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JUAN DE FUCA LAND USE COMMITTEE 

 
Notice of Meeting on Tuesday, June 18, 2024, at 7 pm 

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

 
 

AGENDA 
 

1. Territorial Acknowledgment  
 

2. Approval of Agenda 
 

3. Adoption of Minutes of May 21, 2024 
 

4. Chair’s Report 
 

5. Planner’s Report 
 

6. Presentation 
a) Don Closson (CRD Representative) and Sid Jorna (Commission Chair), Juan de Fuca 

Electoral Area Parks and Recreation Advisory Commission re: Determination of Park 
Land Requirements 
 

7. Non-Adhering Residential Use within the Agricultural Land Reserve Application 
a) AG000085 - Parcel A (DD 80053I) of Section 86, Sooke District (315 Becher Bay 

Road) 
 

8. Zoning Amendment Applications 
a) RZ000285 - That Part of Lot 2, Section 60, Renfrew District, Plan 6764 Lying to the 

South of the 66 Foot Road Dedicated by Said Plan (9333 Invermuir Road) 
b) RZ000286 - That Part of Section 90, Renfrew District, Shown Outlined in Red on Plan 

913R Lying to the South of the Southerly Boundary of Plan 503RW and to the West of 
a Boundary Parallel to and Perpendicularly Distant 575 Feet from the Easterly 
Boundary of that Part of Said Section Shown Outlined in Red on Said Plan 913R, 
Except Part in Plan VIP80043 (9285 Invermuir Road) 
 

9. 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. 
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Minutes of a Meeting of the Juan de Fuca Land Use Committee 
Held Tuesday, May 21, 2024, at the Juan de Fuca Local Area Services Building 
3 – 7450 Butler Road, Otter Point, BC 

 
 
PRESENT: Director Al Wickheim (Chair), Les Herring, Vern McConnell, Roy McIntyre, 

Ron Ramsay, Dale Risvold, Anna Russell 
Staff: Darren Lucas, Planner; Juan de Fuca Local Area Services; 
Wendy Miller, Recorder 

PUBLIC: 1 in-person; 1 EP 
 
EP – Electronic Participation 
 
The meeting was called to order at 7:00 pm. 
 
1. Territorial Acknowledgement 

The Chair provided a Territorial Acknowledgement. 
 

2. Approval of the Agenda 
 
MOVED by Dale Risvold, SECONDED by Vern McConnell that the agenda be approved. 

CARRIED 
 

3. Adoption of Minutes of March 19, 2024, and April 16, 2024 
 

4. Chair’s Report 
The Chair stated that the application under consideration this evening has opportunity to 
provide trail to enhance park connectivity and advance the Active Transportation Network 
Plan. 
 

5. Planner’s Report 
No report. 
 

6. Administrative Bylaw 
a) Provision of Park Land Requirement for Subdivision 

SU000711 and SU000756 - That Part of Section 17, Otter District, Lying East of Otter 
Point Road, Except Parcel C (DD43782I) and Except Parts in Plans 3054 and 17721: 
PID: 009-499-369 (3542 Otter Point Road) 
Darren Lucas spoke to the staff report addressing the provision of 5% park land or cash-
in-lieu pursuant to Section 510 of the Local Government Act (LGA) regarding a 6-lot 
subdivision. 
 
The subject property, proposed subdivision and Wieland Road right-of-way were 
highlighted. 
 
Attention was directed to the proposal submitted by the landowner, as included in the staff 
report, to satisfy provision of park land requirement, which was as supported by the Juan 
de Fuca Electoral Area Parks and Recreation Advisory Commission at its meeting of 
March 26, 2024. 
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It was confirmed that the application agent was present. 
 
Darren Lucas stated that: 
- as part of the subdivision process, a segment of land would be added to the Wieland 

Road right-of-way held by the Ministry of Transportation and Infrastructure 
- the JdF Community Parks Program has a Licence of Occupation over the Wieland 

Road right-of-way which permits trail improvements 
 

LUC discussion ensued regarding the applicant’s proposal relative to the value of park 
land or cash-in-lieu required by the LGA and the improvements proposed in the right-of-
way not held by the CRD. 
 
MOVED by Roy McIntyre, SECONDED by Vern McConnell that 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 the proposed subdivision of That Part of Section 17, Otter 
District, Lying East of Otter Point Road, Except Parcel C (DD43782I) and Except Parts in 
Plans 3054 and 17721 (the ”Land”); PID: 009-499-369; except that a lesser amount may 
be acceptable where the owner agrees to construct a trail built to JdF Community Parks 
and Recreation standards prior to subdivision approval on that part of the Land that will 
become the Wieland Road right-of-way. 

CARRIED 
 
At the request of the Chair, Darren Lucas outlined resources which guide consideration of 
park land requirements including local Official Community Plans, the Juan de Fuca 
Community Parks and Recreation Strategic Plan, and, in future, the Active Transportation 
Network Plan. 
 
MOVED by Anna Russell, SECONDED by Director Wickheim that a representative for the 
Juan de Fuca Electoral Area Parks and Recreation Advisory Commission be invited to the 
next Land Use Committee meeting to make a presentation regarding considerations for 
determining park land requirements. 

CARRIED 
 

The Director supported extending an invite to the Chair of the Commission. 
 

7. Adjournment 
The meeting adjourned at 7:46 pm. 
 
 
 
 

___________________________________ 
Chair 



  

AG000085 

 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JUNE 18, 2024 

 

 
SUBJECT Non-Adhering Residential Use within the Agricultural Land Reserve 

Application for Parcel A (DD 80053I) of Section 86, Sooke District – 315 
Becher Bay Road 

ISSUE SUMMARY 

To consider an application for a non-adhering residential use for the purpose of constructing a 
detached secondary suite (carriage house) and an accessory building (garage) on land in the 
Agricultural Land Reserve (ALR). 

BACKGROUND 

The 4 ha parcel is located at 315 Becher Bay Road and is in the Agricultural Land Reserve (ALR) 
(Appendices A and B). The property is designated Agriculture in the Official Community Plan 
(OCP) for East Sooke, Bylaw No. 4000, and is zoned Agricultural (AG) in the Juan de Fuca Land 
Use Bylaw, 1992, Bylaw No. 2040. The parcel is adjacent to AG zoned parcels to the north and 
south and backs on to Becher Bay to the east (Appendix C). 

CRD Building Permit records show that a single-family dwelling was constructed in 1977; 
however, the permit was never completed. The property is not currently used for farming. 

The applicant recently commenced construction of a 186 m2 carriage house that includes a 
103 m2 detached accessory suite (Appendix D), and an additional 114 m2 steel frame garage 
without a building permit (Appendix E). ALR regulations were updated in 2021 to allow ALR 
parcels of 40 ha or less one residence up to 500 m2 and one additional residence up to 90 m2. 
Since the floor area of the proposed residence is greater than 90 m2, it is considered a non-
adhering residential use and must be approved by the Agricultural Land Commission (ALC). Since 
the proposed garage is not for farm use, it is also considered a non-adhering residential use and 
must be approved by the ALC. In order to obtain a building permit and complete construction, 
approval for the non-adhering residential use and approval for variances to increase the allowable 
floor area and height of a detached accessory suite are required. 

ALTERNATIVES 

Alternative 1 
That staff be directed to refer the application for a non-adhering residential use for Parcel A  
(DD 80053I) of Section 86, Sooke District to the Juan de Fuca Electoral Area Agricultural Advisory 
Planning Commission for comment. 

Alternative 2 
That the application be denied and not be forwarded to the ALC. 

Alternative 3 
That the application be forwarded to the ALC with no comment. 

Alternative 4 
That this report be referred back to staff for more information. 
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IMPLICATIONS 

Legislative Implications 
Section 20.1 of the Agricultural Land Commission Act (ALC Act) limits residential use of 
agricultural land to one residence per parcel and a total floor area of 500 m2 or less. Section 34.3 
of the Agricultural Land Reserve Use Regulation allows for an additional residence to be 
constructed if conditions in the regulation are met. If a parcel is 40 ha or less, the secondary 
residence must have a floor area of 90 m2 or less. An owner may apply to the ALC for a non-
adhering residential use for permission to alter the condition limiting the size of an additional 
residence under Section 25 of the ALC Act. In making a determination with respect to an 
application for a non-adhering residential use, the ALC will consider the prescribed criteria, if any, 
and must not grant permission for an additional residence unless the additional residence is 
necessary for a farm use pursuant to section 25(1.1) of the ALC Act. 

Section 34(4) of the ALC Act requires that local government review applications and, subject to 
subsection (5), forward the application to the ALC together with comments and recommendations 
in respect of the application. If the application applies to land zoned by bylaw to permit farm use, 
or requires an amendment to an official community plan or zoning bylaw, the local government 
may exercise its authority to forward the application to the ALC. If an application is not forwarded, 
it proceeds no further and is not considered by the ALC. 

Public Consultation Implications 
There are no public notification requirements for non-adhering residential use applications 
established by the ALC. Applications must be filed with local government and public comments 
may be collected. 

The Juan de Fuca Agricultural Land Reserve Application Policy (the Policy) was adopted by the 
CRD Board on December 9, 2020, to direct referral of ALR applications to either the JdF 
Agricultural Advisory Planning Commission (JdF AAPC) or to a local Advisory Planning 
Commission (APC) for comment. 

The AAPC and APCs were established to make recommendations to the Land Use Committee 
(LUC) and CRD Board on land use planning matters referred to them. Staff recommend referring 
the application to the JdF AAPC for comment. 

Land Use Implications  
There is a 290 m2 single-family dwelling and a 14 m2 wellhouse situated in the central eastern 
portion of the property. The detached accessory suite (carriage house) is proposed to be sited to 
the northwest of the dwelling and the accessory building (garage) is proposed to be sited to the 
southwest of the dwelling. All structures will be accessed from a single driveway access from 
Becher Bay Road to the west (Appendix F). The parcel is designated as several Development 
Permit Areas by the East Sooke OCP, Bylaw No. 4000. The applicable Development Permit 
guidelines for all recent non-farm use land clearing on the parcel are being addressed under 
Development Permit application DP000416. 

The applicant has provided a proposal outlining the rationale for the application (Appendix G) that 
indicates the siting for the proposed structures were chosen for its accessibility from the existing 
driveway and house. Each storey of the carriage house is 93 m2; however, an additional 10 m2 
on the main floor is designated as an entrance and laundry area for the suite, which increases 
the floor area to approximately 103 m2. 

The East Sooke OCP, Bylaw No. 4000, designates land in the ALR as Agriculture to protect 
these lands for current and future agricultural activities. This designation supports farming 
activities and other land uses as permitted by the ALC. Policy 464F states that the ALC Act and 
Regulations will be taken into account in the review of any land use or building application on 
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lands in the ALR. Policy 464G recommends that buildings be sited on less productive lands and 
that buildings be clustered to maximize the area available for agriculture. Policy 464H supports 
site specific zoning to allow multiple residences on Agriculture parcels to make farming more 
affordable, subject to appropriate controls being in place to ensure long-term farming use and 
approval of the ALC. 

The land is zoned Agricultural (AG) under the Juan de Fuca Land Use Bylaw No. 2040. The AG 
zone permits multiple dwelling units including either a secondary suite or a detached accessory 
suite subject to approval from the ALC. Section 20.1 of the ALC Act was updated in 2019 and 
now limits parcels to one residence with a total floor area of 500 m2 or less. Section 34.3 of the 
Agricultural Land Reserve Use Regulation was updated in 2021 and allows for an additional 
residence of up to 90 m2 to be constructed on parcels less than 40 ha. In order to construct an 
additional residence with a floor area greater than 90 m2, approval for a non-adhering residential 
use is required from the ALC. Approval is required from the LUC and CRD Board to vary Section 
4.20 (f) of the JdF Land Use Bylaw No. 2040, which specifies that the maximum floor area of a 
detached accessory suite is 90 m2. The request to increase the maximum allowable floor area 
of a detached accessory suite would be considered under concurrent Development Variance 
Permit application VA000162 upon return of this application to the LUC following review by the 
JdF AAPC. A request to increase the maximum height permitted for a detached accessory suite 
from 7 m to 8.37 m was also requested under the variance application. 

The Ministry of Agriculture’s 2013 Guide for Bylaw Development in Farming Areas includes 
criteria for regulating residential uses in the ALR. Options for reducing impacts of residential 
uses on ALR land include restricting the overall residential footprint, limiting the building size, 
and regulating the siting within a maximum setback from the roadway. Should the application 
be approved, the proposed detached accessory suite (carriage house) will be required to meet 
the siting specifications of the AG zone, as well as the Detached Accessory Suite regulations 
unless varied under VA000162. The proposed accessory building (garage) will be required to 
meet the siting specifications of the AG zone, as well as the Detached Accessory Buildings and 
Structures regulations. 

The Juan de Fuca Agricultural Land Reserve Application Policy establishes evaluation criteria 
and procedures for ALR applications. In accordance with the Policy, staff recommend that the 
application be referred to the JdF AAPC for comment. 

CONCLUSION 

An application has been received to approve the non-adhering residential use of land located 
within the Agricultural Land Reserve. The owners propose to construct a detached accessory 
suite (carriage house) with a floor area that exceeds the allowance provided by the ALR Use 
Regulation, and an accessory building (garage) for residential use. In order to proceed as 
proposed, the Agricultural Land Commission must approve the uses, which requires a resolution 
of support from the CRD Board. Staff recommend that the application be referred to the JdF 
Agricultural Advisory Planning Commission for review and comment. Comments received from 
the JdF AAPC will be returned the Land Use Committee for consideration and a 
recommendation to the CRD Board and Agricultural Land Commission. At that time, the Land 
Use Committee may also give consideration to approval of the requested variances for the 
detached accessory suite. 
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RECOMMENDATION 

That the application for a non-adhering residential use for Parcel A (DD 80053I) of Section 86, 
Sooke District, be referred to the JdF Agricultural Advisory Planning Commission for comment. 

 

Submitted by: Iain Lawrence, MCIP, RPP, Senior Manager, Juan de Fuca Local Area Services 

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

ATTACHMENTS 

Appendix A: Subject Property Map  
Appendix B: Agricultural Land Reserve Map 
Appendix C: Zoning Map 
Appendix D: Proposed Detached Accessory Suite (Carraige House) 
Appendix E: Proposed Accessory Building (Garage) 
Appendix F: Site Plan 
Appendix G: Proposal 
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Appendix A:  Subject Property Map 
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Appendix B:  Agricultural Land Reserve Map  
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Appendix C:  Zoning Map 
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Appendix D: Proposed Detached Accessory Suite (Carriage House) 
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Appendix E: Proposed Accessory Building (Garage) 
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Appendix F: Site Plan 
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Appendix G:  Proposal 
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RZ000285 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JUNE 18, 2024 

 
 
SUBJECT Zoning Amendment Application for That Part of Lot 2, Section 60, Renfrew 

District, Plan 6764 Lying to the South of the 66 Foot Road Dedicated by Said 
Plan (PID: 003-175-201) – 9333 Invermuir Road 

ISSUE SUMMARY 
The landowners have applied to rezone the subject property from the Rural A zone to the Rural 
Residential 3 zone (RR-3) to facilitate subdivision. 

BACKGROUND 
The 7.8 ha oceanfront subject property is located on Invermuir Road in Shirley and is zoned Rural A 
in the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 (Appendix A). The property is designated 
Pacific Acreage in the Shirley-Jordan River Official Community Plan (OCP), Bylaw No. 4001. Abutting 
properties along the south side of Invermuir Road are zoned Rural A, and parcels on the north side of 
Invermuir Road are a mixture of Rural A, Rural 2 (RU-2), and Forestry (AF) zoned lands. Portions of 
the property are designated as Steep Slopes, Shoreline Protection, and Sensitive Ecosystem 
development permit areas. There are two existing dwellings and one accessory building that are 
serviced by septic and water cisterns (~11,365 L & ~13720 L). The cisterns are refilled through water 
delivery. The property is located within the Shirley Fire Protection Local Service Area. 

The landowners have submitted an application to amend Bylaw No. 2040 by removing the property 
from the Rural A zone (Appendix B) and adding it to the Rural Residential 3 (RR-3) zone (Appendix C) 
to facilitate a 2-lot fee-simple subdivision application (SU000763), proposing one lot for each of the 
two existing dwellings (Appendix D). The proposal is supplemented by an Environmental Report and 
a Riparian Areas Regulation Report (RAPR) (Appendix E). 

Staff have prepared Bylaw No. 4615 for consideration (Appendix F) based on the information provided 
by the applicant. 

ALTERNATIVES 

Alternative 1 

That staff be directed to refer proposed Bylaw No. Bylaw No. 4615, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 165, 2024" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
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 
RCMP 
Sooke School District #62 

Alternative 2 

That proposed Bylaw No. 4615 not proceed. 
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IMPLICATIONS 
Legislative Implications 

The Advisory Planning Commissions (APCs) were established to make recommendations to the Land 
Use Committee (LUC) on land use planning matters referred to them related to Part 14 of the Local 
Government Act (LGA). Staff recommend referring proposed Bylaw No. 4615 to the Shirley-Jordan 
River APC. 

Pursuant to Section 464(3) of the LGA, since an official community plan is in effect for the area that is 
the subject of the zoning bylaw, the bylaw is consistent with the OCP, and the sole purpose of the 
bylaw is to permit a development that is entirely a residential development, the CRD must not hold a 
public hearing with respect to the bylaw. Upon receipt of referral comments the LUC and may consider 
a recommendation for all bylaw readings and adoption at the same meeting. 
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 CRD Board for a determination of 
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent with the 
policies of the Shirley-Jordan River OCP. 
First Nations Implications 

The CRD places a high value on its relationship with First Nations and the enhancement of reciprocal 
engagement procedures that advance reconciliation. The subject property is located within the 
traditional territory of the Pacheedaht and T’Sou-ke First Nations. Each Nation will be invited to 
participate in the land use review and referral process to inform the Nations of proposed development 
activity within their territory and seek meaningful dialogue and comment with respect to the proposal. 
Land Use Implications 
The Shirley-Jordan River OCP designates the subject property as Pacific Acreage (PA), which 
generally consists of rural and rural residential zoned lands outside Settlement areas and west of Muir 
Creek. The PA designation supports an average minimum parcel size of one parcel per two hectares 
provided that no new parcels are created with an area of less than one hectare. The OCP generally 
supports a density of one single-family dwelling or one two-family dwelling per parcel for land 
designated PA. The OCP also includes policies that support the rezoning of Rural A zoned lands for 
the purposes of subdivision to create a number of lots equivalent to the number of existing dwellings. 
Proposed Bylaw No. 4615, removes the property from the Rural A zone and adds it to the RR-3 zone. 
This is aligned with the OCP and its intention to maintain the neighbourhood’s rural character. 
The RR-3 zone does not permit intensive agriculture; silviculture; animal hospitals; veterinary clinics; 
accessory on-site logging; pole, post, or shake cutting from on-site trees; and finfish culture, which are 
all permitted uses within the current Rural A zone. The RR-3 zone has minimum parcel size of 2 ha 
and permits one one-family dwelling or one duplex per parcel with either a secondary suite or a 
detached accessory suite permitted where there is no duplex. In comparison, the current Rural A zone 
has a minimum parcel size of 4 ha and permits up to four one-family dwellings on parcels that are 
greater than 4 ha but less than 16 ha. Proposed Bylaw No. 4615 does not increase the existing density 
of one-family dwellings on the 7.8 ha property. Each potential parcel could support either a secondary 
suite or detached accessory suite. 

The Environmental Report and RAPR provide an inventory of sensitive ecosystems and wildlife with 
an impact assessment of existing development and the proposed subdivision. Together, both reports 
provide recommendations for the proposed subdivision to meet the development permit area 
guidelines and provincial regulations, such as those under the Water Sustainability Act and 
Regulations. 
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While the owner has applied for a two-lot subdivision, should Bylaw No. 4615 be approved, the 
property could be subdivided into three parcels. However, should the subdivision proceed as 
proposed, further subdivision under the RR-3 zone regulations would not be possible as each 
proposed parcel is less than 4 ha. At the time of subdivision, the owner will be required to obtain a 
development permit to address the Steep Slopes, Shoreline Protection, and Sensitive Ecosystem DP 
guidelines and authorize the activity. Based on the information provided by the applicants and the 
policies of the OCP, staff recommend that the rezoning application be referred to the Shirley-Jordan 
River APC, appropriate CRD departments, First Nations, and external agencies for comment. 
CONCLUSION 

The purpose of Bylaw No. 4615 is to amend the Juan de Fuca Land use Bylaw, 1992, Bylaw No. 2040 
by rezoning the subject property from Rural A to RR-3. Staff have prepared proposed Bylaw No. 4615 
and recommend that the rezoning application be referred 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 
bylaw readings. 

RECOMMENDATION 
That staff be directed to refer proposed Bylaw No. Bylaw No. 4615, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 165, 2024" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
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 
RCMP 
Sooke School District #62 
 
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: Location, Zoning, and DPA Map 
Appendix B: Rural A Zone 
Appendix C: Rural Residential 3 (RR-3) Zone 
Appendix D: Proposed Subdivision Plan 
Appendix E: Environmental Report and Riparian Areas Regulation Report 
Appendix F: Proposed Bylaw No. 4615 
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Appendix A: Location, Zoning, and DPA Map 
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Appendix B: Rural A Zone 
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Appendix C: Rural Residential 3 (RR-3) Zone 
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Appendix D: Proposed Subdivision Plan 
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Appendix E: Environmental Report and Riparian Areas Regulation Report 
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RZ000286 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, JUNE 18, 2024 

 

 
SUBJECT Zoning Amendment Application for That Part of Section 90, Renfrew District, 

Shown Outlined in Red on Plan 913R Lying to the South of the Southerly 
Boundary of Plan 503RW and to the West of a Boundary Parallel to and 
Perpendicularly Distant 575 Feet from the Easterly Boundary of that Part of 
Said Section Shown Outlined in Red on Said Plan 913R, Except Part in Plan 
VIP80043 (PID: 009-592-130) – 9285 Invermuir Road 

ISSUE SUMMARY 

The landowner has applied to rezone the subject property from the Rural A zone to the Rural 
Residential 6A zone (RR-6A) to facilitate subdivision. 

BACKGROUND 

The 3.11 ha oceanfront subject property is located on Invermuir Road in Shirley and is zoned  
Rural A in the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 (Appendix A). The property is 
designated Pacific Acreage in the Shirley-Jordan River Official Community Plan (OCP), 
Bylaw No. 4001. Abutting properties along the south side of Invermuir Road are zoned Rural A, and 
parcels on the north side of Invermuir Road are a mixture of Rural A, Rural 2 (RU-2), and Forestry 
(AF) zoned lands. Portions of the property are designated as Steep Slopes, Shoreline Protection, and 
Sensitive Ecosystem development permit areas. There are three existing dwellings and four accessory 
buildings that are serviced by three separate septic systems and one water supply well. The property 
is entirely within the Shirley Fire Protection local service area. 

The landowner has submitted an application to amend Bylaw No. 2040 by removing the property from 
the Rural A zone (Appendix B) and adding it to the Rural Residential 6A (RR-6A) zone (Appendix C) 
to facilitate a 3-lot fee-simple subdivision application (SU000766), proposing one lot for each existing 
dwelling (Appendix D). The proposal is supplemented by a Water and Sewerage Servicing 
Assessment (Appendix E), and an Environmental Assessment (Appendix F). 

Staff have prepared Bylaw No. 4616 for consideration (Appendix G) based on the information provided 
by the applicant. 

ALTERNATIVES 

Alternative 1 

That staff be directed to refer proposed Bylaw No. Bylaw No. 4616, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 166, 2024" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
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 
RCMP 
Sooke School District #62 
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Alternative 2 

That proposed Bylaw No. 4616 not proceed. 

IMPLICATIONS 

Legislative Implications 

The Advisory Planning Commissions (APCs) were established to make recommendations to the Land 
Use Committee (LUC) on land use planning matters referred to them related to Part 14 of the Local 
Government Act (LGA). Staff recommend referring proposed Bylaw No. 4616 to the Shirley-Jordan 
River APC. 

Pursuant to Section 464(3) of the LGA, since an official community plan is in effect for the area that is 
the subject of the zoning bylaw, the bylaw is consistent with the OCP, and the sole purpose of the 
bylaw is to permit a development that is entirely a residential development, the CRD must not hold a 
public hearing with respect to the bylaw. Upon receipt of referral comments the LUC and may consider 
a recommendation for all bylaw readings and adoption at the same meeting. 

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 CRD Board for a determination of 
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent with the 
policies of the Shirley-Jordan River OCP. 

First Nations Implications 

The CRD places a high value on its relationship with First Nations and the enhancement of reciprocal 
engagement procedures that advance reconciliation. The subject property is located within the 
traditional territory of the Pacheedaht and T’Sou-ke First Nations. Each Nation will be invited to 
participate in the land use review and referral process to inform the Nations of proposed development 
activity within their territory and seek meaningful dialogue and comment with respect to the proposal. 

Land Use Implications 

The Shirley-Jordan River OCP designates the subject property as Pacific Acreage (PA), which 
generally consists of rural and rural residential zoned lands outside Settlement areas and west of Muir 
Creek. The PA designation supports an average minimum parcel size of one parcel per two hectares 
provided that no new parcels are created with an area of less than one hectare. The OCP generally 
supports a density of one single-family dwelling or one two-family dwelling per parcel for land 
designated PA. The OCP also includes policies that support the rezoning of Rural A zoned lands for 
the purposes of subdivision to create a number of lots equivalent to the number of existing dwellings. 
Proposed Bylaw No. 4616 removes the property from the Rural A zone and adds it to the RR-6A zone. 
This is aligned with the OCP and its intention to maintain the neighbourhood’s rural character. 

The RR-6A zone does not permit intensive agriculture; silviculture; animal hospitals; veterinary clinics; 
accessory on-site logging; pole, post, or shake cutting from on-site trees; and finfish culture, which are 
all permitted uses within the current Rural A zone. The RR-6A zone has a minimum average parcel 
size of 1 ha and permits one one-family dwelling per parcel with either a secondary suite or a detached 
accessory suite. In comparison, the current Rural A zone has a minimum parcel size of 4 ha and 
permits up to three dwelling units on parcels greater than 0.8 ha but less than 4 ha. Proposed Bylaw 
No. 4616 does not increase the existing density of one-family dwellings on the 3.11 ha property, 
although each potential parcel could support either a secondary suite or detached accessory suite. 

The application included a Water and Sewerage Servicing Assessment and an Environmental 
Assessment. The Water and Sewerage Servicing Assessment provides an overview of potential 
impacts to the aquifer and natural environment in conjunction with the feasibility for the proposed 
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subdivision to meet servicing requirements. The Environmental Assessment provides greater detail 
on the natural environment by inventorying the sensitive ecosystems, wildlife and non-riparian 
watercourses and wetlands. The Environmental Assessment also included recommendations for the 
proposed rezoning and subdivision application in keeping with the development permit guidelines. 

Should Bylaw No. 4616 be approved, the property could be subdivided into three parcels. At the time 
of subdivision, the owner will be required to obtain a development permit to address the Steep Slopes, 
Shoreline Protection, and Sensitive Ecosystem DP guidelines and authorize the activity. Based on the 
information provided by the applicants and the policies of the OCP, staff recommend that the rezoning 
application be referred to the Shirley-Jordan River APC, appropriate CRD departments, First Nations, 
and external agencies for comment. 

CONCLUSION 

The purpose of Bylaw No. 4616 is to amend the Juan de Fuca Land use Bylaw, 1992, Bylaw No. 2040 
by rezoning the subject property from Rural A to Rural Residential 6A in order facilitate a proposed 
three-lot subdivision. Staff have prepared proposed Bylaw No. 4616 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 bylaw readings. 

RECOMMENDATION 

That staff be directed to refer proposed Bylaw No. Bylaw No. 4616, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 166, 2024" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
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 
RCMP 
Sooke School District #62 
 

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: Location, Zoning, and DPA Map 
Appendix B: Current Rural A Zone 
Appendix C: Proposed Rural Residential 6A (RR-6A) Zone 
Appendix D: Proposed Subdivision Plan 

Appendix E: Water and Sewerage Servicing Assessment 

Appendix F: Environmental Assessment 

Appendix G: Proposed Bylaw No. 4616 
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Appendix A: Location, Zoning, and DPA Map 
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Appendix B: Current Rural A Zone 
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Appendix C: Proposed Rural Residential 6A (RR-6A) Zone 
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Appendix D: Subdivision Plan 

 

../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3289


Report to the LUC – June 18, 2024 
RZ000286  10 

PPSS-35010459-3289 

Appendix E: Water and Sewerage Servicing Assessment 
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Appendix G: Environmental Assessment 
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