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JUAN DE FUCA LAND USE COMMITTEE 
 

Notice of Meeting on Tuesday, February 18, 2025, 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. Adoption of Minutes of December 10, 2024 
 

5. Chair’s Report 
 

6. Planner’s Report 
 

7. Temporary Use Permit  
a) TP000013 – 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 
 

8. 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, December 10, 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: Iain Lawrence, Senior Manager, Juan de Fuca Local Area Services; 
Don Closson, Manager, Juan de Fuca Community Parks and Recreation; 
Wendy Miller, Recorder 

GUEST: Sid Jorna, Chair, Juan de Fuca Electoral Area Parks and Recreation Advisory 
Commission 

PUBLIC: 3 in-person; 2 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 Director Wickheim, SECONDED by Vern McConnell that the agenda be approved, 
as amended, to consider Zoning Amendment Application RZ000282 as Agenda Item 7 and 
the 2024 Interim Housing Needs Report as Agenda Item 8. 

CARRIED 
 

3. Adoption of Minutes of October 15, 2024 
 
MOVED by Vern McConnell, SECONDED by Anna Russell that the minutes from the meeting 
of October 15, 2024, be adopted. 

CARRIED 
 

4. Chair’s Report 
The Chair stated that there are many factors to consider when addressing housing needs 
including associated infrastructure and services. 
 

5. Planner’s Report 
No report. 
 

6. Delegation 
a) Juan de Fuca Community Parks and Recreation Program 

Further to the request made by the LUC at its meeting of May 21, 2024, Don Closson and 
Sid Jorna presented information on the role of staff and the Juan de Fuca Electoral Area 
Parks and Recreation Advisory Commission in the administration and operation of the 
Juan de Fuca Parks and Recreation Service. 
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7. Zoning Amendment Application  
a) RZ000282 - Parcel A (DD 104752I) of District Lot 745, Renfrew District; Parcel B 

(DD52657I) of District Lot 745, Renfrew District; and District Lot 175, Renfrew 
District; (10700 Block of West Coast Road) 
Iain Lawrence spoke to the request to rezone the subject property from the Forestry (AF) 
and Resource Land (RL) zones to a new Silviculture Campground (CR5) zone. 
 
The application was initially considered by the LUC at its meeting of May 16, 2023, and 
March 24, 2024. At the March 24, 2024, meeting the LUC directed referral of the 
application to agencies and to the Shirley-Jordan River Advisory Planning Commission 
(APC). 
 
The subject property and proposed Bylaw No. 4550, as amended in response to referral 
agency comments and comments received from the APC, were reviewed. 
 
Don Closson spoke to potential trail connectivity opportunities considered by the Juan de 
Fuca Electoral Area Parks and Recreation Advisory Commission. 
 
LUC discussion ensued regarding trail connectivity opportunities, should an amenity in the 
form of a statutory right-of-way be made a condition of rezoning. The LUC noted that a 
statutory right-of-way trail would be available for use by campground users, as well as the 
general public. The LUC noted that the 65.5 ha strata lot, which has been removed from 
the application, would have provided an opportunity to establish a safe roadside trail, but 
questioned whether a trail on the northern part of the development would provide high 
backcountry connectivity opportunity. 
 
The Chair confirmed that the applicant was present. 
 
Applicant comments included: 
- not opposed to the concept of a roadside trail in the future 
- opposed to the provision of an amenity as a condition of rezoning given the numerous 

revisions made to the zoning proposal and additional information, including stream 
locations, provided to address comments received through the application review 
process 

 
Public comments included: 
- concern that the CRD did not require the applicant to have the full extent of Aleda 

Creek professionally surveyed 
- concern regarding the APC’s request to increase setbacks from a watercourse to  

100 m 
 
MOVED by Vern McConnell, SECONDED by Ron Ramsay that the Juan de Fuca Land 
Use Committee recommends to the Capital Regional District Board: 
1. That the referral of proposed Bylaw No. Bylaw No. 4550, "Juan de Fuca Land Use 

Bylaw, 1992, Amendment No. 160, 2023"; to the Shirley-Jordan River Advisory 
Planning Commission; Juan de Fuca Electoral Area Parks and Recreation Advisory 
Commission; Pacheedaht First Nation T’Sou-ke First Nation; BC Hydro; BC Parks; 
District of Sooke; Island Health; Ministry of Forests Archaeology Branch, BC Wildfire 
Service, and Water Protection; Ministry of Land, Water and Resource Stewardship; 
Ministry of Transportation & Infrastructure; RCMP; and Sooke District #62 be approved 
and comments be received; 

https://goto.crd.bc.ca/teams/pps/jdfeap/_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3438


Juan de Fuca Land Use Committee Meeting Minutes 
December 10, 2024  3 

 

PPSS-35010459-3438 

2. That proposed Bylaw No. 4550 be read a first and second time; and that in accordance 
with the provisions of Section 469 of the Local Government Act, the Director of the 
Juan de Fuca Electoral Area, or Alternate Director, be delegated authority to hold a 
Public Hearing with respect to Bylaw No. 4550; and 

3. That prior to adoption of proposed Bylaw No. 4550, the landowner registers a covenant 
in favour of the Capital Regional District prohibiting subdivision on District Lot 175, 
Renfrew District (PID: 023-414-308); and that staff be directed to ensure that all 
conditions are satisfied towards completion and registration. 

 
Opposed: Anna Russell 

CARRIED 
 

8. 2024 Interim Housing Needs Report for the Juan de Electoral Area 
Iain Lawrence spoke to the 2024 Juan de Fuca Electoral Area (JdF EA) Interim Housing 
Needs Report (IHNR), which identified housing needs for the next 5 and 20 years. Upon 
receipt of the JdF EA 2024 IHNR by the CRD Board, it will be published on the CRD website 
and used to amend the 2020 JdF EA Housing Needs Report (HNR). The Report will also be 
submitted to the Province. 
 
Attention was directed to the JdF EA IHNR report, which was amended to correct an error in 
Table 5c, which also impacted Table 6. The Headship Rate calculations that account for the 
two census areas in Table 7 were also corrected, which impacted Tables 8, 12 and 13. 
 
Iain Lawrence responded to questions from the LUC advising that: 
- the Province requires the HNR to be updated every five years 
- the JdF EA has seven OCPs 
- each of the seven OCPs will need to consider the HNR to address housing policies when 

an OCP undergoes review 
- housing policies for the entire JdF EA could be contemplated under a single OCP 
- a consolidated OCP could recognize each community through individual local area plans 
 
The LUC indicated support for OCP consolidation that addressed required content as part of 
the broader electoral area, such as housing in relation to servicing and infrastructure needs, 
provided that it allowed each community to be distinctly recognized and retain its individual 
character. 
 
Public comment included: 
- support for onsite water collection as opposed to water infrastructure  
 
MOVED by Roy McIntyre, SECONDED by Vern McConnell that the Juan de Fuca Land Use 
Committee recommends to the Capital Regional District Board: 
1. That the 2024 Juan de Fuca Electoral Area Interim Housing Needs Report, as amended, 

be received and published on the CRD website; 
2. That staff be directed to amend the 2020 Capital Regional District Housing Needs 

Assessment by attaching the 2024 Juan de Fuca Electoral Area Interim Housing Needs 
Report as an appendix; and 

3. That staff be directed to submit the amended 2020 Capital Regional District Housing 
Needs Assessment to the Province demonstrating that the legislative requirements have 
been met. 

 
CARRIED 
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9. Adjournment 
The meeting adjourned at 9:00 pm. 
 
 

___________________________________ 
Chair 
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, FEBRUARY 18, 2025 

 

SUBJECT Temporary Use Permit Application for 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 

To consider referral of a temporary use permit application TP000013 to authorize a gathering space 
use in conjunction with a proposed campground being considered under application RZ000280 and 
Bylaw No. 4518. 

BACKGROUND 

The 78.11 ha subject area is comprised of two parcels including a 7.7 ha waterfront parcel and a 
70.4 ha upland parcel, currently classified as Private Managed Forest Land (PMFL). The subject 
properties are located on the north and south sides of West Coast Road, adjacent to the eastern 
boundary of Jordan River Regional Park – Sandcut Beach (Appendix A). The parcels are zoned 
Forestry (AF) under the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040, and lie adjacent to AF 
zoned lands to the east and west, and Resource Land (RL) zoned land to the north. 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 landowner has submitted an application for a temporary use permit (TUP), to authorize gathering 
space as a permitted use to provide a venue for outdoor events within the commercial campground 
proposed under Bylaw No. 4518. The Bylaw originally proposed to rezone the subject properties from 
AF to Rural Commercial Recreation (Campground) (CR-2) with additional permitted uses including 
assembly use to allow outdoor commercial events. At the January 17, 2023, Juan de Fuca land Use 
Committee (LUC) meeting, the LUC recommended referral of Bylaw No. 4518 to various agencies, 
including the Shirley-Jordan River Advisory Planning Commission (APC), for comment. The APC 
considered the proposed development on February 7, 2023, and recommended that the proposed 
assembly use should be more clearly specified and address community concerns such as the scale 
of events, parking availability and noise. 

In response to APC and community feedback, the landowner revised the proposal to remove assembly 
use from Bylaw No. 4518 and propose a gathering space under a temporary use permit (Appendix B). 
At its meeting of August 20, 2024, the LUC recommended first and second readings of the amended 
Bylaw, as well as referral of the proposed temporary use permit to the Shirley-Jordan River APC, 
appropriate CRD departments, Pacheedaht First Nation, T’Sou-Ke First Nation, Island Health, Ministry 
of Transportation & Transit (formerly Infrastructure), and RCMP. The Committee further recommended 
that all comments received be returned to the LUC in advance of consideration of permit approval by 
the Capital Regional District (CRD) Board. 

As a result of the most recent APC and community comments, the landowner has revised the proposed 
temporary use permit conditions to specify that events of more than 80 people be limited to a total of 
15 days per year and not more than three consecutive days per month. The landowner has also 
specified that there would be no amplified music between the hours of 11:00 pm to 7:00 am, in keeping 
with the JdF EA Noise Bylaw, and decreased the number of event-only guests from 150 to 75 people. 
Staff have prepared temporary use permit TP000013 for LUC consideration to temporarily authorize 
a commercial gathering space in two potential locations (Appendix C). 
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ALTERNATIVES 

Alternative 1: 

The Land Use Committee recommends to the Capital Regional District Board: 
1. That the referral of Temporary Use Permit TP000013 to the Shirley-Jordan River Advisory 

Planning Commission, Pacheedaht & T’Sou-ke First Nations, Island Health, Ministry of 
Transportation & Infrastructure, RCMP, and appropriate CRD departments be approved and 
comments be received; and 

2. That Temporary Use Permit TP000013 be approved. 

Alternative 2: 

That Temporary Use Permit TP000013 be denied. 

IMPLICATIONS 

Legislative 

Section 492 of the Local Government Act (LGA) enables a local government to designate areas where 
temporary uses may be allowed and to specify general conditions regarding the issuance of temporary 
use permits (TUPs) in those areas. In accordance with Sections 493 of the LGA, Section 711 of the 
OCP designates land within all land use designations as an area in which TUPs may be issued. 

Public Consultation 

The APCs were established to make recommendations to the LUC on land use planning matters 
referred to them related to Part 14 of the LGA. The Shirley-Jordan River APC considered the 
application at its meeting on October 22, 2024. 

A public notice of intent to issue TP000013 will be published in the Sooke News Mirror prior to the 
CRD Board meeting at which the resolution to issue the permit will be considered. 

First Nations Implications 

The subject property is located within the traditional territory of the Pacheedaht and T’Sou-ke First 
Nations. Each Nation was 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. 

Referral Comments 

Referrals were sent to three agencies, Pacheedaht and T’Sou-ke Nations, appropriate CRD 
departments, and the Shirley – Jordan River APC. Comments received are summarized below and 
included in Appendix D. 

The Pacheedaht and T’Sou-ke First Nations advised that they have no comments regarding proposal. 

CRD Protective Services stated that the Shirley Fire Department does not have any concerns 
regarding the proposal provided that fire regulations are adhered to. 
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The Shirley – Jordan River APC met on October 22, 2024, to consider the application with 
approximately 44 members of the public in attendance and made the following motion: 

MOVED by Melody Kimmel, SECONDED by Vivi Curutchet that the Shirley – Jordan River Advisory 
Planning Commission recommends to the Juan de Fuca Land Use Committee that proposed 
Temporary Use Permit TP000013 be amended to specify that: 

1. Ticketed events be limited to 2 in a calendar year; 
2. Ticketed events be limited to a duration of 3 days; 
3. Ticketed events must only occupy the upland portion of the property (Area A); 
4. Unticketed events be limited to 5 in a calendar year; 
5. Unticketed events be limited to a duration of 2 days; 
6. Events may occur entirely within the hours of 12:00 pm to 10:00 pm; and 
7. The Temporary Use must not service more than 50 persons of the general public that are 

visiting the Land for less than a 24-hour period. 

Land Use Implications 

The landowner has submitted an application requesting a temporary use permit to authorize a 
gathering space to allow for events at a campground being considered through rezoning application 
RZ000282 (proposed Bylaw No. 4518). The proposed gathering space use is described as use of 
land, buildings, or a portion thereof, for the presentation and display of artistic and cultural endeavours 
for commercial purposes with for food and beverage services. 

The Shirley-Jordan River OCP designates the subject properties as Coastal Upland. The intent of the 
Coastal Upland land use designation is to support the continued use of those such lands for forestry; 
however, 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. In addition to land use designation policy, the OCP provides policies for 
considering temporary use permit applications. Both the Coastal Uplands designation and the TUP 
policies allow for consideration of low-impact tourism that considers the impact and compatibility with 
the zone, adjacent uses and the natural environment (Appendix E). 

The permitted uses proposed in the CR-2 zone include residential, campground and tourist cabin uses 
as principal uses, and convenience store, outdoor recreation facilities, and a caretaker dwelling uses 
as accessory uses. Assembly use, which is a broadly defined term in Bylaw No. 2040, is no longer 
proposed as part of the CR-2 zone. Instead, the applicant has requested a temporary use permit to 
authorize a gathering space conditional to the lands being zoned to permit a commercial campground. 

During the referral period, public feedback on the initial application included a range of concerns and 
support. Concerns generally centered around the frequency of events along with potential impacts to 
the local economy, parks, services, and the natural environment. Furthermore, there are concerns that 
the temporary use will generate nuisances and safety issues affecting the general well-being of the 
local community. However, public comment also supported up to 16 events per year and the potential 
economic enhancement to local business. It was recognized that regulated events are preferred over 
the unregulated events observed in the area. 

In response to comments received through the referral process, the landowner has revised the 
proposal. The proposal continues to permit a gathering space use in one of two cleared outdoor areas 
no greater than 2,000 m2, that are separate from other uses, and that are sited at least 30 m from all 
parcel boundaries and 200 m from parks and Residential, Rural Residential, or Rural zones. The 
proposal has been revised by reducing the total number of days on which an event may held from 16 
“separate days” to a total of 15 days per calendar year, no more than 3 consecutive days per event 
and a two-week period between events; replacing the permitted hours of operation with a regulation 
prohibiting outdoor amplified music that disturbs neighbouring residents between 11:00 pm and 
7:00 am; and decreasing the number of event-only visitors (i.e. people not staying at the campground 
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or tourist cabins) from 150 to 75 people and the minimum number of visitor parking spaces from 75 to 
40. The proposal was also revised to allow 80 or fewer people staying at the campground to hold 
smaller events such as weddings, seminars, and club or recreational meetings on a more regular 
basis. The reports provided by the applicant in support of the rezoning application (RZ000280) and 
future development permits also address the environmental and design-related temporary use permit 
policies of the OCP. 

Staff recommend that the referral of temporary use permit application TP000013 to the Shirley–Jordan 
River APC, CRD departments, and external agencies be approved; that comments be received; and 
that the permit proceed to the CRD Board for approval. Upon receipt of the security deposit and 
registration of a covenant and indemnity, the permit would be issued by the Corporate Officer. 

CONCLUSION 

An application has been submitted for a temporary use permit to authorize gathering space as 
permitted use on land that is proposed to be zoned for a commercial campground. Staff recommend 
that all comments be received, and that temporary use permit TP000013 be forwarded to the CRD 
Board for approval. 

RECOMMENDATION 

The Land Use Committee recommends to the Capital Regional District Board: 
1. That the referral of Temporary Use Permit TP000013 to the Shirley-Jordan River Advisory 

Planning Commission, Pacheedaht & T’Sou-ke First Nations, Island Health, Ministry of 
Transportation & Infrastructure, RCMP, and appropriate CRD departments be approved and 
comments be received; and 

2. That the Temporary Use Permit TP000013 be approved. 
 
 

Submitted by: Iain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services 

Concurrence: 
Don Elliott, MUP, Acting General Manager, Housing, Planning & Protective 
Services 

Concurrence Ted Robbins, B. Sc., C. Tech., Chief Administrative Officer 

 
 
ATTACHMENTS: 

Appendix A: Subject Property Map 
Appendix B: Temporary Use Permit TP000013 for Referral 
Appendix C: Temporary Use Permit TP000013 
Appendix D: Referral Comments 
Appendix E: Shirley-Jordan River OCP Temporary Use Permit Policies 
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Appendix A:  Subject Property Map 
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Appendix B:  Temporary Use Permit TP000013 for Referral 
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Appendix C:  Temporary Use Permit TP000013 
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Appendix D:  Referral Comments 
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Appendix E:  Shirley-Jordan River OCP Temporary Use Permit Policies 

Section 712 of the OCP provides guidelines when considering TUP authorization: 

A. TUPs may be issued by the CRD throughout the Shirley – Jordan River Plan area subject 

to the policies of this Plan. 

B. No public health, public safety or negative environmental impacts can result from the 
proposed activity. 

C. In evaluating a TUP application, the CRD will consider the following: 
i. Whether the use is clearly temporary or seasonal in nature; 
ii. Whether the use is compatible with adjacent uses; 
iii. The impact of the proposed use on the natural environment; 
iv. The intensity of the proposed use; and 
v. The opportunity to conduct the proposed use on other land in the Plan area. 

D. In issuing a TUP, the CRD may specify conditions including, but not limited to: 
i. The buildings to be used; 
ii. Siting; 

iii. Environmental protection, remediation and mitigation measures to address any impact to 
the natural environment; 

iv. Hours of operation; 
v. Parking and traffic management; 
vi. On-site storage, buffers and screening; 
vii. External lighting; 
viii. Nuisance, dust and noise abatement; 
ix. Waste management; and 
x. A post-use site restoration plan and implementation strategy. 

E. An applicant may be required to indemnify the CRD and post security to ensure compliance 
with the conditions of a permit. 
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