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JUAN DE FUCA LAND USE COMMITTEE 
 

Notice of Meeting on Tuesday, June 15, 2021 at 7 pm 
 

Juan de Fuca Local Area Services Building, #3 – 7450 Butler Road, Otter Point, BC 

 
 

AGENDA 
 

1. Approval of Agenda 
 

2. Approval of the Supplementary Agenda 
 

3. Adoption of Minutes of May 18, 2021 
 

4. Chair’s Report 
 

5. Planner’s Report 
 
6. Zoning Amendment Applications 

a) RZ000270 – Section 4, Renfrew District Except Those Parts in Plans 427R, 23879, 
VIP68644, VIP79213, VIP80549, VIP82411 and EPP69011 (12036 West Coast Road) 

b) RZ000271 – PID: 006-452-230 (9662 West Coast Road) 
c) RZ000272 – Section 42, Otter District (Clark Road & Aythree Way) 

 
7. Adjournment 
 
Please note that during the COVID-19 situation, the public may attend the meeting electronically through video or 
teleconference. Should you wish to attend, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward 
meeting details. Written submissions continue to be accepted until 4:00 pm the day before the meeting. 
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Minutes of a Meeting of the Juan de Fuca Land Use Committee 
Held Tuesday, May 18, 2021, at the Juan de Fuca Local Area Services Building 
3 – 7450 Butler Road, Otter Point, BC 

 
 
PRESENT: Director Mike Hicks (Chair), Stan Jensen (EP), Vern McConnell (EP),  

Roy McIntyre (EP), Dale Risvold (EP), Sandy Sinclair (EP) 
Staff: Iain Lawrence, Manager, Community Planning (EP); 
Wendy Miller, Recorder (EP) 

ABSENT: Ron Ramsay 
PUBLIC: 5 EP 
 
EP – Electronic Participation 
 
The meeting was called to order at 7:00 pm. 
 
The Chair provided a Territorial Acknowledgment. 
 
1. Approval of the Agenda 

 
MOVED by Dale Risvold, SECONDED by Vern McConnell that the agenda be approved. 

CARRIED 
 

2. Approval of the Supplementary Agenda 
 
MOVED by Dale Risvold, SECONDED by Sandy Sinclair that the supplementary agenda be 
approved. 

CARRIED 
 

3. Adoption of Minutes from the Meeting of March 16, 2021 
 
MOVED by Vern McConnell, SECONDED by Stan Jensen that the minutes from the meeting 
of March 16, 2021, be adopted. CARRIED 
 

4. Chair’s Report 
No report. 
 

5. Planner’s Report 
No report. 

 
Roy McIntyre entered the meeting at 7:05 pm.  
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6. Administrative Bylaws 
a) Bylaw No. 4385, “Juan de Fuca Development Fees and Procedures Bylaw No. 3, 

2018, Amendment Bylaw No. 1, 2021” (Agricultural Land Reserve Exclusions) 
Iain Lawrence spoke to the staff report and proposed Bylaw No. 4385 which would 
establish fees for Official Community Plan (OCP) and zoning amendment applications 
where Agricultural Land Reserve (ALR) exclusion is also requested. 
 
Iain Lawrence advised that: 
- the application fee levied upon local governments by the Agricultural Land 

Commission for review of an ALR exclusion application is $750 
- an ALR exclusion application would require an OCP and zoning bylaw amendment 
- as directed by the CRD Board, Bylaw No. 4385 has been drafted to increase fees for  

OCP and zoning amendment applications by $2,000 in order to recover costs 
associated with ALR exclusion applications 

- costs include staff time associated with application review, public notification and 
hearing expenses 

 
Iain Lawrence responded to questions from the LUC advising that: 
- in past, private property owners could submit ALR exclusion applications 
- the Agricultural Land Commission Act now specifies that only government, First 

Nations or a prescribed body may apply to have land excluded from the ALR 
- private property owners are still able to submit ALR inclusion applications and ALR 

subdivision applications 
- the Building Division is permitted to charge $30 for realtor property information reports 

(Bylaw No. 3741) 
- there is degree of expectation that land use information is a basic level of service and 

that such information should be provided at no cost 
- application fees for the Juan de Fuca Community Planning Division were last amended 

in 2019 
 
The Chair stated support for proposed Bylaw No. 4385 as it would reduce tax payer 
subsidy. The Chair further stated that fees for soil removal and deposit applications are 
under review and that he continues to support review of financial separation of Building 
Inspection Services for each of the Electoral Areas. 
 
MOVED by Sandy Sinclair, SECONDED by Roy McIntyre that the Juan de Fuca Land Use 
Committee recommends to the Capital Regional District Board: 
1. That Bylaw No. 4385, “Juan de Fuca Development Fees and Procedures Bylaw No. 

3, 2018, Amendment Bylaw No. 1, 2021” be introduced, read a first, a second and a 
third time; and 

2. That Bylaw No. 4385 be adopted. 
CARRIED 

 
b) Bylaw No. 4412, “Land Use Bylaw for the Rural Resource Lands, Bylaw No. 1, 2009, 

Amendment Bylaw No. 8, 2021” and Bylaw No. 4413, “Juan de Fuca Land Use Bylaw, 
1992, Amendment Bylaw No. 151, 2021” (Outdoor Recreation) 
Iain Lawrence spoke to the staff report and proposed Bylaw Nos. 4412 and 4413 which 
would delete the outdoor recreation definition and permitted use from the Land Use Bylaw 
for the Rural Resource Lands, Bylaw No. 3602, and from the Juan de Fuca Land Use 
Bylaw, Bylaw No. 2040. 
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Iain Lawrence highlighted the present definitions for outdoor recreation and reported that: 
- the definition of outdoor recreation was added to the Land Use Bylaw for the Rural 

Resource Lands in 2010 and to the Juan de Fuca Land Use Bylaw in 2013 
- the definition in the Land Use Bylaw for the Rural Resource Lands was amended in 

2015 to clarify those activities that are permitted under the definition 
- the Juan de Fuca Land Use Bylaw was amended in 2018 to add the Restricted 

Development – Flood Hazard Area (RD-1) zone which permits outdoor recreation, but 
specifically excludes overnight camping 

- since these amendments, staff have continued to receive inquiries regarding the scope 
of permitted outdoor recreation uses 

- in particular, proponents have requested clarification as to what constitutes “low-
impact wilderness camping” in order to determine the feasibility of developing 
campgrounds 

- regulation of outdoor recreation with no associated specifications for density is 
problematic 

- the amendments are proposed to require review of specific proposals for outdoor 
recreation uses through submission of individual zoning amendment applications and 
public consultation on a site-specific basis 

 
Iain Lawrence further highlighted the uses permitted in all zones prescribed by the Land 
Use Bylaw for the Rural Resource Lands and the Juan de Fuca Land Use Bylaw. 
 
The Chair requested comment from the public. 
 
Brenda Mark, Shirley, stated that: 
- she supports proposed Bylaw Nos. 4412 and 4413 as the CRD needs to be able to 

control and regulate campground use and activities 
- the lands above her house are zoned Resource Lands, which permits the outdoor 

recreation use 
- some of these lands have been removed from Private Managed Forest Land (PMFL) 

and sold 
- there has been issues with the development of these recently sold lands and issues 

are anticipated to increase 
- she supports outdoor recreation use, but through site specific rezoning to allow for 

regulations/controls to address such items as building and fire hazard concerns 
 
Heather Phillips, Otter Point, stated that: 
- outdoor recreation has been anticipated as a use in the Sooke Electoral Area since 

1978 
- supports amending the uses permitted in all zones in the Land Use Bylaw for the Rural 

Resource Lands to include parks, hiking trails, horse trails and bicycle paths 
- in Nicola Valley there are public lakes stocked by the Province 
- the public lakes are surrounded by private land 
- through court action, the land owner does not need to provide access to the public 

lakes 
- she is concerned that public access to Crown land sites such as the Kludahk Trail 

could also be restricted by land owners if the use is not permitted 
- if outdoor recreation is struck as a permitted use, forestry companies may retract their 

access agreements  
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Iain Lawrence responded to questions from the LUC stating that: 
- amending uses permitted in all zones would not ensure access to lands held by the 

forestry companies as the lands are privately held 
- local government bylaws cannot regulate forestry use on PMFL 

 
LUC comments included: 
- access to private lands held by the forestry companies is by private agreement 
- the private agreements address liability and insurance concerns 
- support for amending the uses permitted in all zones in the Land Use Bylaw for the 

Rural Resource Lands to also include ATV trails 
- support consideration of deleting camping from the definitions of outdoor use as a 

means of addressing development scale concerns 
 
The Chair stated that: 
- Jordan River has seen an increase in visitors 
- the increase in visitations has seen an increase in development inquires 
- development inquiries have focused on campground development 
- Juan de Fuca Community Planning has a well-established process for considering 

rezoning applications 
- supports the proposed bylaws being referred to the APC and the T’Sou-ke First Nation 

and Pacheedaht First Nation 
 
MOVED by Vern McConnell, SECONDED by Dale Risvold that staff be directed to refer 
proposed Bylaw Nos. 4412 and 4413 to appropriate CRD departments, the Shirley/Jordan 
River Advisory Planning Commission, T’Sou-ke First Nation and Pacheedaht First Nation 
for comment. 

CARRIED 
 

7. Adjournment 
 
The meeting adjourned at 7:45 pm. 

 
 
 
 
____________________________________ 
Chair 
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY JUNE 15, 2021 

 

 
SUBJECT Zoning Amendment Application for Section 4, Renfrew District Except Those 

Parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549, VIP82411 and 
EPP69011 – 12036 West Coast Road 

ISSUE SUMMARY 

The owner has applied to rezone a portion of the subject property to permit a brewery with lounge, picnic 
area and retail sales, and a country market. 

BACKGROUND 

The approximately 145 hectare (ha) subject property is located at 12036 West Coast Road in Jordan River 
(Appendix A). A 3.3 ha portion of the property is currently zoned Wildwood Terrace Neighbourhood 
Commercial (C-1A) (Appendix B) and the remainder of the property is zoned Wildwood Terrace 4 (WT-4) 
(Appendix C) under the Juan de Fuca Land Use Bylaw No. 2040. There is a gravel processing facility and 
related shop/office and weigh scale facilities in accordance with the WT-4 zone provisions. The property is 
also classified as Managed Forest under PMFL and BC Assessment. 

The property is designated as Pacific Acreage in the Shirley-Jordan River Official Community, Bylaw 
No. 4001. Portions of the property are designated as development permit areas for Steep Slopes, Riparian, 
Sensitive Ecosystem, Commercial and Industrial areas, and is within the Development Approval Information 
Area specified in Bylaw No. 4001. The parcel is outside a fire protection area and would be serviced by on-
site wells and septic. 

The subject parcel has been altered through a series of subdivision applications in the vicinity of Trailhead 
Drive since 2005. A 14-lot subdivision application is currently under review for the western portion of the 
subject property in accordance with the development potential permitted in the WT-4 zone (SU000728 and 
SU000729). Statutory park dedication requirements have already been met for the lands. 

The owner has submitted a rezoning application for a brewery with accessory retail sales, on-site tasting 
and lounge, as well as a country market use (Appendix D). The applicant is also requesting to realign the 
zoning boundary in order to separate the C-1A uses from the existing WT-4 uses. Staff have prepared 
Bylaw No. 4381 which would amend the C-1A zone by adding country market and food and beverage 
processing as permitted uses with accessory service and sale of liquor subject to approval of a licence and 
endorsement under the Liquor Control and Licensing Act (Appendix E). An amendment to the boundary of 
the Commercial & Industrial development permit area to align with the zoning boundary will follow as part 
of an upcoming OCP amendment. 

At its meeting of November 17, 2020, the Juan de Fuca Land Use Committee recommended referral of the 
proposed bylaw to the Shirley/Jordan River Advisory Planning Commission (APC), CRD departments, BC 
Hydro, District of Sooke, FLNR - Archaeology Branch, Island Health, Liquor and Cannabis Regulation 
Branch, Managed Forest Land Council, Ministry of Environment & Climate Change Strategy – Water 
Stewardship Division, Ministry of Forests, Lands, Natural Resource Operations and Rural Development, 
Ministry of Public Safety & Emergency Services – Wildfire Service, Ministry of Transportation & 
Infrastructure, Pacheedaht First Nation, RCMP, Sooke School District #62, and T’Sou-ke First Nation. 
Comments have been received from agencies and are included in Appendix F. 

ALTERNATIVES 

Alternative 1 
The Land Use Committee recommends to the Capital Regional District (CRD) Board:  

a) That the referral of proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, Amendment 
Bylaw No. 149, 2020” directed by the Juan de Fuca Land Use Committee to the Shirley/Jordan River 
Advisory Planning Commission, appropriate CRD departments, BC Hydro, District of Sooke, FLNR - 
Archaeology Branch, Island Health, Liquor and Cannabis Regulation Branch, Managed Forest Land 



Report to the LUC – June 15, 2021 
RZ000270  2 

PPSS-35010459-2417 

Council, Ministry of Environment & Climate Change Strategy – Water Stewardship Division, Ministry of 
Forests, Lands, Natural Resource Operations and Rural Development, Ministry of Public Safety & 
Emergency Services – Wildfire Service, Ministry of Transportation & Infrastructure, Pacheedaht First 
Nation, RCMP, Sooke School District #62, and T’Sou-ke First Nation be approved and the comments 
received; 

b) That proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 149, 
2020” be introduced and read a first time and read a second time; and 

c) That in accordance with the provision of section 469 of the Local Government Act, the Director for the 
Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to hold a Public Hearing with 
respect to Bylaw No. 4381. 

d) That prior to adoption of the bylaw, the applicant: 
i) Provide confirmation that a Contaminated Site Release has been issued by the Province; 
ii) Provide confirmation that a commercial access permit has been issued by the Province; 
iii) Secure a covenant on title pursuant to Section 219 of the Land Title Act in favour of the CRD 

requiring that a fire suppression sprinkler system be installed in all buildings and structures; 
iv) Provide confirmation that building permits have been issued for all buildings and structures 

located on the subject property. 

Alternative 2 
That the CRD Board not proceed with proposed Bylaw No. 4381. 

Alternative 3 
That more information be provided. 

IMPLICATIONS 

Legislative Implications 

Section 21 of the Private Managed Forest Land Act restricts local government authority regarding uses of 
private managed forest land so as not to have the effect of restricting a forest management activity. Staff 
referred the proposal to the Managed Forest Land Council and the Ministry of Forests, Lands, Natural 
Resource Operations and Rural Development for comment. 

As the property has been used for industrial gravel pit and processing uses, as well as forestry, a site profile 
has been submitted pursuant to the Environmental Management Act. 

A license is required for non-domestic groundwater use pursuant to the Water Sustainability Act. 

The brewery use will require a manufacturer licence (brewery) in accordance with the Liquor Control and 
Licensing Act. Endorsement applications for an on-site store, picnic area, lounge and special events are 
subject to local government and public consultation. 

Public Consultation 

The Advisory Planning Commissions (APCs) were established to make recommendations to the Land Use 
Committee on land use planning matters referred to them under to Part 14 of the Local Government Act 
(LGA). The proposed amendment bylaw was referred to the Shirley/Jordan River APC. 

Should the proposal proceed, a public hearing pursuant to Part 14, Division 3 of the LGA will be required 
subsequent to the amendment passing second reading by the CRD Board. Property owners within 500 m 
of the subject property will be sent notice of the proposed bylaw amendment and a public hearing will be 
advertised in the local paper and on the CRD website. 

Regional Growth Strategy 

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board has 
adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with CRD policy, 
where a zoning bylaw amendment that applies to land within the Shirley-Jordan River Official Community 
Plan area is consistent with the OCP, it does not proceed to the full CRD Board for a determination of 
consistency with the RGS. The intent of the proposed brewery and lounge, and country market is to meet 
the interests of both the travelling public and local residents, which is in keeping with the commercial and 
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tourism objectives of the Shirley-Jordan River OCP. An OCP amendment to update the Commercial and 
Industrial Development permit area for the subject property will follow as a separate bylaw, and will require 
review by the CRD Board to determine consistency with the RGS. 

Referral Comments 

CRD Building Inspection stated that existing buildings and structures are to be reviewed for compliance 
with building bylaw requirements and, as the property is outside of a fire protection area, provisions for rural 
fire fighting and/or a fire sprinkler system are required. 

CRD Bylaw Enforcement provided no objections to the application. 

CRD Protective Services recommended that no new buildings be occupied until a sprinkler system is 
installed in accordance with NFPA 13 and to the satisfaction of the Building Inspection Division, or the 
proponent has commissioned a report from a fire suppression engineer and completed all 
recommendations. 

District of Sooke stated that their interests are unaffected. 

FLNR – Archaeology Branch stated there are no known archaeological sites on the property and 
archaeological potential modelling for the area does not indicate a high potential for previously unidentified 
archaeological sites to be found on the subject property. Should any suspected archaeological deposits be 
encountered during land alterations on the property, all work must be halted and the Archaeology Branch 
contacted. 

FLNR – Environmental Stewardship recommended that a search of bird nests protected under the Wildlife 
Act be conducted prior to vegetation clearing, that clearing be conducted outside of nesting period from 
March 1 to August 31 to reduce impacts on all bird species, and that should the nest of a bird requiring 
protecting be located, the recommended buffer distances be applied. 

FLNR – Water Protection outlined that the primary water source in the area are two aquifers that have been 
identified as moderately vulnerable to contaminants introduced at the land surface, and that measures 
should be in place to ensure on site contaminants do not contaminate the aquifers while minimizing 
impervious surfaces which limits natural recharge. A water licence is required for the proposed brewery 
use. 

Island Health stated no objection to the application provided that the proposed brewery complies with the 
Drinking Water Protection Act/Regulation and Sewerage System Regulation. 

Liquor and Cannabis Regulation Branch responded to state that an application for a liquor licence has not 
yet been submitted; however, at the time this report was drafted, JdF Community Planning has been notified 
that an application has since been submitted to the LCRB application portal. 

Ministry of Transportation & Infrastructure stated no objection provided structures are located greater than 
4.5 m from the highway right-of-way, that a commercial access permit be obtained, and that no storm 
drainage be directed into the highway system. 

Pacheedaht First Nation identified their interest in lands in the Jordan River area, and expressed a 
willingness to discuss the proposed brewery and lounge development plans to ensure respect for 
archaeological and cultural heritage values, and to convey environmental and social concerns. Pacheedaht 
also recommended that the CRD provide opportunity to update the OCP with respect to the Nation’s 
interests and cultural history. The applicant, Pacheedaht staff and JdF Planning staff met via video- and 
tele-conference to discuss the proposal in further detail. 

RCMP stated no comment on the application. 

The Shirley/Jordan River APC met on December 9, 2020, with approximately 18 members of the public in 
attendance. The APC passed the following motion: 

MOVED by Brenda Mark, SECONDED by Fiona McDannold that the APC report to the Land Use 
Committee that the APC has reviewed proposed Bylaw No. 4381 and: 

a) That it recommends support for amending the C-1A zone to support food and beverage 
processing to permit a brewery; 
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b) That it does not recommend support for amending the C-1A zone to support an onsite 
store, picnic area, lounge and special event area; 

c) That it does not recommend support for amending the C-1A zone to increase the 
Maximum Size of Principal Building from 1,000 m2

 to 4,000 m2; 

d) That it recommends support for amending Bylaw No. 2040 to address parking 
requirements for the food and beverage processing;  

e) That more information be provided by the applicant regarding the overall scale and 
design of the proposal in the form of a public information meeting for residents. 

Prior to calling the vote, the Chair requested comment from staff regarding how the proposal will 
proceed after the APC meeting. 

Iain Lawrence confirmed that: 
- the proposal and the minutes from tonight’s meeting, as well as the written submissions 

considered at this meeting, will be returned to a meeting of LUC for its consideration  
- notice of that meeting will mailed to owners and occupants within 500 m of the subject 

property  
- notice of that meeting will also be sent to tonight’s public attendees 

 
The Chair called the vote on the motion. 

Opposed: Blair Hughes 
CARRIED 

Land Use 

The Shirley-Jordan River Official Community Plan, Bylaw No. 4001, designates the subject property as 
Pacific Acreage. The objectives of this designation are to support rural residential uses, as well as 
agriculture, home based business, small-scale neighbourhood commercial activities, small-scale tourism, 
community parks and civic uses, with an average density of one parcel per two hectares within a plan of 
subdivision. Pacific Acreage policies are supportive of small-scale commercial uses serving local needs.  

The C-1A zone was established in 2013 for this 3.3 ha portion of the subject property to permit a 
convenience store and limited retail uses. This portion of the property remains vacant and the applicant is 
proposing to add country market and food and beverage processing as permitted uses in the C-1A zone 
for the purpose of establishing a brewery facility with on-site tasting, lounge and retail sales, as outlined in 
Appendix D. The applicant is also proposing to shift the zone boundary slightly west to avoid an area used 
for forestry and gravel processing not permitted in the C-1A zone. 

The brewery use will require a manufacturer licence (brewery) in accordance with the Liquor Control and 
Licensing Act. A manufacturer licence allows sale of products to licensees through an agreement with the 
Liquor Distribution Branch, marketing and promotion of products offsite to licensees and the public, serving 
of samples to patrons, and guided tours of the manufacturing facility, which may include service and sale 
of samples. Separate endorsement applications are available to manufacturing licence holders for an onsite 
store, picnic area, lounge and/or special event area. The serving of food is required in conjunction with a 
lounge endorsement. The picnic area, lounge and special event endorsements are subject to additional 
local government, First Nation and public consultation. Endorsements are in-line with the neighbourhood 
commercial/retail uses in the C-1A zone subject to future public consultation and local government approval 
as part of the endorsement license applications.  

Staff have prepared proposed Bylaw No. 4381 to add food and beverage processing, accessory onsite 
sales, picnic area, lounge and special event areas subject to the Liquor Control and Licensing Act, and 
associated parking requirements to the C-1A zone (Appendix E). The definition of food and beverage 
processing is defined in Bylaw No. 2040 as follows: 

FOOD AND BEVERAGE PROCESSING means the use of a building or structure where food and 
beverages are processed or otherwise prepared for human consumption. Includes the production of 
beer, wine and spirits in accordance with all applicable Provincial regulations. Includes tasting and 
retail sales accessory to the principal food and beverage processing use. Includes catering 
operations, but does not include a restaurant use. 

In addition to the food and beverage processing use, the applicant is also requesting the addition of a 
country market use in the C-1A zone in response to public input at an open house hosted by the applicant 
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in response to the Advisory Planning Commission meeting. Staff propose including the requested use along 
with an updated definition as follows: 

COUNTRY MARKET means a food and craft market with multiple vendors in a fixed location 
occurring on a temporary basis offering goods for sale that are grown, processed or produced by 
the vendors that may include fruits, vegetables, herbs, flowers; baked products, and original crafts, 
as well as the sale of prepared food for human consumption on the premises, on-site preparation 
of foods and operation of a movable food stand; excludes the sale of used or second hand material 
or antiques or commercial products for resale 

The construction of a commercial building will require issuance of a development permit for the form and 
character of commercial buildings, as outlined in Section 550 of Bylaw No. 4001. The Shirley/Jordan River 
APC did not support the increase in floor area from 1000 m2 to 4000 m2 in the C-1A zone and that more 
information be provided by the applicant regarding the overall scale and design of the proposal in the form 
of a public information meeting for residents. The applicants held a public open house and have stated that 
1,000 m2 is not sufficient for their needs. Through discussions with the applicant, staff have revised Bylaw 
No. 4381 to permit a total floor area for principal buildings of 2,000 m2. This is equivalent to a lot coverage 
of 6% if built-out on a single storey. Should the rezoning be approved, an OCP amendment will be required 
to realign the commercial development permit area. The proposed location for the brewery is outside of any 
DPAs established for protection of the environment or for protection from hazardous conditions. 

Pacheedaht First Nation has expressed interest in updates to the OCP that reflect the Nation’s cultural 
history and landholdings in Jordan River. Staff will meet with members of Pacheedaht about the proposed 
updates and bring forward an OCP amendment at a later date. Items pertaining to water use and the social 
and environmental impacts of the brewery and lounge uses will be addressed through the processes 
administered by the respective provincial licensing and approving agencies. 

The Shirley/Jordan River APC provided support for the brewery use, but was not supportive of the proposed 
endorsements for an onsite store, picnic area, lounge and special event area. Staff are of the opinion that 
the proposed endorsements add the required neighbourhood commercial character to align with the Pacific 
Acreage policy, whereas food and beverage processing alone may not provide this quality. Endorsements 
under the manufacturer’s licence for a brewery require additional provincial, local government and public 
consultation that will be considered separate from the rezoning. 

Section 414 of Bylaw No. 4001 outlies policies for water use and protection. Policy 414B states that in 
consideration of a development proposal, the protection of aquifers and water resources from contamination 
and depletion will be ensured. Policy H indicates that industrial or commercial uses proposed for areas with 
aquifers at high risk of contamination will provide a hydrological assessment. Provincial groundwater data 
included in Map 3 in Bylaw No. 4001, identifies the subject property as having high intrinsic aquifer 
vulnerability. Section 414, also includes policies regarding rainwater collection and the use of water-efficient 
fixtures, as well as improvements to ensure there is adequate water capacity to handle fire-fighting efforts 
(Policies K, L and N). These policies are addressed through provincial licensing and oversight as the 
applicant will require a water licence for the commercial use in accordance with the Water Sustainability 
Act, and the contaminated sites review though the Ministry of Environment includes measures to ensure 
site contaminants do not enter the ground. Confirmation of an approved water supply will be a requirement 
of the building permit process. Due to the lack of a fire protection service area, staff recommend a covenant 
be registered on title requiring installation of a fire suppression sprinkler system with adequate water 
storage. 

Section 434 of the OCP outlines the location and type of desired parks and trails in the community. Statutory 
park dedication has been provided for the subject property as part of previous subdivision developments. 
Section 454 of the OCP indicates that as part of a rezoning proposal, routes and facilities for alternative 
transit options such as walking and cycling will be taken into consideration and that increased connectivity 
between neighbourhoods for walking and cycling be considered. Establishment of neighbourhood 
commercial uses is noted in section 493 as a means of reducing greenhouse gas emissions from vehicles 
by providing goods within the community. Also, Policy 464 K identifies the need for a local site for meetings 
and activities, which could occur on the subject property as the C-1A zone permits Civic uses. Proposed 
Bylaw No. 4381 has been prepared to include on-site parking requirements for the brewery use. The 
Ministry of Transportation & Infrastructure regulates commercial access requirements in the Electoral Area 
and requires the applicant obtain an access permit. 
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There is one building permit record for a steel building on the property; however, CRD Building Inspection 
has confirmed that additional permits are required for existing buildings. Staff recommend that approval of 
the rezoning be subject to issuance of the required building permits. Any new buildings proposed will also 
require building permits and on-site sewerage systems. 

Based on the information provided by the applicant, responses from referral agencies, and the policies of 
the Shirley-Jordan River OCP, staff recommend that proposed Bylaw No. 4381 be read and first and a 
second time, that a public hearing be held, and that conditions be met prior to consideration of approval. 

CONCLUSION 

The purpose of this zoning bylaw amendment application is to amend the Wildwood Terrace 
Neighbourhood Commercial C-1A zone to add country market and food and beverage processing in order 
to permit a brewery with ancillary onsite service and sales. Staff have prepared proposed Bylaw No. 4381 
and recommend receipt of referral comments, first and second reading, a public hearing, and that conditions 
be met prior to consideration of approval. 

RECOMMENDATION 

The Land Use Committee recommends to the Capital Regional District (CRD) Board: 

a) That the referral of proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, Amendment 
Bylaw No. 149, 2020” directed by the Juan de Fuca Land Use Committee to the Shirley/Jordan River 
Advisory Planning Commission, appropriate CRD departments, BC Hydro, District of Sooke, FLNR - 
Archaeology Branch, Island Health, Liquor and Cannabis Regulation Branch, Managed Forest Land 
Council, Ministry of Environment & Climate Change Strategy – Water Stewardship Division, Ministry of 
Forests, Lands, Natural Resource Operations and Rural Development, Ministry of Public Safety & 
Emergency Services – Wildfire Service, Ministry of Transportation & Infrastructure, Pacheedaht First 
Nation, RCMP, Sooke School District #62, and T’Sou-ke First Nation be approved and the comments 
received; 

b) That proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 149, 
2020” be introduced and read a first time and read a second time; and 

c) That in accordance with the provision of section 469 of the Local Government Act, the Director for the 
Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to hold a Public Hearing with 
respect to Bylaw No. 4381. 

d) That prior to adoption of the bylaw, the applicant: 
i) Provide confirmation that a Contaminated Site Release has been issued by the Province; 
ii) Provide confirmation that a commercial access permit has been issued by the Province; 
iii) Secure a covenant on title pursuant to Section 219 of the Land Title Act in favour of the CRD 

requiring that a fire suppression sprinkler system be installed in all buildings and structures; 
iv) Provide confirmation that building permits have been issued for all buildings and structures located 

on the subject property. 
 

Submitted by: Iain Lawrence, MCIP, RPP, Manager, Juan de Fuca Community Planning 

Concurrence: Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services 

Concurrence: Robert Lapham, MCIP, RPP, Chief Administrative Officer 

 
 
ATTACHMENTS 

Appendix A: Subject Property, Current Zoning and Application Area Map 

Appendix B: Wildwood Terrace Neighbourhood Commercial C-1A Zone 

Appendix C: Wildwood Terrace 4 Zone 

Appendix D: Development Proposal 

Appendix E: Proposed Bylaw No. 4381 

Appendix F: Referral Comments 
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Appendix A:  Subject Property, Current Zoning and Application Area Map 
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Appendix B:  Wildwood Terrace Neighbourhood Commercial C-1A Zone 
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Appendix C:  Wildwood Terrace 4 Zone 
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Appendix D:  Development Proposal 
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Appendix E:  Proposed Bylaw No. 4381 
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Appendix F:  Referral Comments 

CRD Building Inspection: 

 

 
 
CRD Bylaw Enforcement: 
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CRD Protective Services: 
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District of Sooke: 
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FLNR- Archaeology Branch: 
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FLNR – Environmental Stewardship: 
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FLNR – Water Protection: 

 

 
  

../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2417


Report to the LUC – June 15, 2021 
RZ000270  29 

PPSS-35010459-2417 

Island Health: 
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Liquor and Cannabis Regulation Branch: 
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Ministry of Transportation & Infrastructure: 
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Pacheedaht First Nation: 
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RCMP: 
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Shirley/Jordan River APC Minutes: 
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RZ000271 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JUNE 15, 2021 

 

 
SUBJECT Zoning Amendment Application for 9662 West Coast Road 

(PID: 006-452-230) 

ISSUE SUMMARY 

The owners have applied to rezone the subject property to permit a portable sawmill operation. 

BACKGROUND 

The approximately 3.5 ha subject property is located at 9662 West Coast Road in Shirley 
(Appendix A). The property is designated as Coastal Uplands in the Shirley-Jordan River Official 
Community Plan (OCP), Bylaw No. 4001, and is zoned Forestry (AF) in the Juan de Fuca Land 
Use Bylaw No. 2040 (Appendix B). The parcel is within the Shirley Fire Protection Service Area 
and is serviced by on-site wells and septic. There are no development permit areas designated 
on the property. There is an existing mobile home and several accessory buildings located on the 
property, as well as an area currently being used for a portable sawmill operation under the Home 
Based Business regulations of Bylaw No. 2040 (Appendix C). A development variance permit 
(DVP-22-07) was approved in 2007 to increase the total floor area of accessory buildings from 
250 m2 to 808.7 m2 and to reduce the side yard setback from 1 m to 0.89 m for an existing 
woodshed. 

The owners have submitted a rezoning application to permit an accessory portable sawmill 
operation beyond the scale permitted as a home industry in conjunction with the existing AF uses 
on the property (Appendix D). Staff have prepared Bylaw No. 4407, which would amend the AF 
zone to add portable sawmill as an accessory use on the subject property (Appendix E). 

At its meeting of March 16, 2021, the Juan de Fuca Land Use Committee recommended referral 
of the proposed bylaw to the Shirley/Jordan River Advisory Planning Commission (APC), CRD 
departments, BC Hydro, District of Sooke, Ministry of Forests, Lands, Natural Resource 
Operations and Rural Development – Archaeology Branch, Island Health, Ministry of Environment 
& Climate Change strategy – Hazardous Waste and Forestry (Authorizations South) and Water 
Stewardship Division, Ministry of Transportation & Infrastructure, Pacheedaht First Nation, 
RCMP, Shirley Volunteer Fire Department, Sooke School District #62, and T’Sou-ke First Nation. 
Comments have been received from agencies and are included in Appendix F. 

ALTERNATIVES 

Alternative 1 
The Land Use Committee recommends to the Capital Regional District (CRD) Board: 

1. That the referral of proposed Bylaw No. 4407, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 150, 2021” directed by the Juan de Fuca Land Use Committee to the 
Shirley/Jordan River Advisory Planning Commission, appropriate CRD departments, BC 
Hydro, District of Sooke, FLNR - Archaeology Branch, FLNR - Ministry of Forests, Lands, 
Natural Resource Operations and Rural Development , Island Health, Ministry of Environment 
& Climate Change Strategy – Hazardous Waste and Forestry, Authorizations South, Ministry 
of Environment & Climate Change Strategy – Water Stewardship Division, Ministry of 
Transportation & Infrastructure, Pacheedaht First Nation, RCMP, Shirley Volunteer Fire 
Department, Sooke School District #62, and T’Sou-ke First Nation be approved and the 
comments received; 
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2. That proposed Bylaw No. 4407, “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw 
No. 150, 2021” be introduced and read a first time and read a second time; 

3. That in accordance with the provisions of section 469 of the Local Government Act, the 
Director for the Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to 
hold a Public Hearing with respect to Bylaw No. 4407; and 

4. That prior to adoption of proposed Bylaw No. 4407, the following conditions be met: 

i) Removal of the Notice on Title and confirmation that any outstanding building permits for 
existing buildings are addressed to the satisfaction of the CRD Chief Building Inspector; 

ii) Approval of an access permit to the subject property by the Ministry of Transportation & 
Infrastructure. 

Alternative 2 
That the CRD Board not proceed with proposed Bylaw No. 4407. 

Alternative 3 
That more information be provided. 

IMPLICATIONS 

Legislative 

The Advisory Planning Commissions (APCs) were established to make recommendations to the 
Land Use Committee on land use planning matters referred to them relating to Part 14 of the 
Local Government Act (LGA). The Shirley/Jordan River APC considered the application at its 
meeting April 6, 2021. 

Should the proposal proceed, a public hearing pursuant to Part 14, Division 3 of the LGA will be 
required subsequent to the amendment passing second reading by the CRD Board. Property 
owners within 500 m of the subject property will be sent notice of the proposed bylaw amendment 
and a public hearing will be advertised in the local paper and on the CRD website. 

A license is required for non-domestic groundwater use pursuant to the Water Sustainability Act. 
This approval is issued by the Province and is not a precondition for rezoning. 

Regional Growth Strategy 

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board 
has adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with 
CRD policy, where a zoning bylaw amendment that applies to land within the Shirley-Jordan River 
Official Community Plan area is consistent with the OCP, it does not proceed to the full CRD 
Board for a determination of consistency with the RGS. The proposed zoning amendment is 
consistent with the policies of the Shirley-Jordan River OCP. 

Referral Comments 

Referrals were sent to 13 agencies, to CRD departments and to the Shirley/Jordan River APC. 
Comments received are summarized below and included in Appendix F. 

RCMP stated no comment 

Ministry of Transportation & Infrastructure requires the property owner to obtain an access permit. 

District of Sooke stated their interests are unaffected. 

CRD Building Inspection outlined there is a Notice on Title related to an outstanding building 
permit requirement on the property, as well as more recent permit files that are incomplete. 
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CRD Bylaw Enforcement provided recommendations for detecting, monitoring and regulating 
nuisance noise from the proposed portable sawmill use. 

CRD Protective Services stated the local fire department is satisfied that the property has 
appropriate fire mitigation resources to support the proposed use. 

FLNR – Ecosystems Section stated that the site has been heavily modified and natural vegetation 
removed, and that the agency’s interests are unaffected. 

FLNR – Archaeology Branch stated there are no known archaeological sites on the property and 
archaeological potential modelling for the area does not indicate a high potential for previously 
unidentified archaeological sites to be found on the subject property. Should any suspected 
archaeological deposits be encountered during land alterations on the property, all work must be 
halted and the Archaeology Branch contacted. 

FLNR – Water Protection stated the subject property is located above a bedrock aquifer noted to 
have low to moderate vulnerability to contamination. Measures should be in place to ensure 
contaminates do not contaminate the aquifer. A water license for the required groundwater use is 
required.  

Island Health stated no objection. 

Pacheedaht First Nation provided verbal confirmation that the Nation’s interests are unaffected. 

The Shirley/Jordan River APC met on April 6, 2021, to consider the application. Six members of 
the public were in attendance. 26 letters of support and 4 letters in opposition to the proposal 
were received. The Shirley/Jordan River APC moved the following motion: 

MOVED by Melody Kimmel, SECONDED by Blair Hughes that the APC report to the Land 
Use Committee that the APC has reviewed proposed Bylaw No. 4407 and: 

a) That it recommends that the principal industrial sawmill use be amended to portable 
sawmill use accessory to a permitted principal use;  

b) That it supports the maximum area devoted to an industrial sawmill and accessory log 
and lumber storage being 0.5 ha;  

c) That it recommends that proposed Bylaw No. 4407 specify the hours of operation for 
the portable sawmill operation be Monday – Friday from 9:00 am to 5:00 pm, excluding 
statutory holidays;  

d) That it recommends that staff work with the applicants to reduce the Total Floor Area 
of 1000 m2 proposed for the sawmill operation;  

e) That it supports 30 m being that setbacks for the sawmill operation;  

f) That it recommends that the minimum height of a solid fence be increased from 1.8 m 
to 2.5 m;  

g) That it supports proposed Bylaw No. 4407 including language to address 
noise/nuisance enforcement measures. 

CARRIED 

Land Use 

The Shirley-Jordan River OCP, Bylaw No. 4001, designates the subject property as Coastal 
Upland. The intent of this designation is to support the continued use of these lands for forestry. 
Section 484(S) supports industrial uses associated with forestry on lands designated Coastal 
Upland. In addition, Section 444(R) outlines that rezoning applications for resource processing 
related to forestry are to consider the potential impacts on neighbouring properties and that 
adequate setbacks and screening requirements are implemented. 

  

../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2466


Report to the LUC – June 15, 2021 
RZ000271  4 

PPSS-35010459-2466 

The property is zoned AF in Bylaw No. 2040, which permits silviculture, residential and ancillary 
uses. Portable sawmills are permitted as a Home Industry subject to Part 1, Section 4.06 of Bylaw 
No 2040. 

The owner of the sawmill operation has requested this zoning amendment in order to expand 
beyond the scope of the Home Industry regulations, as described in Appendix D, by amending 
the AF zone to add the operation of an accessory portable sawmill as a site specific permitted 
use on the subject property. Staff have prepared proposed Bylaw No. 4407 in for consideration 
(Appendix E). 

Proposed Bylaw No. 4407 would permit a portable sawmill as accessory to the principal 
residential use of the property. Regulations for operation of an accessory portable sawmill are 
included that: 

 limits the area on which the activity may occur to no greater than 0.5 ha; 

 limits the total floor area for accessory buildings and structures related to the portable 
sawmill use to 60 m2. 

 requires that the operation be set back at least 30 m from the parcel boundaries; 

 requires that the operation be screened by vegetation or a solid fence no less than 2.5 m 
in height; and 

 restricts noise associated with the sawmill to 55 dB when measured at the property line. 

Proposed Bylaw No. 4407 has been modified since the original referral based on comments from 
the APC and members of the public regarding the scale of the proposed portable sawmill 
operation, noise and nuisance concerns, and visual screening. 

CRD Building Inspection has highlighted outstanding building permit items on the property; 
therefore, staff recommend that these items be addressed to the satisfaction of the Chief Building 
Inspector and that the Notice on Title be removed prior to consideration of approval of this 
rezoning application. 

The Ministry of Transportation & Infrastructure requires a Type 1A access be developed and a 
permit obtained. Staff recommend that this requirement be satisfied prior to consideration of 
approval of Bylaw No. 4407. 

Section 414 of the Shirley-Jordan River OCP outlies policies for water use and protection. Policy 
414(B) states that in consideration of a development proposal, the protection of aquifers and water 
resources from contamination and depletion will be ensured. The Water Protection Section of 
FLNR confirmed that non-domestic use of groundwater requires a provincial licence and that 
measures to ensure contaminants to not enter the aquifer be in place. 

Section 414, also includes policies to ensure there is adequate water capacity to handle fire-
fighting efforts. Comments received from CRD Protective Services division and the Shirley 
Volunteer Fire Department indicate that there are appropriate fire mitigation resources in place 
for the proposed use. 

Based on the information provided by the applicant and the policies of the Shirley-Jordan River 
OCP, staff recommend that proposed Bylaw No. 4407 be introduced, read a first and a second 
time, and that a public hearing be held. Staff further recommend that conditions raised by referral 
agencies be satisfied prior to consideration of approval of proposed Bylaw No. 4407. 
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CONCLUSION 

The purpose of this zoning bylaw amendment application is to amend the Forestry (AF) zone to 
add a site specific provision to permit an accessory portable sawmill use. Staff have prepared 
proposed Bylaw No. 4407 and recommend receipt of referral comments, first and second reading 
and advancement to public hearing. Staff further recommend that conditions be met prior to 
consideration of final approval.  

RECOMMENDATION 

The Land Use Committee recommends to the Capital Regional District (CRD) Board: 

1. That the referral of proposed Bylaw No. 4407, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 150, 2021” directed by the Juan de Fuca Land Use Committee to the 
Shirley/Jordan River Advisory Planning Commission, appropriate CRD departments, BC 
Hydro, District of Sooke, FLNR - Archaeology Branch, FLNR - Ministry of Forests, Lands, 
Natural Resource Operations and Rural Development , Island Health, Ministry of Environment 
& Climate Change Strategy – Hazardous Waste and Forestry, Authorizations South, Ministry 
of Environment & Climate Change Strategy – Water Stewardship Division, Ministry of 
Transportation & Infrastructure, Pacheedaht First Nation, RCMP, Shirley Volunteer Fire 
Department, Sooke School District #62, and T’Sou-ke First Nation be approved and the 
comments received; 

2. That proposed Bylaw No. 4407, “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw 
No. 150, 2021” be introduced and read a first time and read a second time; and 

3. That in accordance with the provisions of section 469 of the Local Government Act, the 
Director for the Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to 
hold a Public Hearing with respect to Bylaw No. 4407. 

4. That prior to adoption of proposed Bylaw No. 4407, the following conditions be met: 

i) Removal of the Notice on Title and confirmation that any outstanding building permits for 
existing buildings are addressed to the satisfaction of the CRD Chief Building Inspector; 

ii) Approval of an access permit to the subject property by the Ministry of Transportation & 
Infrastructure. 

 
 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 
Concurrence: Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services 

Concurrence: Robert Lapham, MCIP, RPP, Chief Administrative Officer  
  

 
ATTACHMENTS 

Appendix A: Subject Property 
Appendix B: Forestry AF Zone 
Appendix C: Site Plan 
Appendix D: Development Proposal 
Appendix E: Proposed Bylaw No. 4407 
Appendix F: Referral Comments 
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Appendix A:  Subject Property 
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Appendix B:  Forestry AF Zone 
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Appendix C:  Site Plan 
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Appendix D:  Development Proposal 
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Appendix E:  Proposed Bylaw No. 4407 
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Appendix F:  Referral Comments 
CRD Bylaw Enforcement 
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CRD Protective Services 
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District of Sooke 
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Island Health 
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FLNR – Archaeology Branch 
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FLNR – Ecosystems Section 
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FLNR – Water Protection 
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MOTI 
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RCMP 
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Shirley/Jordan River APC Comments 
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RZ000272 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JUNE 15, 2021 

 

 
SUBJECT Zoning Amendment Application for Section 42, Otter District, Clark Road 

& Aythree Way (PID: 009-497-790) 

ISSUE SUMMARY 

The owner has applied to rezone a portion of the subject property to permit two dwelling units, 
agriculture, and an equestrian riding facility with an ancillary campground. 

BACKGROUND 

The approximately 55 hectare (ha) subject property is located on Clark Road and Aythree Way in 
Otter Point (Appendix A). The property is designated as Rural Land in the Otter Point Official 
Community Plan (OCP), Bylaw No. 3891, and is zoned Forestry (AF) in the Juan de Fuca Land 
Use Bylaw, 1992, Bylaw No. 2040 (Appendix B). The parcel is within the Otter Point Fire 
Protection Service Area and outside of a community water service area. Portions of the property 
are designated as steep slope, sensitive ecosystems and watercourses and wetlands 
development permit areas in Bylaw No. 3819. 

There is a single-family dwelling being constructed on the property, as well as an active soil 
deposit permit (SP000092), development permit (DP000291), and 10-lot subdivision application 
(SU000704) (Appendix C). A public consultation application is also underway for the location of a 
radio communication tower on a portion of the property subject (LP000021). 

The owner has submitted an application to rezone an 11 ha portion of the property proposed as 
Lot 2 to permit a residential density of one one-family dwelling and suite per 4 ha, agriculture, and 
an equestrian riding facility with ancillary campground (Appendix D). Staff have prepared Bylaw 
No. 4422 for consideration (Appendix E). 

ALTERNATIVES 

Alternative 1 
That staff be directed to refer proposed Bylaw No. 4422, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 152, 2021” to the Otter Point Advisory Planning Commission, appropriate 
CRD departments and the following external agencies and First Nations for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development 
FLNR - Water Protection Section 
Island Health 
Ministry of Agriculture 
Ministry of Transportation & Infrastructure 
Otter Point Fire Department 
RCMP 
Sooke School District #62 
Sc’ianew 
T’Sou-ke First Nation 
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Alternative 2 
That proposed Bylaw No. 4422 not be referred. 

Alternative 3 
That more information be provided. 

LEGISLATIVE AND PUBLIC CONSULTATION IMPLICATIONS 

Legislative Implications 

The Advisory Planning Commissions (APCs) were established to make recommendations to the 
Land Use Committee on land use planning matters referred to them related to Part 14 of the Local 
Government Act (LGA). Therefore, staff recommend referring the proposed amendment bylaw to 
the Otter Point APC. 

Should the proposal proceed, a public hearing pursuant to Part 14, Division 3 of the LGA will be 
required subsequent to the amendment passing second reading by the CRD Board. Property 
owners within 500 m of the subject property will be sent notice of the proposed bylaw amendment 
and a public hearing will be advertised in the local paper and on the CRD website. 

Where groundwater is used for non-domestic purposes, a licence is required pursuant to the 
Water Sustainability Act. This approval is issued by the Province and is not a precondition for 
rezoning. Staff recommend referral to the provincial Groundwater Protection Section for comment. 

REGIONAL GROWTH STRATEGY IMPLICATIONS 

Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board 
has adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with 
CRD policy, where a zoning bylaw amendment that applies to land within the Otter Point OCP 
area is consistent with the OCP, it does not proceed to the full CRD Board for a determination of 
consistency with the RGS. The proposed zoning amendment is consistent with the policies of the 
Otter Point OCP. 

LAND USE IMPLICATIONS 

The Otter Point OCP, Bylaw No. 3819, designates the subject property as Rural Lands. The 
primary use for the Rural Lands policy area is to protect renewable resources such as agriculture 
and forestry. OCP policies are supportive of development proposals where the development has 
minimal impact on existing features, surface runoff is controlled, depletion and contamination of 
wells is prevented, and vegetation is retained. In consideration of an application for rezoning, 
community support is more likely where it can be demonstrated that community values and 
features can be protected as outlined in section 4.2.1(6) of the Otter Point OCP. 

The property is zoned AF in Bylaw No. 2040, which permits silviculture, residential and ancillary 
uses (Appendix B). The applicant is requesting rezoning of an 11 ha portion of the property 
proposed as Lot 2 to permit a residential density of one dwelling and suite per 4 ha of land, 
silviculture, agriculture, equestrian riding facility and an ancillary campground (Appendix D). Staff 
have drafted a new Agriculture 2 (AG-2) zone to reflect the applicant’s proposal. Proposed Bylaw 
No. 4422 is included as Appendix E for consideration. 
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A new definition for equestrian facility is proposed as follows: 

EQUESTRIAN FACILITY means the use of land, buildings and structures to keep, breed, 
raise, train and ride horses, and may include ancillary boarding stables, riding 
lessons, tours, veterinary clinic and animal hospital; excludes racetracks and 
events that must be licenced by the BC Racing Commission, competitions, fairs 
and festivals.  

The proposed AG-2 zone maintains the 4 ha minimum parcel size requirement for subdivision 
and a residential density of one dwelling plus a secondary suite or detached accessory suite per 
4 ha of land, consistent with the Rural Lands designation and the density permitted in the AF 
zone. A floor area ratio of 0.025 is proposed for all buildings used for agriculture, farming and 
equestrian riding facilities, which equates to approximately 2750 m2 on 11 ha of land. 

The applicant is proposing that campsites be permitted for temporary accommodation of the 
travelling public in conjunction with the other permitted uses outlined in the AG-2 zone. The Rural 
Lands designation does not explicitly support commercial tourist accommodation, so 
consideration of such use would need to be of a minor scale and ancillary to the primary 
renewable resource function of the land in order to be consistent with the OCP policy direction. 
Bylaw No. 4422 includes a proposed density of one campsite per 2 ha as an accessory use. A 
total of five campsites would be permitted in the 11 ha area. 

Past proposals to amend the Forestry (AF) zone to permit agriculture have been considered by 
the CRD Board. Bylaw No. 4179 proposed to add agriculture as a permitted use on all lands 
zoned AF, but was withdrawn in 2018 in favour of considering zoning amendments to allow 
agriculture on a case-by-case basis. A site specific rezoning of a split zoned Rural A and AF 
parcel in Shirley to a new Rural 2 (RU2) zone was completed in 2019 (Bylaw No. 4259). The  
Rural 2 (RU2) zone expressly excludes indoor equestrian riding arenas from the definition of Farm 
Building, therefore this zone is not appropriate to be applied to the current proposal. 

Based on the information provided by the applicant and the policies of the Otter Point OCP, staff 
recommend referral of the rezoning application to the Otter Point APC, appropriate CRD 
departments, external agencies and First Nations for comment. 

CONCLUSION 

The purpose of this zoning bylaw amendment application is to rezone an 11 ha portion of the 
subject property from the Forestry (AF) zone to a new Agricultural 2 (AG-2) zone to permit two 
dwelling units and up to either two secondary suites or two detached accessory suites, agriculture, 
and an equestrian riding facility with an ancillary campground. Staff have prepared proposed 
Bylaw No. 4422 and recommend referral to the Otter Point Advisory Planning Commission, First 
Nations, CRD departments and agencies for comment. All comments received will be brought 
back to the Land Use Committee. At that time, the Committee may consider a recommendation 
for first and second reading. 
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RECOMMENDATION 

That staff be directed to refer proposed Bylaw No. 4422, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 152, 2021” to the Otter Point Advisory Planning Commission, appropriate 
CRD departments and the following external agencies and First Nations for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development 
FLNR - Water Protection Section 
Island Health 
Ministry of Agriculture 
Ministry of Transportation & Infrastructure 
Otter Point Fire Department 
RCMP 
Sooke School District #62 
Sc’ianew 
T’Sou-ke First Nation 
 
 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 
Concurrence: Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services 

 
 
ATTACHMENTS 

Appendix A: Subject Property 
Appendix B: Forestry AF Zone 
Appendix C: Subdivision Plan 
Appendix D: Proposed Development 
Appendix E: Bylaw No. 4422 
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Appendix A:  Subject Property 

 

  

../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2470


Report to the LUC – June 15, 2021 
RZ000272  6 

PPSS-35010459-2470 

Appendix B:  Forestry AF Zone 
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Appendix C:  Subdivision Plan 
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Appendix D:  Proposed Development 
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Appendix E:  Bylaw No. 4422 
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