south into the subject parcel, crosses under the dirt road through a culvert and converges with 
Creek 1.  A shallow, grass-lined roadside ditch less than 1.0 m wide originates from the 
northeast corner of the parcel and flows south along the road, then down a steep (70%) 
vegetated embankment into the stream near the inlet of the stream culvert underneath 
Telegraph Road.  Aquaparian verified that the stream supports fish near its outlet into the 
ocean.  Riffle-pool habitat at the lower reach increases in slope to step pool habitat upstream 
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near the end of Goulet Road, then there is a steep bedrock slope (23% gradient) with no pools 
that poses a barrier to fish passage.  A fish was observed in a downstream pool and no 
permanent barriers to fish passage into the stream from the ocean were observed. 
 
The riparian canopy within the subject parcel is comprised of red alder (Alnus rubra), bigleaf 
maple (Acer macrophyllum) and Pacific crab apple (Malus fusca) with an understory of willow 
(Salix spp.), Himalayan blackberry (Rubus armeniacus), salmonberry (Rubus spectabilis), 
thimbleberry (Rubus parviflorus), cutleaf blackberry (Rubus laciniatus), bracken fern (Pteridium 
aquilinum), stinging nettle (Urtica dioica), creeping buttercup (Ranunculus repens), sword fern 
(Polystichum munitum), cleavers (Galium aparine), wall lettuce (Mycelis muralis), water parsley 
(Oenanthe sarmentosa), cow parsnip (Heracleum maximum), alpine enchanter’s nightshade 
(Circaea alpina), reed canary grass (Phalaris arundinacea), and herb-Robert (Geranium 
robertianum). 

There is a small, open clearing approximately 0.2 ha in area at the end of the dirt access road in 
the northeast portion of the parcel.  It is dominated by tall grasses with common rush (Juncus 
effusus), Canada thistle (Cirsium arvense), oxeye daisy (Leucanthemum vulgare), sheep sorrel 
(Rumex acetosella), dandelion (Taraxacum officinale), cutleaf blackberry, burdock (Arctium sp.), 
foxglove (Digitalis purpurea), Scotch broom (Cytisus scoparius), common snowberry 
(Symphoricarpos albus), oceanspray (Holodiscus discolor), and patches of Himalayan 
blackberry.  Drier forest is located in the western half of the parcel and includes stands of 
second growth Douglas-fir (Pseudotsuga menziesii) and western redcedar (Thuja plicata) with 
minor amounts of alder and maple.  Approximately 50% of the trees were observed to be 
between 20 and 30 cm diameter at breast height (DBH), while 30% were estimated to be 30-40 
cm DBH, and 20% measured less than 20cm DBH.  Understory includes sword fern, dull 
Oregon-grape (Mahonia nervosa), trailing blackberry (Rubus ursinus), and moss.  Several small 
snags are situated along the central north side of the parcel. It does not appear that there is a 
Mature Forest ESA within the subject parcel as mapped.  Madrone’s 2018 report defines a 
Mature Forest as >80 years to <250 years old / since disturbance.  Trees within the site appear 
to be in a Young Forest (40-80 Years) structural stage.  Only two large, old trees were identified 
within the parcel boundaries and were located within the riparian area: bigleaf maples 
measuring 78 cm DBH and 90 cm DBH.  The rest of the canopy appears to be characteristic of 
regenerated forest. 
 
A review of the provincial databases Wildlife Tree Stewardship and Great Blue Herons Atlas did 
not identify any mapped bald eagle, osprey or heron nests within or in proximity to the subject 
parcel, nor did site reconnaissance identify any large stick nests.  
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3.0 REGULATORY FRAMEWORK 
 
The following is a review of federal provincial and municipal regulations that may apply to future 
development of the subject parcel:  
 
Federal Fisheries Act Section 35: On August 28, 2019, fish and fish habitat protection 
provisions under the new Fisheries Act, as well as some of the regulations that support these 
provisions, officially came into force.  The new prohibitions include the following: 

• No person shall carry on any work, undertaking or activity, other than fishing, that  
result in the death of fish; and, 

• No person shall carry on any work, undertaking or activity that results in the  
harmful alteration, disruption or destruction of fish habitat. The definition of harmful 
alteration, disruption or destruction of fish habitat is any temporary or permanent 
change to fish habitat that directly or indirectly impairs the habitat’s capacity to 
support one or more life processes of fish. 

 
Federal Fisheries Act Section 36: Environment and Climate Change Canada administers 
Section 36 of the Fisheries Act, the key pollution prevention provision, prohibiting the deposit of 
deleterious substances into waters frequented by fish, unless authorized by regulations under 
the Fisheries Act or other federal legislation. A deleterious substance can be any substance 
that, if added to any water, would degrade or alter its quality such that it could be harmful to fish, 
fish habitat or the use of fish by people. 
 
Federal Migratory Birds Convention Act, 1994. Most species of birds in Canada are 
protected under this act. “Migratory birds” are defined by Article I of the Convention which 
names the families and sub-families of birds protected, and provides some clarification of the 
species included. In general, birds not falling under federal jurisdiction within Canada include 
grouse, quail, pheasants, ptarmigan, hawks, owls, eagles, falcons, cormorants, pelicans, crows, 
jays, kingfishers, and some species of blackbirds. Timing for vegetation clearing will need to be 
planned to avoid impacts to migratory birds.  

 
Provincial Water Sustainability Act. Works in and about a stream under Section 11 of the 
Water Sustainability Act requires that a person may only make “changes in and about a stream” 
under a “Change Approval” or “Notice of Authorized Change”. “Changes in and about a stream” 
means: any modification to the nature of the stream including the land, vegetation, natural 
environment, or flow of water within the stream, or any activity or construction within the stream 
channel that has or may have an impact on a stream.”  

 
A Change Approval is written authorization to make complex changes in and about a stream. A 
Notice of Authorized Change is used for specified low risk changes in and about a stream that 
have minimal impact on the environment or third parties. 
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Riparian Areas Protection Regulation (RAPR).  Subdivision or development of parcels within 
30m of watercourses as defined by the RAPR are subject to a RAPR assessment to be 
reviewed and approved by the Province.  The RAPR assessment is triggered by the 
Municipality’s DPA requirements and is intended to determine a Streamside Protection and 
Enhancement Area (SPEA) setback that protects the watercourse and its riparian area.  At the 
subdivision stage, the assessment is required to ensure future lots meet the Riparian Areas 
Protection Standard and that new lots are not created that would meet the definition of ‘undue 
hardship’.  At the development stage, a new RAPR assessment must be completed based on 
the detailed design of the proposed development to identify specific measures required to 
protect the SPEA from construction activities. 
 
Section 34 of the Provincial Wildlife Act, states that a person commits an offence if the 
person, except as provided by regulation, possesses, takes, injures, molests or destroys:  

(a) a bird or its egg, 
(b) the nest of an eagle, peregrine falcon, gyrfalcon, osprey, heron or burrowing owl, or 
(c) the nest of a bird not referred to in paragraph (b) when the nest is occupied by a bird 
or its egg.  
Timing for clearing of vegetation must be planned to avoid impacts to birds. 
 

Heritage Conservation Act.  All archaeological sites, recorded or not, are protected under the 
Heritage Conservation Act and must not be altered or damaged without a site alteration permit 
from the Archaeology Branch.  If you encounter a ‘Chance Find’ during excavation works stop 
work immediately and contact the Archaeology Branch. 

 
CVRD Development Permit Areas. The CVRD maps identify the parcel to be subject to DPA 
1, DPA 2 and DPA 4.  Development within a DPA will require that a Development Permit is 
obtained from the CVRD. 

 
Aquaparian has determined that CVRD’s DPA 2 is not expected to apply to the parcel because 
forest habitat observed during the site visit is not characteristic of a Mature Forest ESA.  DPA 1 
– Riparian Protection applies to the parcel because there is a watercourse meandering 
lengthwise through the centre of it.  Creek 1 was confirmed to support fish habitat downstream 
so it is subject to the RAPR and would receive a 30m Riparian Assessment Area (RAA) as 
measured perpendicular from the High Water Mark (HWM) of the stream and tributaries.  
Development within the 30m will require a Development Permit through the CVRD and a 
submission of a RAPR assessment to the province for review.  The resulting Streamside 
Protection and Enhancement Area (SPEA) for this watercourse based on its width would be 
10m on either side of the creek and tributaries and 2m on the west side of the roadside ditch.  
The SPEA is considered a No-Go zone for clearing, soil disturbance or development.  A site 
plan showing the subject parcel has been prepared by Turner & Associates Land Surveying and 
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is included as Figure 2 which identifies the watercourse, the 30m DPA/RAA, and 10m SPEA.  
Cross hatching on Figure 2 identifies the Developable Area of the parcel, which is that area 
outside of all legal (i.e. back, front and side yard) and environmental (i.e. SPEA) setbacks.  In 
order to meet the Riparian Standard, at least 30% (the “allowable footprint”) of an undeveloped 
lot must be developable to avoid a situation classified as “undue hardship.”  With approximately 
58% of the parcel outside of the setbacks, the parcel meets the Riparian Standard. 
 
It is expected that culvert installation in one or more locations along the watercourse will be 
required to create access to the parcel.  Currently the dirt driveway has a small culvert but it is 
expected that a larger culvert would be needed at the development stage.  Culvert installations 
or replacements require a “Notice of Authorized Change” under the WSA and potentially a 
RAPR assessment for driveway crossing works.   
 
  
4.0 CONCLUSION 
 
Aquaparian was retained to complete an Environmental Overview Assessment of 3379 
Telegraph Road in preparation for the sale of the subject property.  The intention was to identify 
any constraints for future development of the parcel.  Aquaparian determined that a watercourse 
flowing through the parcel has fish habitat in the lower reach and is therefore subject to the 
CVRD DPA 1.  Any future development within 30m of the stream would require a Development 
Permit which would first need a RAPR assessment to be completed and approved by the 
province.  A 10m SPEA would be applied to the stream and tributaries as a No-Go zone to 
protect the watercourse and downstream fish habitat, while a 2m SPEA would be applied to the 
roadside ditch.  The parcel is not subject to the DPA2 because it does not appear to have a 
Mature Forest ESA.  Development will require a WSA Notice of Authorized change in order for 
driveway access to be constructed, or any other stream crossings.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





3379 TELEGRAPH ROAD ENVIRONMENTAL OVERVIEW ASSESSMENT 
AUGUST 2023 8 
 

 
 
203-321 WALLACE ST, NANAIMO, BC V9R 5B6 
SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FIGURE 1 
 

SITE LOCATION MAP 
 

  



FIGURE 1A & 1B – SITE LOCATION MAPS

Subject Parcel 
(Lot 1, 3379 Telegraph Road)
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FIGURE 2 
 

SITE PLAN 
TURNER & ASSOCIATES LAND SURVEYING LTD. 

  



FIGURE 2 – SITE PLAN

Tributary 1

Tributary 2
Ditch
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APPENDIX A 
 

SITE PHOTOGRAPHS 



APPENDIX A – SITE PHOTOGRAPHS

Photo 1: Looking north up Telegraph Rd. showing 
existing dirt access road into parcel.

Photo 2: Looking north up shallow roadside 
ditch.

Photo 3 & 4: Looking upstream along Creek 1.



Photo 5: One of two large old maple trees 
within the riparian area of Creek 1.

Photo 6: Showing example of typical forest stand 
within parcel.  More accurately represented by Young 
Forest than Mature Forest.

Photo 7: Showing Tributary 2 coming from 
neighbouring parcel to the north (miniature horse 
farm).

Photo 8: Showing where Tributary 2  enters subject 
parcel through a small log culvert.



Photo 9: Showing Tributary 2 flowing into Creek 1. Photo 10: Small clearing within east side of parcel at 
end of access road.

Photo 11: Creek 1 enters subject parcel from 
agricultural pond or wetland to the west.

Photo 12: Creek 1 where it enters subject parcel.

Photo 13: Showing fish 
habitat in lower reach of 

Creek 1 near ocean.


