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OVERVIEW
PROJECT OVERVIEW

PROCESS OVERVIEW

The South Highlands Local Area Plan (SHLAP) consists of two primary
phases:

The below diagram illustrates the key milestones of the project process.

•

PHASE 1 (completed in Spring 2020) involved the development of a
Terms of Reference for Phase 2.

•

PHASE 2 (for which this report is the first deliverable) involves undertaking
the primary LAP process and developing the plan document, itself.

See the process diagram to the right for an overview of the key milestones
in the process.
This report is a summary of the Project Team’s Background Analysis.

BACKGROUND ANALYSIS OVERVIEW
The Background Analysis consisted of the following:
A review of existing policies, plans, documents, and related reports from
the District in order to better understand:
a.	

the overall project context;

b.	 the policy directions that inform the SHLAP; and
c.	

the policy framework that the Plan will be integrated into.

A set of technical analyses of the study area across three broad
disciplines – planning and land use; transportation and traffic; and
environmental (including landscape and hydrogeology elements).The
main outcomes of these analyses are highlighted in the diagrams and
maps in this report.
Integrating and layering the various technical outcomes in order to identify
key issues, opportunities, core themes, and the needed areas
of exploration to address during the community consultation phase.

BACKGROUND ANALYSIS | UNDERSTANDING THE CONTEXT

WE ARE HERE

July-Aug 2020 - Project Team
Technical analysis of existing conditions to better understand the LAP context and identify key challenges
and opportunities. Outcomes will inform the content of the subsequent consultation events.

IDEAS FAIR | VISIONING & ISSUE IDENTIFICATION
September 2020 - Public
An interactive consultation event to harvest public feedback and generate high-level directions and big
ideas for the future of South Highlands.

POP-UPS & SURVEY | HARVESTING FEEDBACK
September-October 2020 - Public
Pop up events (or alternative digital events), along with a widely-circulated survey, will extend the reach of
the Ideas Fair to the wider community. Directions from the public will form the base for discussions during
the Stakeholder Workshop.

STAKEHOLDER WORKSHOP | GENERATING DIRECTIONS
November 2020 - Stakeholders
An interactive workshop will help to refine high-level directions into possible land use scenarios for the
South Highlands. A set of key elements and scenarios will be developed for use at the Community Gallery.

COMMUNITY GALLERY | REFINING DIRECTIONS
December 2020 - Public
A second large public event will allow residents to share feedback and comment on the early LAP
directions generated from the workshop and Ideas Fair. A digital survey will extend the reach of the
gallery within the community.

ONLINE ENGAGEMENT | REVIEWING THE DRAFT
March/April 2021 - Public
Once a draft LAP is developed, an online consultation will be facilitated to give the public opportunity
to comment on and discuss the draft plan prior to the final round of revisions.

COUNCIL PRESENTATION
Spring 2021 - Public
The final SHLAP will be presented to Council at a public meeting.

South Highlands | Local Area Plan | Background Analysis Summary Report

1

HIGHLANDS DISTRICT

LOCATION CONTEXT MAP
The District of Highlands is characterized by an abundance
of natural parks and large undisturbed areas that include
rocky outcrops, older second growth forests, lakes, and
wetlands. Highlands is surrounded by other municipalities,
with Langford, Colwood, and View Royal to the South,
Saanich and Central Saanich to the East and Northeast, and
Finlayson Arm and Malahat Nation to the West. Additionally,
the WJOŁEŁP or Tsartlip First Nation are in close proximity
to the Highlands.
In this context, the SHLAP needs to identify and respond
to the roles, functions, and relationships of the wider
Highlands area, neighbouring communities, and regional
context. Importantly, the SHLAP must also respond to the
development pressures of the City of Langford and Bear
Mountain near the southern extend of the study area.
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STUDY AREA MAP

LAP Boundary

LAP Boundary

Highland Servicing Area (Reference Only)

After much discussion and consideration of options, the
SHLAP Boundary was confirmed and is shown below.
The Task Force agreed to propose both an LAP Boundary
(i.e., the study area) and an LAP Focus Area (i.e., the area
of emphasis).
Outside of the Focus Area, the study area primarily consists
of rural residential properties, the Bear Mountain Golf Course
and Ecoasis development areas, and community uses and
amenities (e.g., the municipal hall and community hall), as
well as a large property owned by Tsartlip First Nation. The
Focus Area primarily consists of industrial/commercial lands
(in terms of active uses and/or current policy direction),
Hanington Creek Estates, and two large parcels owned by
the Province. The Focus Area will be emphasized throughout
the project – in analyses, engagement, policy development,
and implementation strategy development.

STUDY AREA MAP
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SOUTH HIGHLANDS LOCAL AREA
SOUTH HIGHLANDS LOCAL AREA

LAPBoundary
Boundary
LAP
LAP Boundary

LAP
Area
LAPFocus
Boundary

South Highlands | Local Area Plan | Background Analysis Summary Report

LAP Boundary

Highland Servicing Area (Reference Only)

Highland Servicing Area (Reference Only)

3

LAND USE CONTEXT
HISTORICAL ANALYSIS

FIRST NATIONS

DEVELOPMENT CONTEXT

The District of Highlands lies within the traditional territory of the WSANEC (specifically Tsartlip
and Malahat Nations) and, to a lesser extent, Lekwungen peoples, who both have a rich
cultural and spiritual connection to the lands that are now known as the Saanich Peninsula
and Gulf Islands, and the surrounding sea, extending back in time over thousands of years.

OK Industries / Millstream Meadows

Today, the Highlands is within closest proximity to the WJOŁEŁP or Tsartlip First Nation, which
have a strong, distinct sense of community and culture.

Most readers will be familiar with these two key South Highlands sites – OK Industries and
Millstream Meadows (owned by the Capital Regional District). In short, the joint rezoning
application in 2015 (not approved) and mines permit application by OK Industries in 2017
(and approval in 2020) has resulted in substantial unrest and uncertainty in the community
with regard to future development and land use. This recent history is the primary catalyst for
this LAP and directs the Focus Area to the southeast portion of the District.

EARLY SETTLERS

Bear Mountain

In 1852, the Douglas Treaty with the WSANEC peoples specified that hunting and gathering
could be carried out in traditional areas on “unoccupied” lands. The Highlands quickly
became “occupied” and supplanted First Nation use of the area. By the 1880’s the Highland
Land District had surveyed properties, generally 160 acres, and these lands were made
available to early settlers. Many of these early settlers left their mark on the Highlands today in
the form of place names.

The Bear Mountain golf course and development area makes up a significant portion of the
LAP area. Future development of this area is controlled by a combination of Highlands OCP,
Zoning Bylaw, and a legal development agreement. As a result, this portion of the LAP area
has been excluded from the Focus Area, despite its relative prominence.

HIGHLANDS AND THE NATURAL ENVIRONMENT
The Highlands was incorporated as a District municipality in 1993. Shortly after, the
District completed its first OCP in 1997 – and its first policy goal was to protect the natural
environment. This resulted in large rural lot sizes and the creation of large parks and
conservation areas. Today, Highlands remains one of the most underdeveloped areas of the
Greater Victoria Region.

4
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POLICY & REGULATORY CONTEXT

OCP MAP 2.1
LAND USE DESIGNATIONS

OCP LAND USE OVERVIEW
The OCP states that the opportunity to live near to nature and enjoy a rural lifestyle is highly
valued in the Highlands. This is seen in the large lot sizes, expansive natural areas, and
balance of agricultural and forestry uses typical of rural communities. Public engagement over
the past decade strongly demonstrates that people have chosen a rural lifestyle and wish to
see this choice available to future residents. As such, residents expect a land use framework
that responds to this vision and respects the needs of a rural lifestyle.

250

KEY OCP DIRECTIONS & POLICIES
Key guiding policies include the following:
•

The Highlands Vision describes a primarily residential community, rural in nature, that will strive
to diversify its economy while preserving its natural systems.

•

The Highlands will provide for an adequate tax base, including light industrial, related
commercial and nature-related recreational uses in some areas of the Highlands in order to
support basic, affordable, municipal services and facilities.

•

Generally, the District encourages all buildings to leave a small footprint on the landscape and
be built with energy efficient standards that represent industry best practices.

•

For Commercial Industrial Land Use (in the Focus Area):

LEG

a.	 The Highlands Commercial-Industrial Gateway Area should be redeveloped with a range of
light industrial and service commercial uses including green-economy based industries that
are more consistent with the character of the Highlands.
b.	 Landowners are encouraged to coordinate their business operations, land planning and
servicing, which should be placed underground.
c.	 The District will ensure that the road and lot layout are designed to safeguard
environmental values.
d.	 Landscaping and screening of existing native and complementary vegetation will be
maintained on any borders of the area and adjacent uses to prevent visual and noise
intrusion of commercial and industrial uses.

STUDY AREA MAP

SOUTH HIGHLANDS LOCAL AREA

e.	 Consideration may be given to the replacement of parking stalls with the provision of
transit passes.

Bear Mountain Comprehensive Development
Parks
Managed Forest
Ins tu onal
Commercial Industrial
Amenity 1
Amenity 2 - East West Connector
Amenity 3 - 1150 Bear Mountain Pkwy

Highlands Servicing Ar

LAPBoundary
Boundary
LAP
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KEY ICSP DIRECTIONS & POLICIES
An Integrated Community Sustainability Plan (ICSP) is a framework that helps guide the
community toward its articulated vision of a successful and sustainable future.
Key guiding principles include the following:
a.	 Intergenerational equity - providing future generations with the same environmental
potential as presently exists,
b.	 Decoupling economic growth from environmental degradation - managing economic
growth to be less resource intensive and less polluting
c.	 Integration - integrating environmental, social and economic sectors when developing
sustainability policies
d.	 Ensuring environmental adaptability and resilience - maintaining and enhancing the
adaptive capacity of the environmental system
e.	 Preventing irreversible long-term damage - to ecosystems and human health,
f.	 Ensuring distributional equity - avoiding unfair or high environmental costs on vulnerable
populations,
g.	 Accepting global responsibility - and assuming responsibility for environmental effects
that occur outside areas of jurisdiction
h.	 Education and grassroots involvement - people and communities investigating problems
and developing new solutions

6
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TRANSPORTATION ANALYSIS
OVERVIEW
The District of Highlands witnessed steady population growth between 2006 and 2016,
growing by about 17% over that 10 year period. As of 2016, the population of the District was
2,225, with a population density of 58.5 people per sq.km, which is significantly lower than
other communities in the Capital Region where the average is 528.3 people per sq. km.
The rural character of the community is reflected in its transportation system with narrow
winding roads found across the District. Pedestrian and cycling facilities are limited with
the exception of trails. BC Transit service is also limited as the small population, limited
destinations, and high vehicle dependency do not justify service.

TRAVEL PATTERNS
According to the 2017 CRD Household Origin Destination Survey, an average household
within the District has 2.5 vehicles (rounded) compared to 1.9 vehicles per household for the
West Shore communities. Close to 90% of the trips are made with a vehicle, whereas only
3% of the trips are made by transit and 1% of the trips are made by walking, rolling or cycling.
Even though the overall share of sustainable transportation trips are low, this represents an
improvement from the 2011 CRD Household Origin Destination Survey where vehicles per
household was 2.73 and less than 1% of trips were recorded by transit, walking, cycling,
and rolling.
Other relevant finding from the 2017 Household Origin Destination Survey are as follows:
•

Approximately 5,500 trips are made to, from, or within Highlands on a daily basis.

•

Each day, approximately 2,690 trips leave Highlands, 2,710 trips enter Highlands, and 160 trips
both begin and end in Highlands.

•

Given the relatively small population (840 households) and number of daily trips (5,500),
Highlands has one of the highest daily trips per household in the Capital Region at 6.99 trips per
household.

•

Over a 24 hour period, the majority of trips from the District are for work (30%), returning home
(18%), and for recreation / social purposes (12%)

•

In the AM peak period, work trips are the most common trip purpose (46%), followed by
schools (20%), and pick-up / drop-off passenger (13%)
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Photo of Finlayson Arm Road, which captures the typical cross-section of local and collector roads in
the District. Roads are narrow, winding, and in most cases lack shoulders resulting in an uncomfortable
experience for pedestrians and cyclists alike.
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POLICY CONTEXT
The ICSP outlines 8 goals that the District would like
to achieve by 2030 with respect to transportation
and mobility:
1.	 Road safety, long term durability and environmental
protection guide decisions regarding road design,
construction and maintenance, and reflect the rural
character of the Highlands.
2.	 Roads are safe for pedestrians, cyclists and
equestrian use.
3.	 Roads and pathways are constructed to minimize
width of cleared areas and hard surfaces.

The South Highlands area falls within an existing policy and regulatory context in the District and larger Capital Region.
The following provides a brief description of the policy context and how it pertains to the specific transportation policy
for the area.

OFFICIAL COMMUNITY PLAN (2013)
The Official Community Plan (OCP) provides direction
on climate change adaptation in roadway design and
construction. The plan identifies the need to increase the
ease and safety for pedestrian and cyclist transport while
protecting the environment adjacent to roads and trails. The
OCP also indicates that collector roads are an appropriate
road type for bike lanes and that local roads should be built
and maintained to rural standards. Some of the general
objectives that should be taken into consideration for
the SHLAP is to provide energy efficient and accessible
transportation alternatives and to create a network of trails to
support non-motorized transportation.
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INTEGRATED COMMUNITY SUSTAINABILITY
PLAN (2011)
The District’s Integrated Community Sustainability Plan (ICSP)
is a framework to help Highlands reach its sustainability goals.
The ICSP has a number of sustainability strategies including
‘Transportation and Mobility’. There are eight stated goals
pertaining to transportation and mobility that the District would
like to achieve by 2030 ranging from improved road safety
for all users including pedestrians, cyclists, and equestrians;
there are multi-modal transportation options that reduce
dependence on vehicles; an expanded network of nonmotorized trails; and more energy efficient transportation
options being available. The goals are accompanied by
indicators to measure its success including:
1.	

Registered vehicles

2.	

Commuting mode

3.	

Transit use

4.	

Number of trail connections

4.	 There is an inter-modal transportation system to
reduce the use of automobiles.
5.	 A variety of transportation nodes and corridors that
are safe, attractive, convenient, and well used by
community members and visitors link the Highlands
to regional transportation networks.
6.	 An expanded network of non-motorized trails exists.
7.	 There are a greater number of accessible and
energy efficient transportation options available.
8.	 Social and support networks help reduce the
number of daily car trips through carpooling and
assisting with errands.
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ROADSIDE TRAIL AND CYCLE NETWORK MASTER PLAN (2010)
This plan focuses on municipal road rights-of-way, provides a planning framework, an
assessment of resident opinions, an evaluation of trail standards, routes, and costs, and
implementation recommendations. The plan recommends trails along Millstream Road,
Millstream Lake Road south of Munn Road, most of Munn Road, and Woodridge Place.

BC TRANSIT’S TRANSIT FUTURE PLAN (2011)
The Victoria Transit Future Plan provides a vision for improving the region’s transit network over
the next 25 years. The plan includes the paratransit service and extending regular service to
Hanington and Millstream Roads for direct connection to rapid transit. The Plan also identifies
Millstream Road as part of the future Frequent Transit Network, which would provide service
every 15 minutes or better between 7:00 a.m. and 10:00 p.m.) seven days a week.

CRD REGIONAL TRANSPORTATION PLAN (2014)
The Regional Transportation Plan (RTP) guides any transportation planning and development
in the Capital Region for a 25-year span. The RTP identifies immediate priorities and longterm strategies to guide planning and development of a regional multi-modal transportation
system that meets future growth demands and is focused on sustainability. The RTP’s actions
have been organized under the following five overarching themes, all of which require revised
governance and funding arrangements.
•

Integration of land use and transportation

•

Creating exceptional environments for walking and cycling

•

Taking transit to the next level

•

Getting the most out of our roads and trails

•

Influencing travel behavior

CRD PEDESTRIAN AND CYCLING PLAN (2011)
The Pedestrian and Cycling Master Plan provides strategic direction on how the region can
achieve a significant shift in transportation. Specifically, the plan set a cycling mode share target
of 15% for the entire Capital Region. According to Map 4 of the plan (Existing Bicycle Facilities
– West Shore One), Millstream Road is identified as a primary on-street bikeway that is part of
the regional network. The plan specifically identifies a ‘Shoulder Bikeway’ on Millstream Road,
which is defined as “bikeways that accommodate cycling on streets without a curb and gutter,
where a fog line is used to delineate a shoulder.”

South Highlands | Local Area Plan | Background Analysis Summary Report
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EXISTING TRANSPORTATION NETWORK
Highland’s existing transportation
network works well in serving
private motor vehicles as
evidenced by the high household
vehicle ownership rate. However,
the District’s pedestrian, cycling,
and transit networks are currently
underdeveloped, which helps
explain why driving remains
the dominant mode share. The
District’s more rural geography
makes it especially difficult to
support active travel, especially for
commuting purposes. This section
focuses specifically on the active
transportation and road network
within the LAP Boundary (see
Figure 1).

FIGURE 1: TRANSPORTATION

10
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ACTIVE TRANSPORTATION NETWORK
The pedestrian network is limited to paved shoulders along main roads and multi-use trails.
There are no concrete sidewalks within the LAP boundary. The trail network within the LAP
boundary does not offer any connections to major destinations with the exception of Thetis
Lake Regional Park.
With the exception of the shoulder bikeway on Millstream Road, cyclists largely have to share
the road with other vehicles. Even though a shoulder bikeway is provided on Millstream Road,
it does not meet the width guidance outlined in the BC Active Transportation Guide, which
recommends that rural streets with a posted limit of 50 km/h provide a shoulder width of
1.8 meters (desirable) with an absolute minimum width of 1.2 meters, based on the horizontal
operating envelope of a person cycling. Further, the guide also recommends pavement
markings and the Bike Route sign (IB-23), both of which are not found on the shoulder
bikeway on Millstream Road.

TRANSIT NETWORK
The District’s current transit service is infrequent, which may partially explain its relatively low
mode share. Currently, the only fixed service provided is Route 52 Colwood Exchange / Bear
Mountain with half-hourly frequency during weekdays. There are two bus stops within the
LAP Boundary along Bear Mountain Parkway, which is also within the Focus Area of the LAP.

ROAD NETWORK
South Highland’s road network comprises a mix of collectors and local roads. As defined
in the District’s OCP, a collector road sees an average daily trip count of 2,000 to 10,000
whereas a local road sees less than 2,000 trips per day, on average. Collector roads, such
as Millstream and Finlayson Arm Roads, have a 20 metre right-of-way (from property line to
property line) and provide one 3.2m lane per direction with a 0.5m paved shoulder. Local
roads within the area do not provide a paved shoulder and have approximately 6 meters of
pavement width.

Shoulder bikeway on Millstream Road (top) and City of Langford bicycle lane (bottom),
which terminates at Millstream Road and Industrial Way. The bike lane transitions to a shoulder bikeway
north of Industrial Way, which is a less comfortable bike facility. The width of the shoulder bikeway on
Millstream Road is 0.8m at this particular segment, which is far below the absolute minimum width
(1.2 meters) recommended in BC Active Transportation Guide for bicycle accessible shoulders.
This results in little separation between vehicles and cyclists.

South Highlands | Local Area Plan | Background Analysis Summary Report
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While traffic data have not been collected as part of this
context analysis, a number of trucks and commercial
vehicles were observed in the southern part of the LAP
boundary on Millstream Road. Most vehicles were observed
traveling to the industrial sites via Industrial Way. This
included various vehicle classes ranging in size—from single
unit 2 axle trucks, single trailer 5 axle, and a multi-trailer
6 axle truck.
The narrow winding roads found across the LAP boundary
present safety challenges for all road users, largely due to
poor sightlines. In addition, many of the streets’ right-of-way
(public road dedication width) is hard to assess as the land
survey is not reflected in the existing conditions (misaligned
and encroachment issues).

Road right-of-way for Millstream Road.

Road right-of-way for Finlayson Arm Road.

One of many single unit 3 axle trucks observed at the Millstream
Road and Industrial Way intersection.

A typical collector road -Caleb Pike Rd

Example of winding roads and poor sightlines found on streets such
as Finlayson Arm Road.

Photo at right illustrates the obstructed sightline for vehicles turning
right from Hanington Road to Millstream Road.

SUMMARY
In summary, the following are the key takeaways for the
transportation context analysis:
•

South Highlands, and the District more broadly, is oriented
toward private motor vehicles as evidenced by the
significantly higher vehicle ownership rate (2.50 vehicles per
household) compared to other communities in the Capital
Region.

•

Given the relatively small population of the District and the
number of daily trips, Highlands has one of the highest daily
trips per household in the Capital Region at 6.99 trips per
household.

•

The active transportation network provides a number of
trails, which help facilitate recreational trips. However, with
no sidewalks, narrow or lack of paved shoulders, and limited
cycling infrastructure, the active transportation network is
not conducive for active travel, which partly explains the low
walking and cycling mode share.

•

There are a number of safety issues within the road network
due to obstructed sightlines from winding roads and debris
at certain intersections.

12
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CLIMATE ACTION ANALYSIS
INTRODUCTION
This section summarizes the District’s existing climate action policies. It includes a summary
of existing documents, a high level gap analysis, and commentary regarding implications for
the study are and high level opportunities to explore in the LAP.

CLIMATE ACTION POLICY
The District has taken a comprehensive approach to sustainability, including the adoption of
an Integrated Community Sustainability Plan (2011), a Development Permit Area for climate
action (DPA-6), and a comprehensive Sustainability Appraisal Framework. These documents
lay a strong foundation for climate action that can provide a basis for the LAP, and are
summarized below with respect to strengths, relevance to the LAP, as well as any gaps and
areas to potentially address in the LAP.

Integrated Community Sustainability Plan (2011)
SUMMARY

The District completed an Integrated Community Sustainability Plan (ICSP) to help guide the
community toward its articulated vision of a successful and sustainable future. The ICSP
identifies strategies and actions for implementation, monitors progress, and is reviewed
and updated every year. An ICSP is the community’s highest level policy document that
integrates all existing plans and policies, gives direction to all future initiatives and provides a
comprehensive framework for community decision-making.
RELEVANCE TO SHLAP

The ICSP provides a framework that can be used in assessing directions in the LAP from a
sustainability perspective. There are nine strategy areas addressed in the ICSP. Below is a
selection of some relevant strategies and “descriptions of success” from the ICSCP that can
be considered as part of the LAP process. Descriptions of success of particular relevance are
highlighted in blue font and this table can be found in the appendix.

Overlooking Finlayson Arm

South Highlands | Local Area Plan | Background Analysis Summary Report
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Sustainability Appraisal Form and Policy (2011)

DPA-6 (2011)

SUMMARY

SUMMARY

The District created a Sustainability Appraisal Form that
encourages community sustainability objectives in new
buildings and development. The form is to be used by
Council in approving projects to ensure sustainability
objectives are explicitly considered.

In the updated OCP in 2013, Highlands established DPA #6
to reduce energy and water use and GHG emissions from
development. The DPA promotes energy, GHG and water
conservation reduction strategies, including:
1.	

The Form is structured using The Natural Step framework,
including the Five Capital Stocks Model:
•

Human Capital (health and safety, diversity, lifestyle,
education and knowledge, economy)

•

Social Capital (e.g., quality of relationships, community
membership/engagement, heritage arts and culture)

•

Manufactured Capital (buildings and structured, municipal
assets, roads, trails, transit, commercial and industrial)

•

Financial capital (municipal revenue, land assets, amenities,
debt management, property value and taxes)

The purpose of using the Form is to inform Council, the
applicant, District staff, and the public about how a rezoning/
OCP amendment application or other project is proposed
to affect the District’s sustainability policies and desired
directions. It is meant to be a high level informative tool,
not intended to be the primary method of analysis for
development applications.
RELEVANCE TO SHLAP

The ICSP provides a framework that can be used in
assessing directions in the LAP from a sustainability
perspective. There are nine strategy areas addressed in
the ICSP. Below is a selection of some relevant strategies
and “descriptions of success” from the ICSCP that can be
considered as part of the LAP process.
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a.	 Building orientation and access to sunlight
b.	 Roof design

Natural Capital (e.g., GHG emissions reductions, air and
qatar quality, forest protection, hazard resiliency, wildlife
protection))

•

Design and planning

c.	 Efficient form and renewable energy options
d.	 Efficient and effective exterior lighting choices
and design
e.	 Preferred transportation measures
f.	 Materials management and waste
2.	

Site Layout and Preparation
a.	 Building solar access
b.	 Renewable energy system opportunities
c.	 Water reuse and management
d.	 Construction materials reuse and recycling

3.	

Construction and Landscaping
a.	 Efficient and effective exterior lighting and controls
b.	 Materials management
c.	 Water management and landscaping materials

DPA #6 is applied across the entire district (including single
family residential, commercial and industrial) for this purpose
and to support community goals.
RELEVANCE TO SHLAP

New development resulting from the SHLAP will be subject
to DPA #6, and therefore development policies and
approaches should ensure alignment with the guidelines
outlined in the DPA.
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OPPORTUNITIES FOR SHLAP

consider through the SHLAP process.

Based upon the review conducted above, there are several high level climate action policy
opportunities to explore in the SHLAP related to buildings, land use, and transportation.
These opportunities can be considered preliminary and are based on an assessment of the
current policy context, identified gaps, and an understanding of appropriate policy content to
include in local area plans. Moreover, these opportunities are meant to initiate a discussion to
hone in on the best path forward for the SHLAP.

LOW EMISSION/ELECTRIC VEHICLES

•

One on-site parking space per single family home, duplex, or townhouse unit to feature an
energized outlet capable of providing Level 2 charging 9e.g., 240 volt charging) or higher.

Low Carbon Buildings and the BC Energy Step Code

•

100% of resident parking stalls in new multifamily residential buildings to provide an energized
outlet capable of providing Level 2 charging (e.g., 240 volt charging) or higher to the stall. None
required for visitor parking.

BACKGROUND

The BC Energy Step Code is the primary means through which local governments are offered
the authority to regulate energy use and emissions in new construction, and in doing work
to achieve their municipal climate targets. The Step Code establishes measurable energy
efficiency requirements for new construction, charting a path to net-zero energy-ready
performance by the year 2032. Local governments are challenged to require any other
performance requirements, and must do so through rezoning policies and/or negotiations or
encouraging policies such as that found in the District’s Sustainability Appraisal Framework.
It is understood that the District will investigate implementation of the Step Code in
2020/2021.
LOW CARBON PATHWAY

Some local governments, acknowledging that the Step Code is focused primarily on energy
efficiency and not reduction of GHG emissions, have opted for creating a low carbon pathway
as an alternative compliance path to Step Code. This typically includes creating a one “step”
relaxation for buildings that install a low carbon energy system (LCES) such as an air source
heat pump.

Most passenger EV charging occurs at home, and access to “at home” charging is a critical
factor determining whether households will buy an EV. Best practice for new construction
is to require that:

These requirements can be considered to be applied in the SHLAP study area to encourage
the uptake of electric vehicles and reduce GHG emissions associated with single occupancy
vehicles. In addition to requirements for new construction, the identification of potential
locations for public EV charging can be captured through the SHLAP process.
ACTIVE MOBILITY

More people will choose to walk and cycle when those options are safe, convenient, fast
and attractive. Supporting and/or identifying active transportation networks through the
SHLAP process can encourage the uptake of active transportation modes such as walking
and cycling. A compact land use pattern also supports this goal, as it means there are more
opportunities for people to be able to walk and bike to shops, services, and amenities.

POTENTIAL ADOPTION STRATEGIES

The Step Code can be adopted in a variety of ways, including through building bylaw for the
entire municipality, or as a rezoning policy for certain areas of the City, such as that identified
in a Local Area Plan. The Step Code currently only applies to Part 9 and Part 3 residential and
commercial buildings, and so would not currently be an option for industrial buildings in the
LAP area. That said, other green buildings requirements could be incorporated into the LAP
and/or other District policies.

Low Carbon Transportation
Many Highlands residents travel outside the community for work, and the Highlands is
within the commuter shed for jobs located in the CRD. Options for encouraging low carbon
transportation modes for residents can be captured through the SHLAP process as part
of a strategy for reducing community GHG emissions. Below are two key opportunities to
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GROUNDWATER ANALYSIS
LOCAL SETTING
Relative to other municipalities in the Capital Regional District (CRD), the District of Highlands
has relatively low development and is characterized with natural parks and large undisturbed
areas with features that include rocky outcrops, forests, lakes and wetlands. This natural
environment has a strong influence on water resources that the community is dependent upon.
The majority of the residents in the District obtain potable water from groundwater wells
and sewage servicing through private septic systems. Groundwater wells are predominantly
completed in the local Wark-Colquitz Aquifer (No. 680). This bedrock aquifer is classified as
IIB under the BC Aquifer Classification System, indicating moderate demand relative to aquifer
productivity and moderate vulnerability of the aquifer to contamination from surface sources.
The local aquifer is primarily recharged by precipitation during the wet season. Groundwater
flow within bedrock aquifers is variable and within discrete fractures; however, the water table
generally reflects a subdued impression of the local topography, with groundwater flowing from
upland elevations to valleys and numerous surface water courses throughout the Highlands.
The deeper, regional groundwater flow direction within the Study Area is inferred to be generally
towards the south. Most of the creeks in the Highlands are ephemeral in nature, with limited
flow in the dry summer months; this seasonal pattern results in lower groundwater levels in the
summer. The Study Area is within the Millstream Creek and Craigflower Creek watersheds which
flow towards the south.
Although classified overall as moderate, the vulnerability of the local aquifer is variable and
influenced by a number of factors including land cover characteristics, groundwater recharge
and the properties of the bedrock including structural features, geological contacts and
lineaments (faults and large-scale fractures within the bedrock that act as potential pathways for
surface water infiltration and groundwater flow). Aquifer vulnerability mapping that was prepared
by GW Solutions Inc. (GWSI; 2020) assigned a vulnerability of “Low” to “Moderate” to the
majority of the Study Area, with a “Very High” ranking assigned to localized lineaments towards
the central portion of the Study Area. Although GWSI (2020) assigned a ranking of “Low” to
the commercial industrial areas in the southern portion of the Focus Area, it anticipated that
groundwater vulnerability in these areas would be relatively higher due to past and present land
use activities that have resulted in removal of the natural soils and vegetative cover.
Lakes and wetlands have strong influence on water resources in the Highlands
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REGULATORY CONSIDERATIONS
The Official Community Plan (OCP; 2013) states the importance of water stewardship
and protection, and identifies groundwater availability as one of the major factors that will
determine future land use development in the District. The OCP outlines key objectives and
policy direction to conserve and protect water and energy resources. Bylaws, including
Subdivision or Development of Land Bylaw, provide standards of service related to water
including standards for stormwater management, sanitary sewerage systems, and water
services, including hydrogeological assessment of water supply wells. Furthermore, all lands
within the District are designated as a Development Permit Area (DPA) for the promotion of
energy and water conservation.
About half of the Focus Area is designated as Commercial Industrial with the other half
designated as Rural and Intensive Residential. Section 2.6 of the OCP notes that development
of the commercial industrial area with a light industrial/business park would require utilities,
including piped water, storm and sanitary sewers.
The District’s existing regulatory framework provides standards for services including
storm water management, sanitary sewerage systems and water supply in Subdivision
or Development of Land Bylaw No. 154 (District of Highlands, 2018a). Subdivisions and
developments are required to have a storm water management system that is designed to
maintain existing drainage conditions in the entire watershed for events up to the 1 in 200 year
rainfall event; however, groundwater recharge could be enhanced with bylaw amendments
that require new developments to limit site disturbance and amount of impervious surfaces,
preserve natural soils and vegetation, and increased infiltration. Depending upon the land use
activities and potential sources of contamination, appropriate treatment of storm water would
be required prior to infiltration. Bylaw No. 154 also requires that parcels which are zoned for
commercial, industrial or institutional use be within 30 m of a water main capable of supplying
water at a minimum of 5,000 litres per minute of water; a rate that is greater than what could
be supplied with groundwater from the local aquifer. Connection of commercial industrial
facilities to the CRD water system reduces reliance on groundwater for water supply and
potential impacts to groundwater quantity in the southern portion of the Highlands.
The existing bylaws could be refined to strengthen groundwater quality protection with
measures to prevent contamination from potential hazards. Zoning bylaws could be amended
to preclude certain land use activities that have the potential to contaminate groundwater
supplies. Tools could be developed to regulate permitted land uses that involve stockpiling
material such as soil or waste materials and require appropriate containment, collection
and treatment of stormwater, and water quality monitoring. Best management practices
(BMPs) could also be mandated to manage the use, storage and disposal of chemicals
and hazardous products. In addition to enforcement through inspections and permitting
requirements, the District of Highlands could also consider providing incentives to encourage
groundwater protection.
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The Emergency Plan could be reviewed and Response Guidelines refined to address events
that could potentially result in contamination of groundwater resources. Hazard-specific plans
should be revised to reflect first response measures that consider groundwater contamination.

LAND AND WATER USE
Land use within the Study Area consists of the following:
•

Primarily rural, rural residential, and greenbelt in the northern portion

•

Hanington Creek Estates subdivision in the central portion

•

Bear Mountain Golf Course in the western portion

•

Commercial industrial in the southeastern portion

GROUNDWATER QUANTITY
Under the Water Sustainability Act (WSA), surface water use and groundwater use for
purposes other than domestic supply must apply for and obtain a license. A water license
specifies how much water one can legally use and establishes rights to groundwater based
on the first-in-time, first-in-right (FITFIR) priority System.
In the majority of the Study Area, groundwater use is inferred to be limited to operation
of private individual water supply wells for domestic use, with the exception of Hanington
Creek Estates and the Bear Mountain Golf Course. The Hanington Creek Estates subdivision
receives water from a private utility that is supplied by two wells. Groundwater levels in the
Hanington Creek Estates supply wells are not measured, but flow data are monitored and
collected regularly. According to provincial records on the BC Water Resources Atlas, the
province has not issued groundwater licenses for use of the Hanington Creek Estates wells.
Three supply wells are operated during the summer months to supply water for irrigation
for the golf course at Bear Mountain. Groundwater flow data for the supply wells and
groundwater levels in supply and monitoring wells are monitored and reported on an annual
basis, with the most recent annual report provided by Western Water Associates Ltd. (2020).
The results of the monitoring program indicate that water levels in the Bear Mountain supply
wells decline during the summer months when they are operated and then subsequently
recover during the wet season. Ecoasis Developments LLP (Ecoasis), the owner of Bear
Mountain, submitted an application for a groundwater license that, to date, is under
consideration.
The commercial industrial properties in the southern portion of the Study Area are located
within the CRD Greater Victoria Water Service Area (CRD, 2013). A number of registered wells
are also mapped on the BC Groundwater and Wells (GWELLS) database as being present
at the commercial industrial properties. The existence and conditions of these wells are
unknown, and they may have been destroyed during development of the properties.
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If further development of the Focus Area were to be considered in the future, an adequate
water supply would be required. If supply from the CRD water service were not available,
a hydrogeological assessment would be required to demonstrate that a sustainable
groundwater supply was available that satisfies the District of Highlands bylaw requirements.
It would also be necessary to obtain a groundwater license from the province. Therefore,
available groundwater supply could potentially be a limiting factor that would influence future
land use activities in the Focus Area.

GROUNDWATER QUALITY
Groundwater in the Highlands is generally mineralized and relatively hard, typical of a bedrock
aquifer; however, localized impacts to surface water and groundwater quality can result from
specific land use activities. The risks to groundwater from different land use activities reflect
both the nature of the potential source of the contamination and the vulnerability of the natural
setting, including the aquifer. Bedrock aquifers have a relatively higher intrinsic vulnerability
because contaminants can be more mobile within fractures compared to sand and gravel
aquifers, which can filter contaminants from groundwater as it flows through the ground.
In Phase 2 of a Groundwater Protection Study, Golder (2009) conducted a contaminant
inventory to identify potential sources of contamination to regional groundwater resources.
Potential sources of contamination were identified based on land use activities.
In the primarily forested northern portion of the LAP area, the deeper bedrock aquifer was
assigned a groundwater vulnerability of “Low” to “Moderate” (GWSI, 2020). Potential sources
of groundwater contamination that would be common to the rural residential properties in this
area would include septic systems that are poorly sited, designed, constructed or maintained,
unused wells and active wells that are in disrepair, leaking fuel storage tanks, and the use,
storage and disposal of chemicals and hazardous products. These types of contaminants
can migrate to nearby surface water bodies either overland as runoff or through shallow
groundwater flow paths. In the western portion of the LAP area, the area of Bear Mountain
was mapped by GWSI (2020) with a general groundwater vulnerability of “Moderate”, with
“Very High” assigned along localized lineaments. Land surface has been modified with golf
course fairways, greens and surface water features (creeks and ponds). Potential sources of
contamination associated with golf courses include the application, improper storage and/or
disposal of fertilizers, pesticides and herbicides, and improper storage and use of fuels and
other harmful chemicals. If released to ground surface, contaminants from these land use
activities can migrate to surface water bodies that flow into Millstream Creek and adjacent
wetlands, and/or infiltrate into the underlying aquifer. Ecoasis has retained a consultant to
conduct environmental monitoring at Bear Mountain, including water quality sampling, to
monitor environmental conditions at the golf course.
The eastern portion of the Focus Area are zoned or designated as commercial industrial.
As indicated above, it is anticipated that groundwater vulnerability would be relatively higher
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at the commercial industrial properties where the topography and natural land cover have
been significantly influenced by quarrying activities and placement of fill materials (Golder
2009). The Highwest waste disposal facility is operated in the central portion and a variety of
businesses operate in the Millstream Industrial Park (MIP), located in the southern portion of
the Focus Area. Active operations at MIP include a concrete facility, welding and fabricating
operations, fuel storage, an auto wrecking facility, and aggregate supply. Historical operations
in this area were also reported to include fleet maintenance, water oil recycling, and storage of
tires, paints and solvents (Golder 2009). Although waste discharge permits have been issued
by the province to regulate current activities at some of the operations on the commercial
industrial properties, a number of sites within the Focus Area are also listed on the BC Ministry
of Environment and Climate Change Strategy (ENV) Site Registry database identifying areas of
known or suspect environmental contamination.
Although zoned as Greenbelt on the District of Highlands Zoning Map (2018b), the OK
Industries site and Millstream Meadows site (located between the Highwest facility and MIP)
were also formerly operated as dumps. The Millstream Meadows site is listed on the ENV Site
Registry. The CRD (2020) has conducted some remediation of the Millstream Meadows site
and is currently undertaking investigations and monitoring of groundwater conditions, and
plans to obtain a Certificate of Compliance from ENV. If granted, a Certificate of Compliance
may include restrictions on the nature of future land use activities at the property, and outline
requirements for environmental management and monitoring. In preparation for eventual
sale of the property, the CRD initiated an application to re-zone the property for commercial
industrial land use.

FUTURE DEVELOPMENT
If additional development of the Focus Area were to be considered in the future, measures
could be undertaken to protect the quantity and quality of local surface and groundwater.
Permissible land use activities should consider potential impacts to the natural environment,
and groundwater quality protection measures should be developed with consideration to both
the nature and distribution of potential hazards, and the vulnerability of the local conditions
to contamination. Regulatory measures could be established to limit site disturbance and the
amount of impervious surfaces, preserve natural soils and vegetation, and require landscaping
designs and alternative water sources such as rainwater. Supporting bylaws for water
services, stormwater management and roads could be refined and new bylaws developed to
maintain natural surface water courses and enhance infiltration and groundwater recharge.
Best Management Practices (BMPs) could also be implemented to support groundwater
protection such as protocols for the handling, storage and disposal of hazardous wastes.
Water monitoring programs could also be implemented to establish baseline conditions,
and regularly assess surface water and groundwater quality. Thresholds should also be
established and emergency response protocols put in place to manage potential impacts
spills or releases, should they occur.
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HYDROGEOLOGY MAPS
There are six watersheds (source: BC Freshwater Atlas) within District of Highlands. The
majority of the study area falls within a single watershed, with the far eastern portion in an
adjacent watershed. The map on the right shows the delineated groundwater regions (local
aquifers; source: GW Solutions Groundwater Mapping, 2020), which are based on surface

features, subsurface features, and developed groundwater area features. These maps are
offered for basic context. Please, refer to the source report for
more information.
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NEXT STEPS
The data collected and related findings of this background study will inform the remaining
project process, serving as important baseline information on which to plan the South Highlands
Local Area.
The next step in the process is Community Consultation, in which the outcomes of this report
will directly inform the engagement materials for the upcoming Public Ideas Fair and Stakeholder
Workshop, which are scheduled for mid-September and mid-November, respectively.
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APPENDIX

TABLE: RELEVANT STRATEGY AREAS ADDRESSED IN THE ICSP
STRATEGY AREA
Buildings and Sites

DESCRIPTION OF SUCCESS
By the year 2030 in the Highlands:
1.	

New residential, commercial, industrial and institutional development conforms to the long term vision of the community.

2.	

New and renovated buildings use water and energy conservation measures, have low-impact design and are mostly built with sustainable materials.

3.	

Scale of development and overall impact on natural areas has no net-negative environmental impact.

4.	

Heritage buildings, heritage landscapes and archaeological sites are preserved.

5.	

The form and character of buildings and sites reflect the rural character of the community.

6.	

The costs of extending services for new developments are borne by the development. Ongoing costs for services are borne primarily by the owner of the
property being serviced.

7.	

Buildings are free of toxic materials.

8.	

There is housing in the community accessible for people of all abilities (physical and economic).

9.	

Ornamental landscaped areas consist of non-invasive plant species that minimize the need for use of potable water for irrigation and of chemical pesticides
and fertilizers.

10.	 Community members will be involved in the green building sector.

Energy

Food

By the year 2030 in the Highlands:
1.	

Community members and local businesses are knowledgeable about energy and understand principles of conservation, efficiency, generation, storage and
transmittance.

2.	

Homes use significantly less energy. Conservation of energy is achieved through increased efficiency and lifestyle choices.

3.	

“Net-zero” energy, water and zero-waste is the standard for all developments.

4.	

Energy systems are based on renewable sources and are efficient, clean and integrated.

By the year 2030 in the Highlands:
1.	

More community members grow food.

2.	

There are community gardens, demonstration operations, food sharing networks, and sale of locally grown produce through farm gate sales and the
Highlands’ Market.

3.	

Community members are consuming more locally and regionally organically grown food.

4.	

Food waste is increasingly diverted from landfills to composting.

5.	

The community is knowledgeable about food: growing seasons and zones, the social, economic and environmental benefits and impacts of growing its own
food.

6.	

There is a common vision for a sustainable food system that is integrated with the region.

7.	

The food system comprises chemical free, water conserving, organically grown products, is transported sustainably, and is available year-round at prices
affordable to all in the region.
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Land Use and Natural
Areas

Transportation and
Mobility

By the year 2030 in the Highlands:
1.	

Land uses support residential, employment, tourism and recreational activities, and are consistent with the rural character of the Highlands.

2.	

All land use and design decisions seek to prevent unplanned growth, minimize impacts on the environment, and are based on an analysis of impacts on the
social, human, financial, natural and manufactured capital of the community.

3.	

Land uses minimize encroachment on and ensure protection of natural areas.

4.	

Environmentally sensitive natural areas are protected through new and existing land use controls. These include lands with the potential for surface erosion or
slope instability, rare ecosystems and archaeological and historic sites. Sustainable forestry management practices are applied and are well integrated with
environmental conservation and protection goals.

5.	

Public and privately-held green corridors protect and maintain ecological connectivity both within the Highlands and to natural areas outside the Highlands.

6.	

Land uses and activities are compatible and integrated with the ecosystem functions, maintenance of viewscapes and other important environmental
characteristics.

7.	

The night sky environment is preserved.

8.	

Recreational amenities such as meeting places, buildings, trails and playgrounds are situated, built, and maintained to minimize impact on natural landscape
and ecosystems.

9.	

Natural ecosystems are protected from the impacts of development or other human activity through stewardship, conservation and restoration activities.

By the year 2030 in the Highlands:
1.	

Road safety, long term durability and environmental protection guide decisions regarding road design, construction and maintenance, and reflect the rural
character of the Highlands.

2.	

Roads are safe for pedestrians, cyclists and equestrian use.

3.	

Roads and pathways are constructed to minimize width of cleared areas and hard surfaces.

4.	

There is an inter-modal transportation system to reduce the use of automobiles.

5.	

A variety of transportation nodes and corridors that are safe, attractive, convenient, and well used by community members and visitors link the Highlands to
regional transportation networks.

6.	

An expanded network of non-motorized trails exists.

7.	

There are a greater number of accessible and energy efficient transportation options available.

8.	

Social and support networks help reduce the number of daily car trips through carpooling and assisting with errands.
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