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JUAN DE FUCA LAND USE COMMITTEE 
 

Notice of Meeting on Tuesday, April 15, 2025, 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 March 18, 2025 
 

4. Chair’s Report 
 

5. Planner’s Report 
 

6. Zoning Amendment Application 
a) RZ000287 – Lot 3, Sections 84 and 88, Sooke District, Plan VIP72026 (5700 Block 

East Sooke Road) 
 

7. 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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PPSS-35010459-3501 

Minutes of a Meeting of the Juan de Fuca Land Use Committee 
Held Tuesday, March 18, 2025, 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; 
Wendy Miller, Recorder 

PUBLIC: 4 in-person 
 
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 February 18, 2025 
 
MOVED by Vern McConnell, SECONDED by Anna Russell that the minutes from the meeting 
of February 18, 2025, be adopted. 

CARRIED 
 

4. Chair’s Report 
The Chair stated that he visited the site of the application under consideration this evening to 
review the lay of the land.  
 

5. Planner’s Report 
Iain Lawrence advised that Bylaw No. 4435, “Juan de Fuca Soil Removal or Deposit Bylaw 
No. 2, 2025” remains with the Ministry of Environment and Parks for approval. Once approved, 
Bylaw No. 4435 will return to the CRD Board for adoption. 
 

6. Development Variance Permit Application  
a) VA000164 – Lot 7, District Lot 29, Otter District, Plan VIP59848 (7827 Dalrae Place) 

Iain Lawrence spoke to the application for a development variance permit to reduce a 
flanking yard setback from 6 m to 4 m and a rear yard setback from 10 m to 5.5 m, to 
address undue hardship under the Riparian Areas Protection Regulation (RAPR), which 
specifies that where less than 30% of a proposed parcel is available for development after 
the standard of protection and the required zoning setbacks are applied, development is 
considered to put additional pressure on the riparian areas. Variances to zoning setbacks 
may be considered in order to meet the 30% buildable area requirement. 
 
The subject property, requested variance, and subdivision approval process and agency 
roles were highlighted. 
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Iain Lawrence responded to questions from Land Use Committee and the public advising 
that: 
- this is the first occurrence of an application to the Juan de Fuca Land Use Committee 

requesting a variance specified by the RAPR 
- existing structures comply with the zoning and general regulations 
- proposed Lot A would be subject to the RAPR requirements 
- proposed Remainder Lot would be subject the RAPR requirements for changes in the 

future 
- the subject property, under its current configuration, would have opportunity for a 

detached suite 
- the Ministry of Transportation and Transit, as the Approving Officer, would require the 

applicant to sign an affidavit affirming that the intent of the subdivision is to provide a 
residence for a relative 

 
The Chair confirmed that the applicant was present. 
 
Applicant comments included: 
- building permits for proposed Lot A are not being pursued at this time 
- has two children who are starting families 
- creation of a new lot would have greater long-term value than construction of a 

detached suite 
 

MOVED by Vern McConnell, SECONDED by Dale Risvold that the Juan de Fuca Land 
Use Committee recommends to the Capital Regional District Board: 
That Development Variance Permit VA000164 to vary Juan de Fuca Land Use Bylaw, 
1992, Bylaw No. 2040, Part 2, be approved as follows: 

a. Section 6.07(c) is varied by reducing the flanking yard setback requirement for 
proposed Lot A from 6 m to 4 m; and 

b. Section 6.07(d) is varied by reducing the rear yard setback requirement for proposed 
Remainder Lot 7 from 10 m to 5.5 m; 

for the purpose of alleviating undue hardship for a two-lot subdivision of Lot 7, District 
Lot 29, Otter District, Plan VIP59848, pursuant to the Riparian Areas Protection 
Regulation. 
 

Opposed: Ron Ramsay, Anna Russell 
CARRIED 

 
7. Adjournment 

The meeting adjourned at 7:35 pm. 
 
 
 

___________________________________ 
Chair 
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RZ000287 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, APRIL 15, 2025 

 

 
SUBJECT Zoning Bylaw Amendment Application for Lot 3, Sections 84 and 88, Sooke 

District, Plan VIP72026; PID: 024-994-944; East Sooke Road 

ISSUE SUMMARY 

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

BACKGROUND 

The 6.74 ha subject property is a panhandle lot located on East Sooke Road (Appendix A). The parcel 
is split-zoned Rural (A) and Agricultural (AG) under the Juan de Fuca Land Use Bylaw, 1992, Bylaw 
No. 2040, and is split-designated Settlement and Agriculture by the East Sooke Official Community 
Plan (OCP), Bylaw No. 4000. 

An adjoining bare land strata located along the southern parcel boundary is zoned RR-6A. 
Neighbouring parcels to the east, west, and north are zoned Rural (A), AG and Neighbourhood 
Commercial (C-1). The AG zoned portion of the property comprises a narrow access strip to East 
Sooke Road, is approximately 0.48 ha, and is within the Agricultural Land Reserve (ALR). That portion 
is designated as Steep Slopes, Riparian and Sensitive Ecosystem development permit areas (DPA). 
The remaining Rural (A) zoned portion is approximately 6.26 ha and is partially designated as a 
Farmland Protection DPA. The parcel is identified as a vacant property containing a gravel driveway, 
one unregistered well, and a small shed. The property is entirely within the East Sooke Fire Protection 
local service area. 

The landowner and authorized agent (the “proponent”) have applied to amend Bylaw No. 2040 by 
rezoning that part of the property zoned Rural (A) (Appendix B) to RR-6A (Appendix C) to facilitate a 
4-lot, bare land strata subdivision (Appendix D; CRD File: SU000762). Based on the information 
provided by the proponent, staff have prepared Bylaw No. 4657 for consideration (Appendix E). The 
proposal is supplemented by an ALR Buffer Report (Appendix F), a Riparian Areas Regulation Report 
(Appendix G), and a letter from a well drilling company (Appendix H). 

ALTERNATIVES 
 
Alternative 1 

That staff be directed to refer proposed Bylaw No. 4657, "Juan de Fuca Land Use Bylaw, 1992, 
Amendment No. 167, 2025" to the East Sooke Advisory Planning Commission, appropriate CRD 
departments, and the following external agencies and First Nations for comment: 
Sc’ianew (Beecher Bay) First Nation 
T’Sou-ke First Nation 
Agricultural Land Commission 
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 & Transit 
RCMP 
Sooke School District #62 
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Alternative 2 

That proposed Bylaw No. 4657 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. 4657 to the East Sooke APC. 

Pursuant to Section 464(3) of the LGA, since 1) an official community plan is in effect for the area that 
is the subject of the zoning bylaw, 2) the bylaw is consistent with the OCP, and 3) 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 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 East Sooke 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 
East Sooke OCP. 

First Nations Implications 

The CRD highly values building strong relationships with First Nations and aims to improve 
engagement procedures that support reconciliation. The subject property is located within the 
traditional territory of the Sc’ianew (Beecher Bay) and T’Sou-ke First Nations. Each Nation will be 
invited to participate in the land use review and referral process to inform them of the proposed 
development activity within their territory and seek meaningful dialogue and comment with respect to 
the proposal. 

Land Use Implications 

The East Sooke OCP designates the subject property as Settlement and Agriculture. The intent of the 
Settlement Land Use Designation is to support residential and agricultural uses; suites to increase 
housing affordability; home-based businesses; small-scale commercial and tourism activities; cottage 
industry; civic and institutional uses; and community parks, subject to consideration of the anticipated 
impact of the use in any individual circumstances. The Settlement designation supports zones with an 
average density of one parcel per 1.0 ha, provided that no parcels are less than 0.4 ha. Additionally, 
OCP policies support the rezoning of Rural (A) zoned lands for the purpose of subdivision as an 
alternative to a building strata to allow for one parcel per 1.0 ha. Staff are of the opinion that proposed 
Bylaw No. 4657, which would rezone the property from Rural (A) to RR-6A, is consistent with the OCP 
and its intention to maintain the East Sooke’s rural character. That part of the property that is 
designated Agriculture is proposed to be part of common property access driveway. Since the ALR 
portion is not being subdivided, the subdivision regulations of the Agricultural Land Commission Act 
for land in the ALR do not apply to the access strip. 

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 requires a minimum average 
parcel size of 1.0 ha and permits one dwelling per parcel with either a secondary suite or a detached 
accessory suite. In comparison, the current Rural (A) zone specifies a minimum parcel size of 4.0 ha 
and permits up to four dwelling units on parcels greater than 4.0 ha but less than 16 ha. The 
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proponent’s subdivision plan proposes a density of dwellings equivalent to that of the Rural (A) zone, 
although each potential parcel could support either a secondary suite or detached accessory suite. 

The proponent’s subdivision plan shows the creation of a 4-lot bare land strata over that part of the 
property that is proposed to be rezoned from Rural (A) to RR-6A; however, the maximum potential 
would be for six 1.0 ha parcels. The remaining portion will continue to be used exclusively as a 
common access driveway for the strata and will remain in the AG zone and the ALR. 

The application is supplemented by an ALR Buffer Report, Riparian Areas Regulation Report, and a 
letter from Drillwell Enterprises to consider future subdivision conditions and requirements. The ALR 
Buffer Report provides plans for an agricultural buffer, screening, and development setbacks to meet 
the subdivision specific Farmland Protection development permit (DP) guidelines. Since a portion of 
the property is within a provincially designated Riparian Area, the Riparian Areas Regulation Report 
aims to meet those provincial requirements for development authorization and also address the 
Riparian and Sensitive Ecosystem DP guidelines required by the CRD. The letter from Drillwell 
Enterprises, provides an early account of potential groundwater availability indicating that domestic 
water supplies for indoor use are likely based on overall productivity of wells within the immediate 
area. If proposed Bylaw No. 4657 is considered for adoption, the proponent would be required to 
provide additional reporting to meet potable water requirements for the subdivision. These 
supplementary documents also demonstrate the proposal’s potential for integration with neighbouring 
land uses and development patterns. 

Should Bylaw No. 4657 be approved, the property could be subdivided in keeping with the proposed 
4-lot bare land strata. At the time of subdivision, the landowner will be required to obtain a DP to 
address the Steep Slopes, Riparian, Sensitive Ecosystem, and Farmland Protection DP guidelines. 
Based on the information provided by the proponent and the policies of the OCP, staff recommend 
that the rezoning application be referred for comment. 

CONCLUSION 

The purpose of Bylaw No. 4657 is to amend the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 
by rezoning that portion of the Land zoned Rural A to Rural Residential 6A in order facilitate a 4-Lot 
bare land strata subdivision application. Staff have prepared proposed Bylaw No. 4657 and 
recommend referral to the East Sooke APC, appropriate CRD departments, as well as First Nations 
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 readings of the proposed 
Bylaw to the CRD Board. 
  

../../_layouts/15/DocIdRedir.aspx?ID=PPSS-35010459-3502


Report to the LUC – April 15, 2025 
RZ000287  4 

PSS-35010459-3502 

RECOMMENDATION 

That staff be directed to refer proposed Bylaw No. 4657, "Juan de Fuca Land Use Bylaw, 1992, 
Amendment No. 167, 2025" to the East Sooke Advisory Planning Commission, appropriate CRD 
departments, and the following external agencies and First Nations for comment: 
Sc’ianew (Beecher Bay) First Nation 
T’Sou-ke First Nation 
Agricultural Land Commission 
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 & Transit 
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, Housing, Planning & Protective 
Services 

 
ATTACHMENTS 
Appendix A: Location, Zoning, & DPA Map 
Appendix B: Rural A Zone 
Appendix C: Rural Residential 6A (RR-6A) Zone 
Appendix D: Proposed Subdivision Plan 
Appendix E: Proposed Bylaw No. 4657 
Appendix F: ALR Buffer Report 
Appendix G: Riparian Areas Protection Regulation Report 
Appendix H: Letter from Drillwell Enterprises, received February 21, 2025 
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Appendix A: Location, Zoning, & DPA Map 
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Appendix B: Rural (A) Zone 
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Appendix C: Rural Residential 6A (RR-6A) Zone 
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Appendix D: Proposed Subdivision Plan 
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Appendix E: Proposed Bylaw No. 4657 
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Appendix F: ALR Buffer Report 
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Appendix G: Riparian Areas Regulation Report 
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Appendix H: Letter from Drillwell Enterprises, received February 21, 2025. 
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