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Dear Mayor McKee & members of Revelstoke City Council,
Please accept this rezoning application for 7.2 hectares of land in the newly annexed Camozzi Road property. The parcel of land is
located on Camozzi Road between Revelstoke Mountain Resort and the Columbia River (Map 01). The accommodation area will be
made up of self-contained accommodation pods, central hotels with supportive facilities. The area will offer an innovative accommodation type, unique not only to Revelstoke, but to the BC Interior. This project will strengthen Revelstoke’s attractiveness as a year-round
tourism destination and create a more compatible land use that will benefit the City and Revelstoke Mountain Resort.
I ask that you support the rezoning from RR2 (Rural Residential 2) (Map 02), a Columbia Shuswap Regional District zoning designation, to a Comprehensive Development Zone designed to offer tourist accommodation units (Map 03).
The property has two large flat bench areas suitable for development (Map 04). The sloped areas will offer incredible views of the
Columbia Valley. The site is covered in trees which will be used to enhance the area and create an accommodation area embedded in
the forest. The property is a currently undeveloped greenfield site with access to community sewer and water (Map 05).
Prior to developing the zoning designation, the site was analyzed to identify the development areas. Map 06 identifies flat sites which will
see the majority of the development. Moderate slopes will see buildings embedded in the slope and accommodation pods placed strategically to take advantage of views provided by the slope. The tops and toes of slopes (~ within 10m of the top and toe of flat or moderate
slopes) will be strategically developed to provide views and protect the slope. These three areas make up the main development area (Map
07). Park space will be retained to provide slope protection and trail and park space for users of the accommodation area.

OFFICIAL COMMUNITY PLAN SUPPORT
The rezoning is consistent with Revelstoke’s and the CSRD’s Official Community Plans that encourage compatible land uses next to Revelstoke Mountain Resort. The proposed change would see the permitted uses change from agricultural/rural to an accommodation area.
The proposed rezoning is supported by Revelstoke’s Official Community Plan economic, tourism, and land use policies. Specific references have been highlighted under the OCP Support page (below). Previously, this property was a part of the Columbia Shuswap Regional District. The CSRD OCP encourages development of the upper bench area of South Revelstoke to be consistent with Revelstoke
Mountain Resort (RMR). The development of Camozzi Bench is consistent with these policies (Section 4.4.8 – p. 45).
Camozzi Bench is a progressive sensible land use that is complimentary to RMR. This area will provide complimentary accommodation
services and directly contribute additional income to the resort.
The primary intent of this area is to build accommodation pods that are serviced by a single lodge. However, should the demand
for additional accommodation units for skiers and destination tourists be needed the proposed zoning allows the site to offer more
accommodation units.

WHAT IS REALLY INVOLVED IN THIS RE-ZONING APPLICATION?
The purpose of this rezoning application is primarily about changing the allowable uses to create a more complimentary land use
adjacent to Revelstoke Mountain Resort.
This application is looking to reclassify the uses of my property from agriculture, rural residential, campsite to allow for hotel accomA-1 / 4

modation. This is consistent with the intent during my annexation process; A process supported by this current Mayor and Council, the
previous Mayor and Council, the CSRD and the Cabinet of the Provincial BC Government.
The zoning criteria proposed in this CD Zone is very similar to the criteria established in the RR2 zoning with the main difference being
the change in “use” to hotel accommodation, which has been consistent since the start of the annexation process. The allowable buildable square footage actually doesn’t increase from what was previously available under the RR2 zoning, other than in the event that
with underground parking is provided triggering a bonusing incentive. The bonusing, if triggered, is applied to compensate for the increased costs associated with the inclusion of building underground parking. A feature that would be desirable in this location in order
to preserve the existing forest floor and protect views from the surrounding area. Apart from the change in “use”, the other proposed
variations in coverage, building heights, parcel sizes and setbacks, are to create a zone that is consistent with a hotel accommodation
area and allow me to focus on making this an attractive tourist destination. These changes were developed after careful consideration
of the site, canopy height, slopes, and how to create a unique area that is well integrated with the environment.
This zone was developed to create a complimentary and sensible land use that transitions from the higher density RMR core to the surrounding rural area, by using the existing forest cover to reduce the visual impact of development on the site and a gradual reduction in
density and development towards the CSRD. I believe the proposed use is far better than having a farm adjacent to a world class ski resort.
So the real decision in front of you today is primarily whether or not to allow for a change in use. One that was supported throughout
the whole annexation process which started more than 2 years ago.

COMPLIMENTARY TO REVELSTOKE MOUNTAIN RESORT
The growth of Camozzi Bench will be in tune with demand and development of the resort. This unique accommodation area will integrate with the resort and provide additional bed units for tourists looking to stay at the resort to get the full resort experience. Most
visitors coming here to ski would prefer to stay on-mountain. During weekends the resort hotels are fairly often at 100% capacity, so
anyone looking to come to Revelstoke to stay on-mountain isn’t able to do that. As a result, they often choose to go to another resort
that can offer ski-in-ski-out on-mountain accommodation. Camozzi Bench would allow the resort to attract more visitors by providing
more on-mountain accommodation available to destination tourists. This group of visitors are far more likely to stay for a week rather
than the current predominate road traffic that is highly snow dependent and typically only that stays for 1-3 nights. Having more
accommodation units on-mountain provides more accommodation options for longer-stay guests.
The rezoning is complementary to RMR because it provides alternative accommodation types and contributes additional revenue
through lift tickets and other spin-off purchases. Consider the following:
A single 75-unit hotel building and 25 accommodation pods located at the base of the resort offers a similar number of rooms to other
newly constructed and proposed hotels currently in Revelstoke. If 100% capacity (2-4 people per room) is achieved, it would contribute
an additional $17,200-$34,400 per day in lift ticket sales (@ $86 per day each). Over an entire ski season (7 days a week for 16 weeks)
the accommodation area could contribute $1.9-3.8 million per year in ticket sales alone directly to the resort. This does not include food,
apparel, and other spin off economic benefits that RMR would benefit from.

This is a collaborative way to increase revenue for the resort, without the resort having to make any investment.

COMPLIMENTARY TO THE REVELSTOKE DOWNTOWN CORE
The additional destination tourists attracted to this unique accommodation area, as well as supporting RMR are going to rely on our
Downtown core whilst staying in Revelstoke. I would estimate that at an average occupancy rate of 70% and an average spend per
person of only $500 per week then the economic contribution of a single hotel as described above would be in excess of $5.5 million
per annum to our downtown core.

EXPANDING OUR TAX BASE
As well as creating much need jobs both in construction and then the ongoing Hotel operation, this rezoning is going to offer a substantial increase in our long-term commercial taxes by increasing the contributions to the City of Revelstoke. These increased contributions could be used to increase our services for all residents in Revelstoke or reduce the burden on existing commercial tax payers.
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INCREASING TOURISM IN REVELSTOKE
In addition to adding to the hotel and accommodation offerings currently available in Revelstoke, the Revelstoke Accommodation
Association (RAA) is also going to directly benefit as any extra bed units are going to result in an increase of RAA’s tax base. This will
allow the RAA to spend more money on marketing, promotion, events and special projects which in turn, are going to result in more
people wanting to come and stay in Revelstoke. This will not only increase business throughout our community, but directly benefit the
existing members of RAA as this increased spending will directly result in more heads on beds for its’ entire membership.

SIGHTLINES AND TREE RETENTION
In order to ensure minimal visual impact on my neighbours, I have designed the Comprehensive Development Zone to integrate with
the surrounding environment. Heights have been tailored to come in at a maximum of 24 metres. This is well below the average tree
canopy height of 37m. This ensures that any buildings will be virtually indistinguishable from outside the property. Please refer to Map
10 and the images showing views to and from the site.

PHASING & DEVELOPMENT
Phasing will likely start at the northwest corner of the site and extend south to fill up the lower bench development area. Future phases
will see the road and infrastructure extend north along the eastern edge of the property to the upper bench.

COLLABORATION WITH REVELSTOKE MOUNTAIN RESORT
I have met with RMR to discuss the project. I am open to working with the resort on two major pieces. The first is the reestablishment
of the old skier access to and from the resort (Map 08). Camozzi Bench is willing to contribute a rope tow or magic carpet along the
north edge of the property, along with covering the costs associated with maintenance/grooming and clearing of old ski routes until
such time as the resort develops its own properties in this area. This proposal would connect into the lower section of Snow Rodeo and
Tumbelina below the Last Spike with the resort. This would allow guests of Camozzi Bench to ski-in/ski-out by linking up with the Last
Spike and increase beginner terrain.
The second piece is to allow RMR a right-of-way through my property as shown on the Resort Master Plan (Map 09). The road would
enter Camozzi Bench from the north and connect with the proposed access road. The road would connect to RMR properties to the east
of Camozzi Bench and would allow easy access to future residential development phases. Map 09 is pulled from the Resort Master
Plan with the Camozzi Bench area overlaid on the map. It shows the original access plan. By providing this right of way and ability to
extend the road I install on my property RMR would be able to develop the many sites to the South and East that otherwise they would
not be able to access as is shown. This in no way benefits me as I will be subjecting my property to additional traffic but is a huge benefit
to RMR so that they can realize their future development plans.
I believe that this willingness to collaborate with my neighbours is a show of good faith. Further to this, the Resort is encouraged to
work with its neighbours as laid out in the Province of BC’s Land Use Operational Policy for All Seasons Resorts (see attached pdf).
Excerpt from the Policy Document (p. 7):
Objectives guiding the development of an ASR:
•
•
•
•
•
•
•
•
•

Maintain and enhance British Columbia’s competitive edge in resort development and expansion.
Provide enhanced business certainty and security.
Promote new investment, economic generation and jobs.
Minimize conflict between competing land uses.
Promote sustainable land use that commits to social responsibility and environmental stewardship.
Promote Aboriginal tourism/resort development opportunities.
Ensure an efficient and coordinated approval process with clear, well-defined and timely decision-making.
Meet changing market and business conditions in a competitive international marketplace.
Promote diversification and four season use.
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FURTHER COLLABORATION WITH REVELSTOKE MOUNTAIN RESORT
In an effort to allow mayor and Council to make an objective decision and not potentially squander an opportunity for business growth
within our great City and all the benefits that would bring, in addition to the above offers of collaboration I am prepared to offer a five
year no build covenant on 75% of my property (Maps 10-12) on the basis that RMR do the following:
•

Within 2 years of the adoption of my Rezoning by the City of Revelstoke, RMR provide a fully updated Master Development plan. To ensure
this is done in a timely fashion RMR will provide the CoR updates on every 6 month anniversary within the 2 years or until the MDP is completed whichever is the sooner. As a result of that updated MDP, RMR enter into a meaningful 3-5 year investment program. This investment
program should include but not be limited to:
◦◦ The establishment of a Full Summer sightseeing program to the top of the mountain
◦◦ The establishment of gravity mountain biking
◦◦ The construction of a full service restaurant facility (with fully serviced washrooms) at the top of the Revelation Gondola to support
items i & ii as well as boost the skier experience in the Winter.
◦◦ Install at least one additional lift that would increase the skiable terrain

The offer of a 5 year no-build covenant, would take the resort past its 15-year anniversary and the initial schedule to full build-out. I do
not think my terms are at all onerous for RMR as these are items they should be doing anyway under their tenure agreement. If RMR is
genuinely committed to growing the four season tenure they have and establishing Revelstoke as a true destination town, the 5-year
no build covenant is a reasonable and more-than-fair offer.
If the resort does not fulfill its responsibilities under its tenure agreement and fails to provide an updated Master Development Plan
within the given time-frame or fails to provide any of the 6 monthly updates and a meaningful investment program, then the no-build
covenant would lapse with immediate effect and the City of Revelstoke would not lose out on a great growth opportunity as presented
to you here today. Should the resort choose not to collaborate with me in a meaningful way as it is supposed to under the terms of the
Province of British Columbia Land Use Operational Policy for All Seasons resorts, I hope that the Mayor and Council will not consider
this as a negative to the overwhelming positive attributes of this proposal.
The re-zoning of this property should not in any way be seen as competition or unfair to RMR. This rezoning will strengthen the financial viability of RMR by offering more on-mountain bed units at no cost to the resort and boost their lift ticket sales for both Winter
and Summer activities. When the resort was approved by the Province, the City of Revelstoke and the Province expected continued
investment to be made as laid out in the conditions of the tenure. Since that time, investment in the resort has slowed. Camozzi Bench
offers the first real opportunity for investment into the City of Revelstoke, RMR and other City businesses.
I believe this project will be a significant amenity to the City of Revelstoke and will compliment and strengthen Revelstoke’s position
as an attractive tourism destination not only in Western Canada but North America. I look forward to addressing any further questions
through the rezoning process.
Regards,

David Evans
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CITY OF REVELSTOKE OCP POLICIES SUPPORTING THE DEVELOPMENT
Economic p. 49-50
•
•

Proactively pursue economic opportunities that will complement the existing use, character and image of Revelstoke (p. 49).
Work with the Regional District to identify potential commercial lands outside the Urban Growth Area and Future Growth Areas for
sustaining economic diversification (p. 50).

Tourism p. 51•
•

GOAL: Expanded community tourism capacity to attract, host and satisfy visitors from many parts of the world (p. 51).
Retain, enhance and celebrate Revelstoke’s natural and cultural character and unique history as important community and tourism
attractions (p. 51).

Land Use p.53•

Maintain and enhance the local sense of place and identity by integrating natural systems and developing neighbourhood context-based design solutions that minimize independent parcels that do not reflect the overall neighbourhood character (p. 54).

CSRD OCP POLICIES SUPPORTING
4.4.8 As shown on Figure 4.2, South Revelstoke contains an Upper Bench area that adjoins the planned core of Revelstoke Mountain Resort. The Upper Bench will be impacted by future activity in the resort core and will not sustain its present rural character.
Recognizing the nature of future development pressures, the CSRD supports the following strategy for the Upper Bench.
a. As Revelstoke Mountain Resort develops, the future land uses considered for the Upper Bench should be urban and resort
development;
b. development to higher resort densities should be consistent with the overall direction of the Resort Master Plan, and will require
neighbourhood planning and design guidelines to achieve consistency and use compatibility;
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OFFICIAL COMMUNITY PLAN
DESCRIPTION OF CAMOZZI BENCH AREA
Camozzi Bench will be a tourist accommodation zone. Located at the base of Revelstoke Mountain Resort (RMR) on a sloped site
covered with native trees and vegetation, this zone will be a unique tourist destination in Western Canada. Camozzi Bench will
complement services offered by RMR and within the City of Revelstoke, but not compete directly. This will be done by offering
a unique accommodation type not found elsewhere in Revelstoke. The area will be a mix of accommodation pods, supported
by architecturally innovative hotel units.
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Comprehensive Development Zone 18
INTENT:
A destination hotel accommodation area consisting of main buildings and self-contained accommodation units to
attract four-season tourism to Revelstoke.

PERMITTED USES:
(1) Accommodation Pods
(2) Hostels
(3) Hotels

SECONDARY USES
(1) Accessory Buildings & Uses
(2) Cafes and Restaurants
(3) Helipad
(4) Open Space
(5) Park
(6) Personal Services
(7) Recreation Facilities
(8) Trails

CONDITIONS OF USE
(1) A minimum of 10% of all accommodation pods will be wheelchair accessible.
(2) Accommodation pods will provide a minimum of one parking space per unit.
(3) Additional 1.5 storey will be granted for building height if used for underground parking.
(4) For any underground structure, the maximum projection permitted in all yards shall be 0.5 m minimum
required setback from the nearest property line.
(5) Surface parking areas containing more that 10 parking spaces shall be screened from any street, using
landscaping, berms, fences or buildings.

REGULATIONS:
Comprehensive Development Zone 18
7.2 hectares
MATTER REGULATED
Lot

PROPOSED REGULATION

(a) Minimum lot area

590m2

(b) Minimum lot width

15m

(c) Maximum lot coverage

35%*

Floor Area Ratio
(a) Maximum Total Floor Area Ratio (entire CD 18 Zone)

1.0*

Principal Building
(a) Minimum setback from:
(i) Front

3.0m min.

(ii) Side

1.5m min.

(iii) Rear

3.0m min.

(b) Building Height
(i) Storeys

4.0 max.*

(ii) Overall Height

21m max.*

Accessory Building
(a) Minimum setback from:
(i) Front

6.0m min.

(ii) Side

3.0m min.

(iii) Rear

3.0m min.

(b) Overall Building Height

6.0m max.

Bonusing*
(a) If all required parking stalls are provided underground, the
following bonusing would apply:
(i) Maximum Lot Coverage

50%

(ii) Maximum Total Floor Area Ratio (entire CD 18 Zone)

1.5

(iii) Number of Storeys

5.5 max.

(iv) Overall Height

24m max.

LANDSCAPING
(1) All portions of any lot on which any building or structure is being erected, enlarged, or increased in capacity
within the CD-18 Zone that are not covered by buildings, structures, driveway or walkway areas, or parking
spaces shall be landscaped; provided however that landscaping shall cover not less than two (2%) percent of
the lot.

(2) A continuous landscaping strip not less than two (2.0) metres (6.5 feet) in width shall be provided along the
developed portion of each side of the lot which abuts a public highway. This landscaping strip may be
interrupted to provide pedestrian access for entering a building.
(3) Loading areas, garbage containers and recycling bins shall be screened from view by a landscaping screen, a
solid decorative fence, or a combination of both to a minimum height of 2.5 metres (8.2 feet).

Definitions
ACCOMMODATION PODS means a detached building used for tourist accommodation for the temporary
accommodation for the traveling public.
RECREATION FACILITIES means the use of land, buildings and structures for recreational services including but not
limited to gyms, outdoor swimming pools, hot pools, playgrounds, picnic areas
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January 24, 2016

RE: Habitat and creek status of the ‘Tree House Hotel’ Camozzi subdivision property.

To Whom It May Concern:

On January 20, 2016, I conducted a preliminary environmental review of the Tree House Hotel
development property adjacent to Revelstoke Mountain Resort. The property is currently being
considered for rezoning into the Revelstoke city limits. I was asked to give a third party opinion on the
ecological value of the property and comment on the status of the water courses on and adjacent to the
property; in particular, I was asked to comment on the potential that compliance with the Riparian Areas
Regulations would stipulate setbacks to distance the location of structures from protected
watercourses. It should be recognized that a detailed assessment of habitat and creeks was not
possible at this time of year, given that the ground and vegetation is covered by snow. Nonetheless, I
believe the site inspection was informative as detailed below.

Geographic Description
The site consists of a steep side hill at the toe of Mt MacKenzie (RMR), an expansive bench below that
slope, a slope below the bench, and in some places, ravines that cut up the lower slope and into the
bench edge. At the north end of the bench these ravines are secondary to a larger ravine containing
Camozzi Rd (hereafter the ‘Camozzi ravine’; Figure 1). In the Revelstoke/Arrow Lakes region, benches
are not uncommon; these features are typically well-drained sites comprised of sand and gravel – likely
a lacustrine deposit. Though elevated higher than most, the bench on the property appears to be
similar to those found elsewhere in the region along the shores of the Arrow Lakes Reservoir.

Ecological Value
The habitat on the property can be described as an even-aged mature second growth forest with a
closed canopy (Figure 2). Within the development area (upper part of the lower slope, the bench and
upper slope), I detected no particular unique or regional significance to this property with respect to its
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ecological value1. There is almost no understory throughout the property. This type of forest has high
snow interception, and there is evidence that deer (typically white-tailed deer) use the property as a
winter range. At forest edges, paper birch and some deciduous shrubs are found (Figure 3), but the
property is mostly covered with mature regenerating conifers: primarily hemlock, but also cedar, white
pine and Douglas fir. There is minimal retention of old growth trees or snags on the property, and
relatively low amounts of course woody debris. According to David Evans, the property owner, the
ground is largely covered with moss – which in my opinion was highly probable. I saw very little
evidence of riparian or wetland habitat/features throughout the property, and I would say that it appears
to have a well-drained substrate. Besides deer and squirrel sign, I detected Pileated woodpecker, and
Golden-crowned Kinglet using the forest during the winter. I also found one medium sized stick nest in
a white pine tree on the western (lower) slope near the south end of the property. It is not possible to
know which species made the stick nest; Common Raven is likely, but I could not rule out that a raptor
made the nest. The property in its current condition provides habitat for nesting migratory birds.
Golden-crowned Kinglets and Townsend’s Warblers undoubtedly nest in the upper canopy of the
forest, and possibly finches such as Pine Siskin. Several other species may find nesting habitat closer
to the ground in places (e.g., Dark-eyed Junco, Orange-crowned Warbler, Winter Wren).

Hydrology
The Camozzi ravine is a watercourse that contains minor water flows that generally do not originate
from the property (Figure 1). Although I was not able to asses, there is evidence that water may flow
down the Camozzi ravine for a large part of the year. Adjacent to the property, riparian vegetation can
be seen in the Camozzi ravine, including red osier dogwood shrubs indicating a rich soil type and the
presence of ground water. The secondary draws located on the property, which feed into the Camozzi
ravine from the east, show no evidence of riparian vegetation, and although I could not inspect below
the snow, I doubt there would be evidence of surface scouring by water (Figure 4). These draws likely
funnel runoff in the spring but are dry for most of the year. It is possible that these dry secondary
ravines were formed more historically, than by current surface run-off regimes. The secondary draws
are positioned where road access to the property is planned.
It is unclear where water goes as it drains out of the Camozzi ravine (Figure 1). According to David
Evans (property owner and developer), water running down the Camozzi ravine eventually discharges
into a pasture on the lower bench/valley floor, and goes sub-surface at that point. I have examined a
low resolution digital elevation model which generally supported this notion. Additionally, mapping of
watercourses in the area is very poorly developed, possibly because the water drainage does indeed
flow subsurface. One map I consulted labelled the drainage as ‘Westerly Brook’ but did not map the
watercourse. Goch Creek, another drainage to the south, is most likely an independent catchment (?).

Riparian Areas Regulations and Development Setbacks
The regulations that concern setbacks around watercourses is the Riparian Areas Regulations (RAR).
The RAR provide a framework for establishing development setbacks in order to prevent disturbing
sensitive habitats adjacent to watercourses. The RAR are primarily concerned with protecting fish
habitat either directly (e.g., at fish-bearing streams) or indirectly (e.g., at tributaries of fish-bearing
streams). The RAR regulations do not apply to all watercourses, and it is this distinction we are
concerned with in the case of the Camozzi property.

1

I did not examine habitat at the very base of the lower slope which lies at the property boundary.
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The intermittent and low discharge of water in the Camozzi ravine precludes the watercourse from
providing habitat for salmonids, game fish, or regionally significant fish. As such, the key question that
must be addressed is whether the Camozzi ravine sheds water above surface into a fish-bearing
stream (the Columbia River)? If it is true that the drainage is indeed sub-surface, then RAR setbacks
will not apply to the Camozzi property. Having not inspected for myself how drainage below the
Camozzi ravine occurs, I cannot comment on whether the RAR/setbacks apply or not without better
information regarding the drainage of water downstream of the Camozzi ravine.

Conclusions and Recommendations
The forested habitat provides nesting habitat for migratory birds that are protected under the Migratory
Birds Convention Act. The property owner/developer should be advised that forest/land clearing
(cutting trees and shrubs in particular) must be done outside of the nesting season (September through
February). Additionally, a setback/timing window should be considered when the stick nest is active to
prevent disturbance to the nest.
The development will obviously alter the ecology of the site. Ecologically, I have no concerns about
these changes at the development area given its low current ecological significance. Forest thinning will
likely enhance shrub growth, depending on how the land is managed, giving potential to increase
habitat value for many bird species.
Resolution to the issue of whether the RAR setbacks apply or not requires confirmation that the
Camozzi ravine drainage is subsurface on the lower slopes. This can be done by seeking additional
knowledge from mapping and or local expertise, or by re-visiting the site in spring after or during snow
melt. If the drainage is below the surface, a RAR assessment is not required.

Sincerely,

Harry van Oort MSc, RPBio #1804
Wildlife Biologist
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Figure 1. An overhead view of the property setting. The primary building site is labelled as ‘BENCH’ in
this image. The Camozzi ravine is labelled, where Camozzi Rd. makes a hairpin bend. A known
watercourse flows down this ravine where the solid blue arrow is shown. The question of whether
setbacks for building new structures on the property apply, or not, can be resolved by determining if the
water that is shed down Camozzi ravine flows above the surface into the Columbia; if so, a Riparian
Areas Regulations (RAR) Assessment will need to be conducted in order to determine the setbacks. If
the water flows sub-surface, the RAR do not impose setbacks.
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Figure 2. Typical second growth forest on the property. The closed canopy intercepts snow and
sunlight, making decent deer winter range, but limiting conditions for other vegetation and of low value
for other wildlife.

 Page 6

Figure 3. Birch and thimbleberry growth at the edge of the forest.
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Figure 4. Looking down one of the secondary draws that lead into the Camozzi ravine. These draws
are apparently dry during most of the year. The lack of shrub growth supports this; more importantly,
these draws do not have a catchment that sheds water into them. Regardless, the key issue is whether
the primary watercourse below (the Camozzi ravine) drains above surface into a fish-bearing stream. If
so, a Riparian Areas Assessment is required. Available information suggests this is not the case.
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To whom it may concern,
Re: Watercourse assessment for the ‘Tree House Hotel’ Camozzi subdivision property
After a previous environmental review of the Camozzi subdivision property by Harry van Oort of Cooper
Beauschesne and Associates Ltd (Jan 2016), questions remained regarding the connection of the small
watercourse on the lot to fish-bearing streams, particularly the Columbia River. If the watercourse flows
into a fish-bearing stream, a Riparian Areas Regulation (RAR) assessment would be needed to guide
development near riparian habitat. I visited the site during the spring freshet on May 4, 2016 and
assessed the watercourse for connectivity to fish-bearing streams. At this time I also assessed the
connectivity of a second watercourse immediately adjacent to the lot under consideration for rezoning
and development.
Watercourse 1.
This is the creek on the property of interest. It flows down a ravine in the northwest corner of the
property, and through culverts under Camozzi road. After passing under the road and entering the
property again, the creek heads down slope through the property. Upon reaching the toe of the slope,
the water flow slows and water puddles in moist forest, near the west boundary of the property. The
maximum extent of puddled surface water on May 4 2016 reached approximately 75 m south from
where the creek reached the toe of the slope (Figure 1). The vegetation at the toe of the slope was
characteristic of a water-receiving site, with larger cedar trees and an understory of some dogwood and
fern. There was no obvious channel or streambed visible along the toe of the slope; instead, the welldrained soil of the lower bench allows the water to travel subsurface from this point.
Watercourse 2
The second creek originates very near, but outside of, the southeast corner of the property. Above this
point, the creek is flowing below ground, and surfaces 40 m downslope from the flagged property line. It
then flows straight downhill and forms a wetted area at the toe of the slope. This water-receiving area is
much larger than that of watercourse 1, has channels of moving water, and supports wetland vegetation
such as sedges and skunk cabbage. A portion of the flow heads north-west into a field, before
disappearing into the ground in a wetted zone in the field (Figure 1). Ponding water also continues
south, creating a large wetland area along the toe of the slope. This wetland stretches around 275 m to
the south, and finally turns into a sphagnum bog with stunted cedars, where the last of the puddled
water disappears. This bog is ecologically unusual for this area. After the bog, upland forest reappears.

Figure 1. Overview of the two watercourses being assessed. North is on the left, and the view is looking towards Mt.
Mackenzie. Camozzi Rd is the curve on the left. Watercourse 1 ends in the forest at point A; watercourse 2 flows in more
directions but terminates in fields around D and F, and in a sphagnum, bog at E.

Conclusions
Neither of the assessed watercourses are connected to any other watercourse, and in particular are not
connected to fish-bearing waters. Development on the property is therefore not subject to the Riparian
Areas Regulations, and no Riparian Areas Assessment is required.
Please contact me if you have any questions about this assessment or the creeks under scrutiny.
Sincerely,

Mandy Kellner, MSc, RPBio # 1616

