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JUAN DE FUCA LAND USE COMMITTEE 

 
Notice of Meeting on Tuesday, January 17, 2023, at 7 pm 

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

 
 

AGENDA 
 

1. Territorial Acknowledgment  
 

2. Election of Vice Chair 
 

3. Approval of Agenda 
 

4. Approval of Supplementary Agenda 
 

5. Adoption of Minutes of October 18, 2022 
 

6. Chair’s Report 
 

7. Planner’s Report 
a) Powers of the Committee as Prescribed by Bylaw No. 3166, "Juan de Fuca Land 

Use Committee Bylaw No. 1, 2004” 
 

8. Radiocommunication and Broadcasting Antenna Systems Application 
a) LP000034 - Lot 2, District Lots 143 and 200, and Section 154, Sooke District, Plan 

42290 (6246 Gordon Road) 
 
9. Provision of Park Land for Subdivision 

a) SU000748 - The Easterly ½ of the North West ¼ of Section 36 Township 13 Renfrew 
District Except that part shown coloured red on Plan 346-R and except those parts in 
Plans 22475, 24267, 24755, 26515, 41154, 50819, VIP59967 and EPP116278; AND 
The West ½ of the North West ¼ of Section 36 Township 13 Renfrew District except 
those parts in Plans 5109, 24267, and 24755 (Beachview Rise) 

 
10. Zoning Amendment Applications 

a) RZ000280 – Lot A Section 74 Renfrew District Plan VIP71883 (11237 West Coast 
Road) and That Part of Section 74, Renfrew District Lying to the North of the Northerly 
Boundary of Plan 109RW 

b) RZ000281 – Strata Lot A (3692 Waters Edge Drive) and Strata Lot B (12051 West 
Coast Road), Section 2, Renfrew District, Strata Plan VIS6939 

 
11. Adjournment 
 

PLEASE NOTE: The public may attend the meeting in-person or electronically through video or teleconference. 
To attend electronically, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward meeting details. 

 

mailto:jdfinfo@crd.bc.ca


 

PPSS-35010459-2902 

Minutes of a Meeting of the Juan de Fuca Land Use Committee 
Held Tuesday, October 18, 2022 at the Juan de Fuca Local Area Services Building 
3 – 7450 Butler Road, Otter Point, BC 

 
 
PRESENT: Director Mike Hicks (Chair), Roy McIntyre, Ron Ramsay, Dale Risvold (EP),  

Sandy Sinclair 
Staff: Iain Lawrence, Senior Manager, JdF Local Area Services; 
Wendy Miller, Recorder 

ABSENT: Stan Jensen, Vern McConnell 
PUBLIC: 4 in-person; 3 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 Sandy Sinclair, SECONDED by Dale Risvold that the agenda be approved. 

CARRIED 
 

2. Approval of the Supplementary Agenda 
 
MOVED by Ron Ramsay, SECONDED by Roy McIntyre that the supplementary agenda be 
approved.  

CARRIED 
 

3. Adoption of Minutes from the Meeting of September 20, 2022 
 
MOVED by Sandy Sinclair, SECONDED by Roy McIntyre that the minutes from the meeting 
of September 20, 2022, be adopted.  
 CARRIED 
 

4. Chair’s Report 
The Chair welcomed Al Wickheim, the newly elected Director for the Juan de Fuca Electoral 
Area. 
 
In speaking with staff and the incoming Director, the LUC will adjourn until January, unless 
there is a pressing matter. 
 

5. Planner’s Report 
Iain Lawrence reported JdF Community Planning would work with Legislative Services to 
confirm that the LUC will be able to continue to meet electronically in the new term. 

  

https://goto.crd.bc.ca/teams/pps/jdfeap/_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2902


Juan de Fuca Land Use Committee Meeting Minutes 
October 18, 2022  2 

PPSS-35010459-2902 

6. Development Permit with Variance Applications 
a) DV000086 – Lot 1, Section 9, Otter District, Plan 12535 (8492 West Coast Road) 

Iain Lawrence spoke to the staff report for a development permit with variance application 
to authorize subdivision (SU000741) for a relative on a parcel partially designated as 
Steep Slopes and Sensitive Ecosystems Development Permit areas, and to reduce the 
requirement that 10% of the lot perimeter of a parcel front onto a public highway. 
 
Iain Lawrence highlighted the subject property and proposed subdivision plan. 
 
Iain Lawrence directed attention to the one submission received in response to the notice 
of intent mailed to adjacent property owners and occupiers within 500 m of the subject 
property, as circulated in the supplementary agenda. 
 
Iain Lawrence responded to questions from the LUC advising that: 
- each lot will be accessed by a separate driveway 
- the Ministry of Transportation and Infrastructure (MoTI) will approve the final lot layout 

including the proposed driveway accesses 
- MoTI will require the owner to provide an affidavit that the subdivision is for a relative 
- the proposed remainder lot is 0.87 ha 
- Section 514 of the Local Government Act allows a subdivision for a relative to create 

a lot that is less than 1 ha with Island Health approval 
 
MOVED by Sandy Sinclair, SECONDED by Roy McIntyre that the Juan de Fuca Land Use 
Committee recommends to the Capital Regional District Board: 
That Development Permit with Variance DV000086 for Lot 1, Section 9, Otter District, Plan 
12535, to authorize the subdivision and proposed development of land designated as 
Steep Slopes and Sensitive Ecosystems Development Permit Areas; and to vary Juan de 
Fuca Land Use Bylaw, 1992, Bylaw No. 2040, Part 2, Section 3.10(4) by reducing the 
minimum frontage requirement for proposed Lot A from 10% of the lot perimeter (116.9 
m) to 2.8% of the lot perimeter (33 m), as shown on the plans prepared by McIlvaney Riley 
Land Surveying Inc., dated January 14, 2022, be approved. 

CARRIED 
 

b) DV000089 - Section 41, Otter District as Shown on Plan Deposited Under DD 55112I 
(Clark Road) 
Iain Lawrence spoke to the staff report for a development permit with variance application 
to authorize subdivision layout on a parcel designated as Steep Slopes, Riparian, and 
Sensitive Ecosystem Development Permit areas and to reduce the requirement that 10% 
of a parcel fronts onto a highway. 
 
Iain Lawrence highlighted the subject property and proposed subdivision plan. 
 
Iain Lawrence confirmed that no comments were received in response to the notice of 
intent mailed to adjacent property owners and occupiers within 500 m of the subject 
property. 
 
The Chair confirmed that the applicant was present. 
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Iain Lawrence responded to questions from the LUC advising that: 
- the proposed panhandles meet the minimum 6 m width requirement for parcels that 

cannot be further subdivided 
- the Province has approved the biologist’s report for subdivision layout through the 

Riparian Areas Protection Regulation Notification System (RAPRNS) 
 
The applicant responded to a question from the LUC advising that the subject property will 
continue to be used by TimberWest to access a property located to the north, but that the 
adjacent logging roads are being readied for decommissioning which will reduce traffic. 
 
The Chair stated that roads fall to the Province. 

 
MOVED by Sandy Sinclair, SECONDED by Roy McIntyre that the Juan de Fuca Land Use 
Committee recommends to the Capital Regional District Board: 
That Development Permit with Variance DV000089 for Section 41, Otter District as Shown 
on Plan Deposited Under DD 55112I to authorize the subdivision of land designated as 
Steep Slopes, Watercourses and Wetland Areas, and Sensitive Ecosystems Development 
Permit Areas; and to vary Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040, Part 2, 
Section 3.10(4) by reducing the minimum frontage requirement for: 
a) proposed Lot 3 from 10% of the lot perimeter (88 m) to 7.5% of the lot perimeter (66 m); 
b) proposed Lot 7 from 10% of the lot perimeter (119 m) to 0.5% of the lot perimeter 

(6 m); and 
c) proposed Lot 18 from 10% of the lot perimeter (141 m) to 0.46% of the lot perimeter 

(6.5 m) 
as shown on the plan prepared by J.E. Anderson, revised September 21, 2022, be 
approved. 

CARRIED 
 

7. Zoning Amendment Application 
a) RZ000281 - Strata Lot A (3692 Waters Edge Drive) & Strata Lot B (12051 West Coast 

Road), Section 2, Renfrew District, Strata Plan VIS6939, Together with an interest in 
the Common Property in proportion to the unit entitlement of the Strata Lot as 
shown on Form V 
Iain Lawrence spoke to the staff report for a joint application to rezone the subject property 
from the Rural Residential 2A (RR-2A) zone to the Rural Residential 1 (RR-1) zone for the 
purposes of dissolving a building strata and subdividing the property into two fee-simple 
parcels. 
 
Iain Lawrence highlighted the subject property and proposed subdivision plan. It was 
advised that the property is a non-conforming two-lot building strata that was constructed 
prior to adoption of the bylaw that zoned the land RR-2A. 
 
Iain Lawrence responded to questions from the LUC advising that the dwelling units are 
serviced by separate well and septic systems and that separate driveway accesses are 
proposed. 
 
The Chair confirmed that the applicants were present. 
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MOVED by Ron Ramsay, SECONDED by Sandy Sinclair that staff be directed to refer 
proposed Bylaw No. 4519, “Juan de Fuca Land Use Bylaw, 1992, Amendment Bylaw No. 
159, 2022”, to the Shirley-Jordan Advisory Planning Commission, First Nations, 
appropriate CRD departments and the following external agencies for comment: 
BC Hydro 
District of Sooke 
Island Health 
Ministry of Forests – Archaeology Branch 
Ministry of Forests – Water Protection Section 
Ministry of Land, Water and Resource Stewardship 
Ministry of Transportation & Infrastructure 
Pacheedaht First Nation 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 

CARRIED 
 
8. Adjournment 

 
The meeting adjourned at 7:27 pm. 

 
 
 
____________________________________ 
Chair 
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LP000034 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JANUARY 17, 2023 

 
 

 
SUBJECT Radiocommunication and Broadcasting Antenna Systems Application for Lot 2, 

District Lots 143 and 200, and Section 154, Sooke District, Plan 42290 - 6246 
Gordon Road 

ISSUE SUMMARY 

An application has been received from 1291956 BC ULC for a 49 m radio communication antenna system. 
The purpose of the tower is to provide long-range, high-throughput data communications in the high 
frequency band to support business activities in the area of data communications. 

BACKGROUND 

1291956 BC ULC. has requested a statement of concurrence from the CRD to construct a 49 m radio 
communication antenna system on the subject property (Appendix A).  

The approximately 18.44 hectare (ha) property at 6246 Gordon Road is zoned Rural Residential 3 (RR-3) 
in the Juan de Fuca Land Use Bylaw, Bylaw No. 2040. The property is designated Settlement by the East 
Sooke Official Community Plan (OCP) Bylaw, Bylaw No. 4000, which signifies that the predominant land 
use is rural residential. The property is also partially designated as Steep Slope, Riparian and Sensitive 
Ecosystem development permit areas. There are two existing towers on the property. 

The proposal includes a fenced compound enclosing a self-supported tower structure and associated 
infrastructure (Appendix B). 

In accordance with the Juan de Fuca Radiocommunication and Broadcasting Antenna Systems Application 
policy, staff initiated a 30-day public consultation period for the application from September 15 - October 
14, 2022. Nine submissions were received from members of public and forwarded to the applicant to 
provide a response. A web petition with 90 names was also forwarded to the applicant. Responses and a 
response matrix as provided by the applicant are included as Appendices C and D. CRD First Nations 
Relations and CRD Regional Parks responded to the referral sent to CRD departments (Appendix E). As 
the land use authority for the application, the CRD Board is requested to provide a statement of concurrence 
or non-concurrence to the applicant and Industry Canada. 

ALTERNATIVES 

Alternative 1 
The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That a statement of concurrence be provided to 1291956 BC ULC for the proposed 49 m radio 
communication and broadcasting antenna system on Lot 2, District Lots 143 and 200, and Section 154, 
Sooke District, Plan 42290. 

Alternative 2 
The Juan de Fuca Land Use Committee recommends to the CRD Board: 
That a statement of non-concurrence be provided to 1291956 BC ULC for the proposed 49 m radio 
communication and broadcasting antenna system on Lot 2, District Lots 143 and 200, and Section 154, 
Sooke District, Plan 42290. 

IMPLICATIONS 
Legislative 
Section 5 of the Radiocommunication Act states that the Minister may, taking into account all matters that 
the Minister considers relevant for ensuring the orderly development and efficient operation of radio 
communication in Canada, issue radio authorizations and approve each site on which radio apparatus, 
including antenna systems, may be located. Further, the Minister may approve the erection of all masts, 
towers and other antenna-supporting structures. Accordingly, proponents must follow the process outlined 
in Innovation, Science and Economic Development Canada’s (ISED) Spectrum Management and 
Telecommunications Client Procedures Circular when installing or modifying an antenna system. 
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Part of the process includes contacting the land use authority and following the required consultation 
process. The CRD is the land use authority for the Juan de Fuca Electoral Area where the subject property 
is located. 

The CRD Board approved Bylaw No. 3885, the Juan de Fuca Development Fees and Procedures Bylaw 
No. 3, 2018, and the Juan de Fuca Radiocommunication and Broadcasting Antenna Systems Application 
Policy (the “Policy”) in 2019. The Policy establishes a public consultation process and procedures. 

Public Consultation 
In accordance with the Policy, a notice was published in the local newspaper and a notice was delivered to 
property owners and occupants within 500 m of the subject property to advise of the application and the 
opportunity to provide written comments and questions. The notice was published on September 15, 2022, 
and submissions were to be received by 9:00 am on October 14, 2022. Nine submissions and a web petition 
with 90 names were received for LP000034 during the notification period. The submissions were forwarded 
to the applicant who then provided a response to the concerns and questions raised (Appendix C). 

In advance of the January 17, 2023, Land Use Committee meeting, notices were sent to property owners 
and occupants within 500 m of the subject property advising of the second opportunity to be heard and 
provide additional comment at the meeting. 

A recommendation from the Land Use Committee along with any additional public comments received will 
be considered by the CRD Board and forwarded to the applicant and Industry Canada. 

Referral Comments 
In accordance with the JdF Radiocommunication and Broadcasting Antenna Systems policy, staff referred 
the application to applicable CRD departments. 

CRD First Nations Relations commented that the closest registered archaeological site is located ~800m 
north of the proposed tower and, given that there is no registered archaeological site on the property, a 
Provincial Heritage Conservation Act permit is not required to undertake the work. A Provincial Heritage 
Conservation Act permit would be required if archaeological deposits, features or materials are exposed 
and/or encountered during land-altering activities that includes tree felling. 

CRD Regional Parks commented that its primary concern is that the tower be sited in such a way as to 
minimize the height difference between the tower and the surrounding trees in order to reduce its visual 
impact on park visitors. CRD Regional Parks further replied that it does not support any trail or road 
development from the tower compound into East Sooke Regional Park. Upon review of additional 
information provided by the applicant (Appendix E), which states that the tower will be hidden from view 
from most vantage points due to the rolling terrain of the area and that access points from the tower site to 
East Sooke Regional Park are not planned, CRD Regional Parks has stated that it does not believe its 
interests will be unduly impacted by the tower. 

Land Use 
The RR-3 zone does not expressly permit radio communication towers; however, it is considered a use 
permitted in all zones in accordance with Part 1, Section 4.15 of Bylaw No. 2040, which states: “Except 
where specifically excluded, the following uses shall be permitted in any zone: public utility poles, pipelines, 
radio, television, and transmission towers and wires; traffic control devices; and underground or submarine 
utility systems, the installation of which may be sited on any portion of a lot.” 

Portions of the property are designated as Steep Slope, Riparian and Sensitive Ecosystem development 
permit areas by Bylaw No. 4000; however, the proposed tower and compound are located outside these 
DP areas. CRD Building Inspection has indicated that a building permit is not required for the tower. 

Evaluation criteria to be considered by the CRD when reviewing an application for a radio communication 
and broadcasting antenna system is outlined in the Policy and included in Appendix F. 

Rationale for the proposed location: 1291956 BC UCL stated that the site location was chosen as it can 
provide the line of sight required for technical purposes while minimizing the visual impact of the tower. It 
was further stated that the location was also chosen as there are already existing towers on the subject 
property and that the proposed tower location is located outside of the designated Steep Slope, Riparian 
and Sensitive Ecosystem development permit areas. 

Proximity to residential uses, institutions, and public lands: The proposed tower site is adjacent to RR-3 
zoned properties to the north and west, a Rural Watershed (AW) zoned property to the north, and Public 
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Recreation (P-1) zoned properties to the east and south. The AW zoned property is held by the CRD. The 
P-1 zoned properties are part of East Sooke Regional Park. The closest dwelling is located on the subject 
property, approximately 360 m from the tower. The next closet dwelling is located on Copper Mine Road, 
approximately 390 m away. 

Visibility and measures to integrate the tower into local surroundings: The proposed antenna system would 
be located adjacent to undeveloped portion of East Sooke Regional Park. The applicant has stated that 
tower will be hidden from view from most vantage points due to the rolling terrain of the area and due to the 
local tree canopy, which is approximately 38 m tall. 

Security measures: The applicant stated that there is an existing locked gate at the beginning of the access 
road to the proposed site and that the compound and tower area would be fenced and signed to restrict 
public access. The applicant further stated that the widening of Valentine Road, required to permit access 
to construction vehicles, will be backfilled once construction is completed. Security cameras to be 
considered in future. 

Alternatives/mitigation measures: The proposed location for the tower meets the applicant’s required 
conditions, including line of sight, ease of access, cleared land and a willing property owner. Other locations 
were investigated and were either found to be unsuitable because line of sight could not be achieved or for 
technical operation reasons including structure and height requirements. The applicant also examined 
colocation options in the area and has determined that no existing structures are available to satisfy its 
coverage objectives. The applicant has stated that the display of any type of lighting, except where required 
by Transport Canada, will be avoided. 

Hazardous areas: There are no known hazardous conditions in proximity to the proposed tower location. 

Environmentally sensitive areas: The proposed tower and compound are located outside the Steep Slope, 
Riparian and Sensitive Ecosystem development permit areas; therefore, there is no requirement for a 
professional report or permit. 

Aeronautical safety requirements: The applicant will be required to abide by any Transport Canada 
specifications for installing lights on the proposed antenna system. 

Impact on community: Nine submissions from members of the public and a web petition with 90 names 
were received during the notification period. The petition spoke in opposition to the proposed tower; 
however, it does not provide information to determine if the individuals reside or own property in the local 
community. The remainder of the submissions requested information regarding the identity of the applicant, 
purpose of the tower installation, tower and antenna design details and public consultation measures. The 
submissions expressed general health and safety concerns including concerns related to 
emissions/transmissions. The applicant responded that the radiation type is non-ionizing radiation and that 
the power level is below levels established by Health Canada and ISED Safety Code 6 levels, and that the 
transmission technology is mature and tested. 

The submissions stated concern regarding the tower’s vicinity to a residential neighbourhood and/or East 
Sooke Regional Park and the potential impacts of light pollution and potential impacts to property values 
and to wildlife. The applicant responded to state its responsibility under ISED Procedures Circular CPC-2-
0-03, Radiocommunication and Broadcasting Antenna Systems, for ensuring that antenna systems are 
installed and operated in a manner that respects the local environment and that complies with other 
statutory requirements. The applicant further replied that issues related to the impact on property values 
are outside of the scope of the application. One submission questioned how East Sooke will benefit from 
the tower installation. The applicant responded that it may consider third-party requests for colocation for 
the purpose of hosting safety/emergency services telecommunication infrastructure. Five of the 
submissions and the petition stated non-support for the application. 

In addition to replying to each submission, the applicant has provided a response matrix which is included 
as Appendix D. 

Designs that address the guidelines: The distance between the proposed tower and adjacent residences is 
greater than three times the tower height, as recommended by the CRD policy. The proposed tower site is 
located adjacent to undeveloped portion of East Sooke Regional Park. The closet dwelling on an adjacent 
property is located on Copper Mine Road, approximately 390 m away. 
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ISED Procedures Circular CPC-2-0-03 outlines matters and concerns that are considered “reasonable” and 
“unreasonable” under the public consultation process for proponents. Matters that are considered 
“reasonable” include: why the use of an existing antenna system or structure is not possible; why an 
alternate site is not possible; what the proponent is doing to ensure that the antenna system is not 
accessible to the general public; how the proponent is trying to integrate the antenna into the local 
surroundings; what options are available to satisfy aeronautical obstruction marking requirements at this 
site; what steps the proponent took to ensure compliance with the general requirements of this document. 
These concerns form the basis of the information requested of applicants in the CRD’s radio antenna 
system application policy in order to guide staff in providing a recommendation regarding antenna 
proposals. 

Matters that are considered by ISED to be “unreasonable” include: those that are related to disputes with 
members of the public related to the proponent’s service, but unrelated to antenna installations; potential 
effects that a proposed antenna system will have on property values or municipal taxes; and questions as 
to whether the Radiocommunication Act, the CPC-2-0-03 document itself, Safety Code 6, locally 
established bylaws, or other legislation, procedures and processes are valid or should be reformed in some 
manner.  

The concerns raised by the public primarily relate to uncertainty around the health consequences attributed 
to electromagnetic fields and around benefits to the local community of the proposal as a system intended 
for research purposes rather than improving service directly to residents. However, the proposed tower 
location and design satisfy the evaluation criteria outlined in the CRD’s policy. The applicant has presented 
rationale for the proposed location, demonstrated consideration of alternatives and mitigation measures, 
and provided information that address comments and questions received from members of the public. 
Therefore, staff recommend that a statement of concurrence be provided for the proposed 49 m 
telecommunications tower (LP000034). 

CONCLUSION 
An application has been received from 1291956 BC ULC to construct a 49 m telecommunications antenna 
system at 6246 Gordon Road for the purpose of providing long-range, high-throughput data 
communications in the high frequency band to support business activities in the area of data 
communications. Through the public consultation process, owners and occupants of land in proximity to 
the subject properties were provided opportunity to comment or ask questions. Nine submissions and a 
web petition with 90 names were received. The applicant submitted responses to each of the submissions 
and has provided a response matrix. The proposal addresses the evaluation criteria in the CRD’s Juan de 
Fuca Radiocommunication and Broadcasting Antenna Systems Application Policy and concerns raised in 
the submissions are outside the scope of matters that are considered “relevant” as part of the public 
consultation process outlined in ISED Procedures Circular CPC-2-0-03. Therefore, staff recommend that a 
statement of concurrence be provided. 

RECOMMENDATION 

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That a statement of concurrence be provided to 1291956 BC UCL. for the proposed 49 m radio 
communication and broadcasting antenna system on Lot 2, District Lots 143 and 200, and Section 154, 
Sooke District, Plan 42290. 
 
Submitted by: Iain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services 
Concurrence: Kevin Lorette, P.Eng., MBA, General Manager, Planning & Protective Services 
Concurrence: Larisa Hutcheson, P. Eng., Acting Chief Administrative Officer 

 
ATTACHMENTS 
Appendix A: Subject Property Map  
Appendix B: Development Proposal  
Appendix C: Public Submissions and Applicant Responses 
Appendix D: Response Matrix  
Appendix E: Referral Comments 
Appendix F: Evaluation Criteria  
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Appendix A:  Subject Property Map 
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Appendix B:  Development Proposal 
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Appendix C:  Public Submissions and Applicant Responses 
 

Submission #1: Kim Amorim 

 
 

Applicant’s Response #1: Kim Amorim 
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Submission #2a: Sean Holland 
 

 
 
 

Applicant’s Response #2a: Sean Holland  
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Submission #2b: Sean Holland 
 

 
 

 
Applicant’s Response #2b: Sean Holland 
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Submission #3a: Alex Stringer 
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Applicant’s Response #3a: Alex Stringer 
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Submission #3b: Alex Stringer 
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Applicant’s Response #3b: Alex Stringer 
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Submission #4: Justin Rubelo 
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Applicant’s Response #4: Justin Rubelo 
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Submission #5: Josh Stewart 
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Applicant’s Responses #5: Josh Stewart 
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Submission #6: Eric Hughes 
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Applicant’s Response #6: Eric Hughes 
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Submission #7: Shandelle Conrad 
 

 
Applicant’s Response #7: Shandelle Conrad 
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Submission #8: Ron King 
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Applicant’s Response #8: Ron King 
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Submission #9: Natalia Day 

 
  



Report to the LUC – January 17, 2023 
LP000034  32 

PPSS-35010459-2925 

Applicant’s Response #9: Natalia Day 
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Appendix D:  Response Matrix 
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Appendix E:  Referral Comments 
 

Referral Response – CRD First Nations Relations 
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Referral Response – CRD Regional Parks 
 

 
 
 

  



Report to the LUC – January 17, 2023 
LP000034  43 

PPSS-35010459-2925 

 
 
 
 
 
  



Report to the LUC – January 17, 2023 
LP000034  44 

PPSS-35010459-2925 

Appendix F:  Evaluation Criteria 
Evaluation Criteria:  
The CRD Board may consider the following when reviewing an application for an antenna system: 
 

1. Rationale for proposed location;  
2. Proximity to residential uses, institutions and public lands;  
3. Visibility and measures to integrate the antenna system into the local surroundings;  
4. Security measures;  
5. Alternatives and/or mitigation measures;  
6. Hazardous areas;  
7. Environmentally sensitive areas;  
8. Transport Canada’s aeronautical safety requirements;  
9. Referral responses including compliance with BC Building Code, if applicable;  
10. Comments received through public notification;  
11. Potential impact on the community if the application is approved.  
12. Designs that address the following guidelines:  

i) antenna systems are as unobtrusive and inconspicuous as possible;  
ii) the visual aesthetic impacts on the community are minimized;  
iii) landscaping or screening is incorporated;  
iv) displays of any type of lighting are avoided except where required by Transport Canada. 
Where lighting is proposed for security reasons, it shall be shielded from adjacent properties and 
kept to a minimum intensity by being of capped, downward facing and motion-sensory designs;  
v) antenna systems are set back at least three times the height of the antenna system from 
adjacent dwellings. The CRD may request a different setback due to factors such as buffering 
topography and vegetation, transportation and utility corridors, watercourses, or public comments. 



 
 

SU000748 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JANUARY 17, 2023 

 
 
SUBJECT Provision of Park Land for Subdivision Application SU000748 in Port 

Renfrew, BC, for The Easterly ½ of the North West ¼ of Section 36 
Township 13 Renfrew District Except that part shown coloured red on Plan 
346-R and except those parts in Plans 22475, 24267, 24755, 26515, 41154, 
50819, VIP59967 and EPP116278; AND The West ½ of the North West ¼ of 
Section 36 Township 13 Renfrew District except those parts in Plans 5109, 
24267, and 24755 

 
ISSUE SUMMARY 
To consider options for the provision of park land pursuant to Section 510 of the Local 
Government Act (LGA) with respect to a five-lot bare land strata subdivision in Port Renfrew.  

BACKGROUND 
The 1.08 ha area of land being subdivided is located within the northern portion of two larger 
parcels accessed from Parkinson Road that have combined total land area of 48.84 ha 
(Appendix A). The land is zoned CR-1 (Community Residential – One) under the Comprehensive 
Community Development Plan for Port Renfrew, Bylaw No. 3109. The 1.08 ha northern portion 
that is under consideration is accessed from Beachview Rise. The watercourse that flows through 
the parent properties is located well outside the subject area and is unaffected by the proposed 
subdivision. 
The application that is under consideration (SU000748) follows SU000747, which is an active 
subdivision application proposing to create a 1.08 ha parcel. SU000748, proposed to further 
subdivide the 1.08 ha parcel into five bare land strata lots (Appendix B). The requirement for 
provision of park land or payment for parks purposes pursuant to Section 510 of the LGA applies 
to the five bare land strata lot application (SU000748) (Appendix C). 
At the October 25, 2022, meeting, the Juan de Fuca Electoral Area Parks and Recreation Advisory 
Commission (the Commission) considered options for park land dedication requirements 
(Appendix D). 

ALTERNATIVES 
Alternative 1 
The Land Use Committee recommends to the Capital Regional District Board: 
That in accordance with Section 510 of the Local Government Act, park dedication in the amount 
of 5% be required for proposed subdivision of The Easterly ½ of the North West ¼ of Section 36 
Township 13 Renfrew District except that Part shown coloured Red on Plan 346R and Except 
those Parts in Plans 22475, 24267, 24755, 26515, 41154, 50819, VIP59967 and EPP116278; 
PID: 000-468-291 and The West ½ of the North West ¼ of Section 36 Township 13 Renfrew 
District Except Those Parts in Plans 5109, 24267, and 24755; PID: 009-565-787 (SU000748), 
except that a lesser amount may be acceptable where the owner agrees to establish a Statutory 
Right-of-way located on the common property of the proposed strata to the Capital Regional 
District connecting Beachview Drive to the established Statutory Right-of-Way shown on plan 
VIP50141, and that the owner agrees to construct a trail built to JdF Community Parks and 
Recreation standards prior to subdivision approval; and that the owner is requested to retain 
native vegetation on the land adjacent to the trail. 

https://goto.crd.bc.ca/teams/pps/jdfeap/_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2429


Report to the LUC – January 17, 2023 
SU000748  2 

PPSS-35010459-2950 

Alternative 2 
Refer the application back to staff for more information. 

IMPLICATIONS 
Legislative Implications 

Section 510 of the LGA requires the provision of park land at the time of subdivision where three 
or more additional lots are created and the smallest lot being created is 2 ha or less. Where a 
regional district provides a community park service and an official community plan contains 
policies and designations respecting the location and types of future parks, the owner may be 
required to provide either land or cash-in-lieu at the discretion of the local government. The 
amount of land to be provided may not exceed 5% of the land being subdivided. 
If an owner is to provide cash-in-lieu, the value of the land is based on the average market value 
of all land in the proposed subdivision calculated as that value would be on the date of preliminary 
approval of the subdivision before any works or services are installed, or a value agreed upon by 
the parties. Any money received for park land must be deposited in a reserve for the purpose of 
acquiring park lands. 
Land Use Implications 
Bylaw No. 3109, includes policies and objectives related to parks and trails. Should the application 
be approved, provision of park land is required under Section 510 of the LGA. Five percent of the 
total combined 48.84 ha land area is equal to 2.44 ha. However, the area of land being subdivided 
is 1.08 ha, where 5% would be equal to 540 m2. In absence of an appraised market value as 
identified by the LGA, the total combined 2022 assessed value of the 48.84 ha properties is 
$2,556,000.00; with $27,800.00 being 5% of this value. As SU000748 only considers a 1.08 ha 
portion of this larger property, the scaled 5% park land dedication is equal to approximately 
$2,826.00, based on the 2022 assessed value. 
In order to work towards a more interconnected community, staff drafted a plan for discussion 
purposes only that identified potential east-west trail locations in Port Renfrew (Appendix E). The 
area of land being subdivided is identified as a location of interest as there is an opportunity for 
securing these connections. 
The Commission considered subdivision application SU000748 at its meeting of October 25, 
2022, and passed the following motion: 

MOVED by Commissioner Croteau, SECONDED by Commissioner McKay that the Juan de 
Fuca Electoral Area Parks and Recreation Advisory Commission recommend to the Juan de 
Fuca Land Use Committee that a trail be accepted in the form of a statutory right-of-way 
constructed to JdF Community Parks and Recreation standards for proposed subdivision of The 
Easterly ½ of the North West ¼ of Section 36 Township 13 Renfrew District except that Part 
shown coloured Red on Plan 346R and Except those Parts in Plans 22475, 24267, 24755, 
26515, 41154, 50819, VIP59967 and EPP116278; PID: 000-468-291 and The West ½ of the 
North West ¼ of Section 36 Township 13 Renfrew District Except Those Parts in Plans 5109, 
24267, and 24755; PID: 009-565-787 and that the applicant be requested to retain native 
vegetation on the land adjacent to the trail. 

CARRIED 
 

  



Report to the LUC – January 17, 2023 
SU000748  3 

PPSS-35010459-2950 

A similar agreement was established during previous subdivision applications that abut the 
subject area. In accordance with Bylaw No. 3109, Section 4.8, the provision of park land must 
help the community achieve their quality of life goal objective. The Bylaw outlines that the 
provision of park land must be in the form of trails, tot lots, community parks, sports fields, regional 
parks, and/or interpretive parks. The proposed roadside trail to provide connectivity through 
existing and future residential areas meets the intent of Bylaw No. 3109. Staff recommend 
considering the JdF EA Parks and Recreation Advisory Commission’s advice for this subdivision 
application. The applicant would be responsible for constructing a 1.5 m wide trail prior to CRD 
approval of the subdivision. Completion of the works would be a condition of Juan de Fuca 
Planning’s sign-off to the Ministry of Transportation and Infrastructure that all subdivision 
requirements have been met. 
CONCLUSION 

The applicant proposes to subdivide 1.08 ha within a combined 48.84 ha subject area to create 
five bare land strata parcels and a common access driveway. The Commission considered the 
application on October 25, 2022, and recommended accepting a statutory right-of-way to 
accommodate a trial through the subdivision. Staff recommend that park dedication in the amount 
of 5% be received, except that a lesser amount may be accepted where the owner agrees to 
register a statutory right-of-way and construct a trail to JdF Community Parks and Recreation 
standards as a condition of the CRD’s sign-off to the Ministry of Transportation and Infrastructure 
prior to final approval of the subdivision. 

RECOMMENDATION 
The Land Use Committee recommends to the Capital Regional District Board:  
That in accordance with Section 510 of the Local Government Act, park dedication in the amount 
of 5% be required for proposed subdivision of The Easterly ½ of the North West ¼ of Section 36 
Township 13 Renfrew District except that Part shown coloured Red on Plan 346R and Except 
those Parts in Plans 22475, 24267, 24755, 26515, 41154, 50819, VIP59967 and EPP116278; 
PID: 000-468-291 and The West ½ of the North West ¼ of Section 36 Township 13 Renfrew 
District Except Those Parts in Plans 5109, 24267, and 24755; PID: 009-565-787 (SU000748), 
except that a lesser amount may be acceptable where the owner agrees to register a Statutory 
Right-of-way located on the common property of the proposed strata to the Capital Regional 
District connecting Beachview Drive to the established Statutory Right-of-Way shown on plan 
VIP50141, and that the owner agrees to construct a trail built to JdF Community Parks and 
Recreation standards prior to subdivision approval; and that the owner is requested to retain 
native vegetation on the land adjacent to the trail. 
 
Submitted by: Iain Lawrence, RPP, MCIP, Senior Manager, Juan de Fuca Local Area Services 
Concurrence: 

 
 

 

Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services 
Concurrence: Larisa Hutcheson, P. Eng., Acting Chief Administrative Officer 

 
ATTACHMENTS 
Appendix A: Property Location Map 
Appendix B: Proposed Subdivision Plan 
Appendix C: Section 510 of the LGA 
Appendix D: Minutes of a Meeting of the Juan de Fuca Electoral Area Parks and Recreation 

Advisory Commission held on Tuesday, October 25, 2022 
Appendix E: Draft Version of Port Renfrew Trails Plan 
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Appendix A:  Property Location Map 
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Appendix B:  Proposed Subdivision Plan 
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Appendix C:  Section 510 of the LGA 
 

Requirement for provision of park land or payment for parks purposes 

510 (1) Subject to this section and section 516 (3) (h) and (4) [phased development 
agreement rules], an owner of land being subdivided must, at the owner's option, 

(a) provide, without compensation, park land of an amount and in a 
location acceptable to the local government, or 
(b) pay to the municipality or regional district an amount that equals the 
market value of the land that may be required for park land purposes 
under this section as determined under subsection (6) of this section. 

(2) Despite subsection (1), 
(a) if a regional district does not provide a community parks service, the 
option under subsection (1) (b) does not apply and the owner must 
provide land in accordance with subsection (1) (a), and 
(b) subject to paragraph (a), if an official community plan contains 
policies and designations respecting the location and type of future 
parks, the local government may determine whether the owner must 
provide land under subsection (1) (a) or money under subsection (1) 
(b). 

(3) Subsection (1) does not apply to the following: 
(a) subject to subsection (4), a subdivision by which fewer than 3 
additional lots would be created; 
(b) a subdivision by which the smallest lot being created is larger 
than 2 hectares; 
(c) a consolidation of existing parcels. 

(4) Subsection (1) does apply to a subdivision by which fewer than 3 additional 
lots would be created if the parcel proposed to be subdivided was itself created 
by subdivision within the past 5 years. 
(5) The amount of land that may be required under subsection (1) (a) or used for 
establishing the amount that may be paid under subsection (1) (b) must not exceed 
5% of the land being proposed for subdivision. 
(6) If an owner is to pay money under subsection (1) (b), the value of the land 
is whichever of the following is applicable: 

(a) if the local government and the owner agree on a value for the land, 
the value on which they have agreed; 
(b) the average market value of all the land in the proposed 
subdivision calculated 

(i) as that value would be on the date of preliminary approval of 
the subdivision or, if no preliminary approval is given, a date 
within 90 days before the final approval of the subdivision, 
(ii) as though the land is zoned to permit the proposed use, and 
(iii) as though any works and services necessary to the 
subdivision have not been installed. 
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(7) If an owner and a local government do not agree on the average market value 
for the purpose of subsection (6), it must be determined in the manner 
prescribed in the regulations that the minister may make for this purpose. 
(8) If an area of land has been used to calculate the amount of land or money 
provided or paid under this section, that area must not be taken into account for a 
subsequent entitlement under subsection (1) in respect of any future subdivision of 
the land. 
(9) Subject to subsection (11), the land or payment required under subsection (1) 
must be provided or paid to a municipality or regional district as follows 

(a) subject to paragraph (b), before final approval of the subdivision 
is given; 
(b) if the owner and the local government enter into an agreement that 
the land or payment be provided or paid by a date specified in the 
agreement, after final approval of the subdivision has been given. 

(10) Notice of an agreement under subsection (9) (b) must be filed with the registrar 
of land titles in the same manner as a notice of a permit may be filed and section 
503 notice of permit on land title] applies. 
(11) Despite subsection (9), the minister may, by regulation, 

(a) authorize the payment that may be required by this section to be 
made by instalments, and 
(b) prescribe the conditions under which instalments may be paid. 

(12) If land is provided for park land under this section, the land must be shown as 
park on the plan of subdivision. 
(13) Section 107 [deposit in land title office operates to dedicate and vest park land] 
of the Land Title Act applies to park land referred to in subsection (12), except that, 

(a) in the case of land within a municipality, title vests in the 
municipality, and 
(b) in the case of land outside a municipality, title vests in the 
regional district if it provides a community parks service. 

(14) If an owner pays money for park land under this section, the municipality 
or regional district must deposit this in a reserve fund established for the 
purpose of acquiring park lands. 
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Appendix D:  Minutes of a Meeting of the Juan de Fuca Electoral Area Parks and Recreation 
Advisory Commission held on Tuesday, October 25, 2022 
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Appendix E:  Draft Version of Port Renfrew Trails Plan 
 

 



 
 

RZ000280 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JANUARY 17, 2023 

 
 
SUBJECT Zoning Bylaw Amendment Application for Two Properties Located at 

11237 West Coast Road – described as: 
• Lot A Section 74 Renfrew District Plan VIP71883 – 11237 West Coast 

Road; PID: 024-937-207; and 
• That Part of Section 74, Renfrew District Lying to the North of the 

Northerly Boundary of Plan 109RW; PID: 009-590-412 
ISSUE SUMMARY 
The landowner has submitted an application to rezone the subject properties from the Forestry 
(AF) zone to the Rural Commercial Recreation (Campground) (CR-2) zone with amendments. 

BACKGROUND 
The properties are subject to the Forestry (AF) zone and located on the north and south sides of 
West Coast Road, abutting the eastern boundary of Jordan River Regional Park (Sandcut Beach) 
to the west, AF zoned lands to the east and west, and Resource Land (RL) zoned land to the 
north (Appendix A). The subject lands are designated Coastal Upland (CU) in the Shirley-Jordan 
River Official Community Plan (OCP) Bylaw No. 4001. Portions of the property are located in 
Steep Slopes, Sensitive Ecosystem, and Riparian development permit areas. The 78.11 ha 
subject area is comprised of two parcels including a 7.7 ha waterfront parcel and a 70.4 ha Private 
Managed Forest Land (PMFL) parcel. The land is within the Shirley Fire Protection Service Area. 
The landowner has submitted an application to amend Bylaw No. 2040 by removing the land from 
the AF zone (Appendix B) and adding it to the CR-2 zone. The proposal includes amendments to 
the CR-2 zone for the purpose of developing a cabin and campground resort with accessory uses 
(Appendix C). The applicant has provided a concept plan that illustrates the future establishment 
of an “environmentally responsible” resort/“eco-resort” (Appendix D). The concept plan is 
supplemented by an Environmental Assessment and a Riparian Areas Protection Regulation 
assessment report (RAPR report) to inform and guide site planning and future development 
(Appendix E). Staff have prepared Bylaw No. 4518, for consideration (Appendix F). 

ALTERNATIVES 
Alternative 1 
That staff be directed to refer proposed Bylaw No. 4518, "Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 158, 2022”, to the Shirley-Jordan River 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 Transportation & Infrastructure 
Pacheedaht First Nation 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 

https://goto.crd.bc.ca/teams/pps/jdfeap/_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2429
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Alternative 2 
That proposed Bylaw No. 4518 not proceed. 

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). Staff recommend referring the proposed Bylaw No. 4518 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 properties 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 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 Shirley-Jordan River 
OCP area is consistent with the OCP, it does not proceed to the full CRD Board for a 
determination of consistency with the RGS. 
Land Use Implications 
The Shirley-Jordan River OCP designates the subject area as Coastal Upland. The intent of the 
Coastal Upland land use designation is to support the continued use of those lands for forestry. 
Lands in this designation consist primarily of parcels enrolled in the PMFL program or zoned for 
forestry uses. If lands are removed from the PMFL program, then uses such as low-impact 
recreation and low-impact tourism are supported. Community parks, single-family residential, and 
agriculture are also supported in this designation. The concept plan proposes low-impact tourism 
consistent the Shirley-Jordan River contextual rural character and in keeping with the community 
goals identified by the OCP. 
The CR-2 zone currently exists within Bylaw No. 2040; however, no lands in the bylaw area are 
currently subject to this zone (Appendix G). The provided concept plan illustrates 39 cabins; 84 
campsites; staff accommodation; office and reception space combined with a convenience store 
and a caretaker dwelling unit; assembly uses; and accessory and utility buildings. The proposal 
also retains a dwelling and cabin located on the waterfront portion of the property. In order to 
regulate these uses, a number of amendments are proposed to CR-2 zone. Since no land within 
the bylaw area is currently subject to this zone, no non-conforming land uses and developments 
will be created as a result of amendments. Staff are of the opinion that the proposed development 
may be considered in alignment with the Coastal Uplands Land Use designation and Shirley-
Jordan River OCP policies; however, the OCP does not define low-impact tourism. 
The development proposal incorporates recommendations provided by the environmental reports 
to preserve watercourses and limit the number of new stream crossings. The proposed semi-
clustering of accommodation types and limits on the potential expansion of the proposed 
development would be regulated by the proposed amendments to the CR-2 zone. 
Should proposed Bylaw No. 4518 proceed, the amended CR-2 zone would allow for a mixture of 
uses and low densities including one campsite per 0.5 ha to a maximum of 100 campsites per 
parcel; one tourist cabin per 0.5 ha to a maximum of 30 tourist cabins per parcel; one convenience 
store per parcel; one caretaker dwelling; one one-family dwelling; and assembly uses. The 
proposed zone also introduces a definition for staff accommodation, which provides an 
opportunity to address housing goals identified in the OCP. The proposed zone stipulates 9 m to 
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15 m setbacks, and separation distances between cabin units to provide space for vegetation 
consistent with the landowner’s intention to develop an “eco-resort” that integrates with the 
broader community’s rural character. 
Based on the information provided by the applicants and the policies of the Shirley-Jordan River 
OCP, staff recommend that the application be referred to the Shirley-Jordan River APC, and to 
relevant CRD departments, First Nations and external agencies. 
CONCLUSION 
The purpose of Bylaw No. 4518 is to amend Bylaw No. 2040 by removing the subject properties 
from the Forestry (AF) zone and adding those parcels to the Rural Commercial Recreation 
(Campground) (CR-2) zone with amendments. Staff have prepared proposed Bylaw No. 4518 
and recommend referral to the Shirley-Jordan River APC, First Nations, CRD departments and 
external 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. 

RECOMMENDATION 
That staff be directed to refer proposed Bylaw No. 4518, "Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 158, 2022”, to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, 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 Transportation & Infrastructure 
Pacheedaht First Nation 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 
 
Submitted by: Iain Lawrence, RPP, MCIP, Senior Manager, Juan de Fuca Local Area Services 
Concurrence: Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services 

 
ATTACHMENTS 
Appendix A: Subject Property and Zoning Map 
Appendix B: Current Forestry Zone – AF 
Appendix C: Proposed Rural Commercial Recreation (Campground) Zone – CR-2 with 

amendments 
Appendix D: Concept Plan 
Appendix E: Environmental Assessment Maps by Corvidae, dated May 2022 
Appendix F: Proposed Bylaw No. 4518 
Appendix G: Unimplemented Rural Commercial Recreation (Campground) Zone – CR-2 
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Appendix A:  Subject Property and Zoning Map 
 

 
 

  



Report to the LUC – January 17, 2023 
RZ000280  5 

PPSS-35010459-2953 

Appendix B:  Current Forestry Zone – AF 
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Appendix C:  Proposed Rural Commercial Recreation (Campground) Zone – CR-2  
with amendments 
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Appendix D:  Concept Plan 
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Appendix E:  Environmental Assessment Maps by Corvidae, dated May 2022 
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Appendix F:  Proposed Bylaw No. 4518 
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Appendix G:  Unimplemented Rural Commercial Recreation (Campground) Zone – CR-2 

 



 
 

RZ000281 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JANUARY 17, 2023 

 
 
SUBJECT Zoning Amendment Application for Strata Lot A (3692 Waters Edge Drive) 

& Strata Lot B (12051 West Coast Road), Section 2, Renfrew District, Strata 
Plan VIS6939, Together with an interest in the Common Property in 
proportion to the unit entitlement of the Strata Lot as shown on Form V 

ISSUE SUMMARY 
Landowners of a non-conforming two-lot building strata property in Jordan River have submitted 
a joint application to amend Bylaw No. 2040 by changing the zone from Rural Residential 2A  
(RR-2A) to the Rural Residential 1 (RR-1) zone for the purposes of dissolving the strata and 
subdivision. 

BACKGROUND 
The 0.94 ha property is located in Jordan River on the corner of Waters Edge Drive of West Coast 
Road and is subject to the Rural Residential 2A (RR-2A) zone under Bylaw No. 2040 
(Appendix A). The property is designated as Pacific Acreage under the Shirley-Jordan River 
Official Community Plan (OCP), Bylaw No. 4001. 
The property is a non-conforming two-lot building strata that was constructed prior to adoption of 
the bylaw that zoned the land RR-2A, which permits only one dwelling unit per parcel. Buildings 
and structures cover approximately 3% of the property and are arranged as two limited common 
property areas aligned with the siting of the two existing one-family dwellings. The eastern 
dwelling and related land area is identified as “A” (Strata Lot A – 3692 Waters Edge Drive) with 
the western lands, dwelling and detached accessory suite identified as “B” (Strata Lot B – 12051 
West Coast Road). The dwelling units are serviced by separate wells and septic systems. 
The landowners have made an application to change the zone from RR-2A (Appendix B) to Rural 
Residential 1 (RR-1) (Appendix C). The RR-1 zone includes a minimum parcel size that would 
permit subdivision to dissolve the existing building strata and divide the property into two 0.4 ha 
fee-simple parcels that reflect the current arrangement of buildings and limited common property 
areas (Appendix D). Staff have prepared Bylaw No. 4519 for consideration (Appendix E). 
At its meeting of October 18, 2022, the Juan de Fuca Land Use Committee recommended referral 
of the proposed bylaw to the Shirley-Jordan River Advisory Planning Commission (APC); 
appropriate CRD departments; BC Hydro; District of Sooke; the Archaeology Branch and Water 
Protection Section within the Ministry of Forests; the Ministry of Land, Water, and Resource 
Stewardship; the Ministry of Transportation & Infrastructure; the Pacheedaht First Nation; RCMP; 
Sooke School District #62; and the T’Sou-ke First Nation. Comments have been received and are 
included in Appendix F. 

ALTERNATIVES 
Alternative 1 
The Land Use Committee recommends to the Capital Regional District Board: 
1. That the referral of proposed Bylaw No. 4519, "Juan de Fuca Land Use Bylaw, 1992, 

Amendment Bylaw No. 159, 2022", to the Shirley-Jordan Advisory Planning Commission, 
CRD departments, BC Hydro; District of Sooke; the Archaeology Branch and Water Protection 
Section within the Ministry of Forests; the Ministry of Land, Water, and Resource Stewardship; 
the Ministry of Transportation & Infrastructure; the Pacheedaht First Nation; RCMP; Sooke 
School District #62; and the T’Sou-ke First Nation be approved and the comments received; 

https://goto.crd.bc.ca/teams/pps/jdfeap/_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-2429
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2. That proposed Bylaw No. 4519 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. 4519. 

Alternative 2 
That the CRD Board not proceed with proposed Bylaw No. 4519. 

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). The Shirley-Jordan River APC considered the application at its meeting 
on November 15, 2022. 
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 Land will be sent notice of the proposed bylaw amendment and the 
public hearing would be advertised in the local paper and on the CRD website. 
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 Shirley-Jordan River 
OCP (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 Shirley-Jordan River OCP. 
Referral Comments 

Referrals were sent to 11 agencies, CRD departments and to the Shirley-Jordan River APC. 
Comments received are summarized below and included in Appendix F. 
BC Hydro has no issues or concerns with the zoning amendment. 
District of Sooke has no concerns. 
T’Sou-ke First Nation stated that there are no comments to provide at this time. 
Ministry of Transportation & Infrastructure explained that this proposed bylaw amendment does 
not require Ministry approval under Section 52 of the Transportation Act. However, the Ministry 
noted that a subdivision application to the Ministry will be required once the strata has been 
dissolved. 
Ministry of Forests, Water Protection advised that it may be in the interests of owners of the 
unregistered well identified within the application to have it registered. Pursuant to the Water 
Sustainability Act, any and all wells must be licenced if used for non-domestic purposes. Water 
Protection also noted that, while the subject aquifer (aquifer 944) is classified as moderately 
vulnerable to surface sourced contamination, the location of the subject properties may be highly 
vulnerable. The Ministry provided links to information for guiding the landowners for future use on 
their property to reduce potential impacts to the subject aquifer. 
School District # 62 specified that they have no concerns with respect to this application. 
CRD First Nations Relations and Archaeology stated that this department has no comments. 
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CRD Bylaw Enforcement expressed no issues with the proposed bylaw. 
The Shirley-Jordan River APC considered the application at their November 15, 2022, meeting 
with approximately 4 members of the public in attendance. The Shirley-Jordan River APC moved 
the following motion: 

MOVED by Fiona McDannold, SECONDED by Vivi Curutchet that the Shirley-Jordan River 
Advisory Planning Commission recommends to the Juan de Fuca Land Use Committee 
support for zoning amendment application RZ000281. 

CARRIED 
Land Use 

The subject property is on the southwestern corner of the intersection between Waters Edge Drive 
and West Coast Road. The abutting parcels to the west and south are subject to the RR-2A zone, 
the parcel on the opposite side of Waters Edge Drive is subject to the Resource Land (RL) zone, 
and a large 130.8 ha property on the north side of West Coast Road is split-zoned Wildwood 
Terrace Neighbourhood Commercial (C-1A) and Wildwood Terrace 4 (WT-4). The Shirley-Jordan 
River OCP, Bylaw No. 4001, designates the subject property as Pacific Acreage. The intent of 
the Pacific Acreage land use designation is to support residential uses, suites and duplexes to 
create housing affordability, home based businesses, agriculture, and small-scale commercial 
and tourism activities. Supported parcel sizes are generally on parcels in the 2 ha range, which 
is larger than the proposed minimum parcel size. The Shirley-Jordan River OCP does not 
designate any development permit areas on the subject building strata property. 
Notwithstanding the development policies for the Pacific Acreage designation, the Shirley-Jordan 
River OCP allows for consideration of rezoning applications of building strata properties for 
subdivision, provided that the subject strata was registered prior to the adoption of the OCP. In 
particular, the OCP stipulates that the total number of parcels that can be created as a result of 
such a rezoning application must be equivalent to the number of existing dwellings. Registration 
of the subject building strata occurred in April 2010, prior to adoption of the Shirley-Jordan River 
OCP in July 2018. Proposed Bylaw No. 4519 deletes the property from the RR-2A zone and adds 
it to the RR-1 zone. Such an amendment is consistent with the OCP. 
The proposed RR-1 zone includes agriculture as a permitted use, whereas the RR-2A zone 
permits horticulture accessory to a residential use. Furthermore, the RR-1 does not permit an 
additional camper/travel trailer for temporary accommodation of guests or Category 3 home 
based businesses (home industry), which are listed as permitted within the current RR-2A zoning. 
The proposed RR-1 zone permits a minimum parcel size of 0.4 ha, one two-family dwelling per 
parcel, community care facilities, which are densities and uses that are excluded from the RR-2A 
zone. While both the current and proposed zones allow for either one secondary or one detached 
accessory suite; suites are not permitted on properties with a two-family dwelling and must adhere 
to Part 1, Subsection 4.19 or 4.20 of Land Use Bylaw No. 2040. 
Comments received have been reviewed by staff in conjunction with proposed Bylaw No. 4519. 
Based on the information provided by the applicants, received comments, and the policies of the 
Shirley-Jordan River OCP, staff recommend that proposed Bylaw No. 4519, be introduced, read 
a first and second time, and that a public hearing be held with respect to the proposed bylaw. 
CONCLUSION 

The purpose of Bylaw No. 4519 is to amend the Juan de Fuca Land Use Bylaw No. 2040 by 
changing the zone of the subject property from RR-2A to RR-1. Staff have prepared proposed 
Bylaw No. 4519 and recommend receipt of referral comments, first and second reading and 
advancement to public hearing. 
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RECOMMENDATION 
The Land Use Committee recommends to the Capital Regional District Board: 
1. That the referral of proposed Bylaw No. 4519, "Juan de Fuca Land Use Bylaw, 1992, 

Amendment Bylaw No. 159, 2022", to the Shirley-Jordan Advisory Planning Commission, 
CRD departments, BC Hydro; District of Sooke; the Archaeology Branch and Water Protection 
Section within the Ministry of Forests; the Ministry of Land, Water, and Resource Stewardship; 
the Ministry of Transportation & Infrastructure; the Pacheedaht First Nation; RCMP; Sooke 
School District #62; and the T’Sou-ke First Nation be approved and the comments received; 

2. That proposed Bylaw No. 4519 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. 4519. 

 
 
Submitted by: Iain Lawrence, RPP,MCIP, Senior Manager, Juan de Fuca Local Area Services 
Concurrence: Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services 
Concurrence: Larisa Hutcheson, P. Eng., Acting Chief Administrative Officer 
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Appendix B: Current Rural Residential 2A Zone – RR-2A 
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Appendix D: Proposed Strata Conversion Plan 
Appendix E: Proposed Bylaw No. 4519 
Appendix F: Referral Comments 
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Appendix A:  Subject Property and Zoning Map 
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Appendix B:  Current Rural Residential 2A Zone – RR-2A 
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Appendix C:  Proposed Rural Residential 1 Zone – RR-1 
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Appendix D:  Proposed Strata Conversion 
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Appendix E:  Proposed Bylaw No. 4519 
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Appendix F:  Referral Comments 
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