
REPORT TO JUAN DE FUCA LAND USE COMMITTEE

MEETING OF TUESDAY, JULY 8, 2008


SUBJECT AGRICULTURAL LAND RESERVE APPLICATION FOR SUBDIVISION OF SECTION 85, 

SOOKE DISTRICT, EXCEPT PARCEL A (DD 76267I) (ALR-01-08)


PURPOSE


The purpose of this report is to consider the application to subdivide the above property within the Agricultural 

Land Reserve and request a recommendation to the CRD Board and the Agricultural Land Commission.  


HISTORY/BACKGROUND


The above mentioned property is located at 451 Becher Bay Road (Attachment 1) and has been in the current 

owners’ family for approximately 100 years.  The 85 ha (210 acre) property is zoned Rural B and Agriculture 

(AG) and is partially within the Agricultural Land Reserve (ALR); however, the property has not been used for 

agricultural purposes in the recent past. The applicants are proposing to create a 5 lot subdivision within the 

ALR (Attachment 2) as well as a separate 11 lot subdivision within the Rural B zoned portion of the property

under Section 943 of the Local Government Act. Section 943 states that if “an application for subdivision of 

land located outside a municipality has been submitted to a district highway manager in a form satisfactory to 

that official… a local government adopts a bylaw under this Part that would otherwise be applicable to that 

subdivision, the bylaw has no effect with respect to that subdivision for a period of 12 months after it was 

adopted….” The portion of the above property within the ALR is bordered by Rural (A) zoned land to the north, 

Rural B zoned land to the east and west and by ALR land to the south. The surrounding ALR land is not 

utilized for agricultural purposes.  


The Ministry of Transportation is the Approving Officer for subdivisions in the Juan de Fuca Electoral Area and 

the CRD is a referral agency.  The CRD also refers comments to the Agricultural Land Commission (ALC) 

regarding subdivisions within the ALR. The local government receives the application and is required to file a 

report to the ALC concerning the proposal.  The purpose of the report is to provide the Commission with 

information on local planning such as zoning designations and permitted uses and to give the local government 

an opportunity to make comments and recommendations on the feasibility of the proposal.


The proposed 5 lot subdivision within the ALR meets the minimum lot size requirements of the Agriculture (AG) 

zone, being 4.0 ha (9.88 acres).  There is an existing dwelling on proposed lot B that conforms to the required 

setbacks (Attachment 3). The proposed subdivision is within the Steep Slopes, Riparian, Foreshore, Sensitive 

Ecosystems and Farmland Development Permit Areas in the East Sooke Official Community Plan (Bylaw No. 

3353).  As a condition of the subdivision, should the application proceed, the applicants will be required to 

provide assessments by qualified professionals and obtain a Development Permit prior to any site alteration or 

construction. To date, the applicants have hired Catherine Orban, P.Ag. to conduct a soil inspection in order to 

assess the agricultural capability of the subject property (Attachments 4 and 5).


ALTERNATIVES


1) Approve the request to subdivide the property into 5 lots within the ALR.


2) Deny the application to subdivide within the ALR.


3) Request additional information be provided regarding the subdivision.


4) Refer the application to subdivide within the ALR to the Juan de Fuca Electoral Area Agricultural Advisory 

Planning Commission.  



Staff Report to LUC – July 8, 2008

ALR-01-08 – Page 2


PLANNING ANALYSIS


The proposed 5 lot subdivision within the Agricultural Land Reserve requires a recommendation to the 

Agricultural Land Commission from the Land Use Committee and CRD Board.  The applicants have provided a 

report from a qualified agrologist that provides information on the suitability of the property to agriculture 

(Attachments 4 and 5). One single-family dwelling currently exists on the property and there is no active 

agricultural use.  


The agrologist report describes the property as gently sloping to very steep with numerous bedrock outcrops 

and escarpments.  The property features older second growth forest, an unnamed stream within a steep-sided 

ravine, and a large wetland which comprises approximately 50% of the ALR land within proposed lot 5.  There 

are two cleared areas in the southern portion of the property, each with high water tables and ponded water in 

surface depressions.  However, the soil on the property is generally shallow and is rapidly drained with a 

coarse fragment component of 30% to 60%, according to the agrologist’s report.  Several soil test pits were 

excavated by the qualified professional to depths of 33cm to 55cm as part of a preliminary analysis to

determine provisional soil classifications.


The Agricultural Land Commission uses a Land Capability Classification System for Agriculture in British 

Columbia.  The classification system identifies land according to its potential and limitations for agriculture 

using a rating system of Class 1 to 7.  Associated with each class is a subclass that describes limitations such 

as topography, fertility, drainage, etc.  The classification system is based on climate and soil characteristics as 

well as consideration of topography, drainage, and other landscape characteristics but is not based on the 

current use of the land.  As the class numbers increase from 1 to 7, the range of crops decreases; however, 

the ratings give no indication of yield from individual crops.  


According to the Agricultural Capability Assessment submitted by Catherine Orban, P.Ag, the general climatic 

capability for agriculture on the above property is Class 4A: “Land in this class has limitations which make it 

suitable for only a few crops, or the yield for a wide range of crops is low, or the risk of crop failure is high, or 

soil conditions are such that special development and management practices are required.” However, if 

improvements were made to the moisture regime, such as providing irrigation during summer months, the 

overall climatic capability would be a Class 2A according to the report.  While it was not determined to be 

financially feasible or practical to improve the soil moisture regime through irrigation and enhanced drainage 

due to low groundwater reserves in summer months, portions of the property were determined to be suitable to 

grazing of livestock.  However, the lack of suitable vegetation for livestock and drainage issues would prevent 

the entire area to be used for grazing.  The report concludes that “there is no potential for development of the 

Subject Property for commercial agricultural purposes” and that “the potential would not change if the Subject 

Property was subdivided within the ALR.”    


Despite the relatively low rating of the property’s potential for agriculture based on the agrologist’s report, the 

property retains value as a large parcel and enhances the rural character of the area.  The CRD recently 

adopted a number of bylaws that restrict subdivision of large parcels in order to protect the rural values of the 

Juan de Fuca Electoral Area.  Although the amending bylaws affect Rural (A) and Forestry (AF) zones and not 

the Agriculture (AG) zone, staff assert that the retention of large acreages, especially those within the ALR, 

should be preserved.  The subject property has intrinsic environmental values such as a large wetland, a creek, 

relatively undisturbed coastline, older second growth forest, and considerable variation in topography. In order 

to maintain land with agricultural potential for the long term, lands should not be eroded by non-farm use and 

subdivision. 


Due to the need to preserve agricultural potential in the Juan de Fuca Electoral Area, a new Agricultural 

Advisory Planning Commission (AAPC) has been established.  Representatives who are involved in 

agricultural activities in some regard make up the AAPC.  Staff recommend that the Land Use Committee 

request comments on the proposed subdivision of land within the ALR from the AAPC.  


INTER-DEPARTMENTAL IMPLICATIONS


In order for any proposed dwellings to be built they will require building permits which will make specific 

reference to the conditions of the development permit.



Staff Report to LUC – July 8, 2008

ALR-01-08 – Page 3


LEGISLATIVE IMPLICATIONS


The Agricultural Land Commission requires local governments to file a recommendation regarding the 

subdivision of land within the Agricultural Land Reserve.  


PUBLIC CONSULTATION IMPLICATIONS


The Agricultural Land Commission requires a recommendation from local governments regarding applications 

to subdivide land within the ALR. Applications are considered at public meetings, in this case the Juan de

Fuca Electoral Area Land Use Committee (LUC).   


SUMMARY/CONCLUSIONS


The applicants are requesting to subdivide land within the ALR into 5 separate parcels.  The property is zoned 

Rural B and Agriculture (AG) and is currently used for residential purposes.  The applicants hired a qualified 

professional agrologist to conduct a preliminary analysis of the agricultural potential of the lands.  The 

agrologist report describes the land as generally unsuitable for agriculture due to the steep topography, lack of 

groundwater for irrigation and shallow soils.  However, portions of the property were determined to be suitable 

for grazing livestock and the report suggests that with improvements to drainage and irrigation, the property 

could be used for growing some crops.  


The property is within Development Permit Areas for Steep Slopes, Riparian and Wetlands, Sensitive 

Ecosystems, and Farmland and a Development Permit would be a condition of subdivision should the 

application proceed.  The large acreage contains several valuable environmental features including the 

potential for agricultural production.  Due to the sensitive nature of the property and its status within the ALR, 

staff recommend the application be referred to the newly established Juan de Fuca Electoral Are Agricultural 

Advisory Planning Commission for comment.  Upon comment the application would be brought back to the 

Land Use Committee for a recommendation to the CRD Board.


RECOMMENDATION(S)


That the Juan de Fuca Electoral Area Land Use Committee recommend that the proposal to subdivide lands 

within the Agricultural Land Reserve on Section 85, Sooke District, Except Parcel A (DD 76267I) (ALR-01-08)

be referred to the Juan de Fuca Electoral Area Agricultural Advisory Planning Commission for comment.  


Kris Nichols, MCIP Robert Lapham, MCIP

Manager, Local Area Planning General Manager, Planning and Protective Services


Attachments:

1: Location

2: Subdivision plan

3: Setbacks

4: Agricultural Capability Assessment for proposed lots 1-4

5: Agricultural Capability Assessment for proposed lot 5
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Attachment 1: Location


Attachment 2: Subdivision Plan
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Attachment 3: Setbacks
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Attachment 4: Agricultural Capability Assessment for proposed lots 1-4


*available for viewing at the Juan de Fuca Planning Office
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Attachment 5: Agricultural Capability Assessment for proposed lot 5
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