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JUAN DE FUCA LAND USE COMMITTEE 

 
Notice of Meeting on Tuesday, November 17, 2020 at 7 pm 

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

 
 

AGENDA 
 

1. Approval of Agenda 
 

2. Approval of the Supplementary Agenda 
 

3. Adoption of Minutes of October 20, 2020 
 

4. Chair’s Report 
 

5. Planner’s Report 
 

6. Non–Farm Use Agricultural Land Reserve Application 
a) AG000081 - Section 81, Sooke District (East Sooke Regional Park) 
 

7. Radio Communication and Broadcasting Antenna Systems Application 
a) LP000019 - Block A, District Lot 49, Otter District (3727 Otter Point Road) 
 

8. Rezoning Applications 
a) RZ000269 - Lot 1, Section 18, Otter District, Plan VIP53538, Except Part in Plan 

VIP77828 (4460 Rannveig Place) 
b) RZ000270 - Section 4, Renfrew District Except Those Parts in Plans 427R, 23879, 

VIP68644, VIP79213, VIP80549, VIP82411 and EPP69011 (12036 West Coast Road) 
 

9. Adjournment 
 
Please note that during the COVID-19 situation, the public may attend the meeting in-person or electronically through 
video or teleconference. Since in-person capacity is limited, should you wish to attend the meeting in-person, please 
contact the Juan de Fuca Community Planning Office at 250.642.8100 or by email at jdfinfo@crd.bc.ca. Should you 
wish to attend electronically, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward meeting details. 
Written submissions continue to be accepted. 

mailto:jdfinfo@crd.bc.ca
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Minutes of a Meeting of the Juan de Fuca Land Use Committee 
Held Tuesday, October 20 2020, at the Juan de Fuca Local Area Services Building 
3 – 7450 Butler Road, Otter Point, BC 

 
 
PRESENT: Director Mike Hicks (Chair), Stan Jensen (EP), Vern McConnell, Roy McIntyre, 

Ron Ramsay, Dale Risvold (EP), Sandy Sinclair 
Staff: Iain Lawrence, Manager, Community Planning (EP); 
Wendy Miller; Recorder (EP) 

PUBLIC: 0 
 
EP – Electronic Participation 
 
The meeting was called to order at 7:00 pm. 
 
The Chair provided a Territorial Acknowledgement. 
 
1. Approval of the Agenda 

 
MOVED by Sandy Sinclair, SECONDED by Ron Ramsay that the agenda be approved. 

CARRIED 
 

2. Approval of the Supplementary Agenda 
 
MOVED by Vern McConnell, SECONDED by Roy McIntyre that the supplementary agenda 
be approved. CARRIED 

 
3. Adoption of Minutes from the Meeting of September 15, 2020 

 
MOVED by Sandy Sinclair, SECONDED by Ron Ramsay that the minutes from the meeting 
of September 15, 2020, be adopted. CARRIED 
 

4. Chair’s Report 
The Chair provided an update on the Pacific Gateway Marina proposal (RZ000242), advising 
that Pacheedaht First Nation and the applicant were delegates at the October 14, 2020, CRD 
Board meeting. At that meeting, the CRD Board resolved to defer consideration of the 
proposal to its December 9, 2020, meeting. The CRD CAO will be meeting with Pacheedaht 
and the applicant prior to the December meeting. 
 

5. Planner’s Report 
a) At its meeting of October 14, 2020, the CRD Board considered rezoning and OCP 

amendment application RZ000267, deeming Bylaw No. 4317 consistent with the 2018 

Regional Growth Strategy (RGS) and giving Bylaw Nos. 4316 and 4317 third reading. 

Adoption of the bylaws is withheld pending confirmation that vegetative screening 

requirements are met and pending registration of a covenant for fire protection works, 

which requires installation and conveyance of said works to the CRD for the sawmill 

operation prior to subdivision or building construction. 
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6. Juan de Fuca Agricultural Land Reserve Application Policy BRD05 
Iain Lawrence spoke to the proposed policy for considering Agricultural Land Reserve (ALR) 
applications in the Juan de Fuca Electoral Area. It was advised that the policy will complement 
the Juan de Fuca Electoral Area Development Fees and Procedures Bylaw, Bylaw No. 3885. 
It was further advised that an ALR application is anticipated for the November LUC meeting. 
 
Iain Lawrence outlined the types of applications that would be addressed by the policy, as 
well as the application review process that would be established by the policy. 
 
Iain Lawrence reported that: 
- ALR exclusion applications from private landowners are no longer received by the 

Agricultural Land Commission (ALC) 
- the ALC will only accept exclusion applications from the provincial government, local or 

First Nation government, or a prescribed public body 
- the proposed policy provides a process for receiving exclusion applications from private 

property owners 
- exclusions are anticipated to require an Official Community Plan (OCP) and zoning bylaw 

amendment 
- should the LUC support the policy, staff is recommending that Bylaw No. 3885 be 

amended to specify a fee for zoning and OCP amendments associated ALR exclusion 
- as a result of the public comments received and circulated in the supplementary agenda, 

staff have amended the proposed policy to clarify consultation processes 
 

Iain Lawrence responded to a question from the LUC confirming that the RGS designates and 
maps ALR lands. Accordingly, an ALR exclusion would require an amendment to the RGS. 
 
The Chair noted that RGS amendments require the approval of the thirteen municipalities in 
the CRD as well as the CRD Board. 
 
The LUC stated support for exclusion applications being referred to the CRD Board to deem 
if an exclusion request will require a RGS amendment prior to an application being referred 
to an Advisory Planning Commission (APC). 
 
Iain Lawrence confirmed that property owners are advised during application intake if an 
application is anticipated to require a RGS amendment. It was further confirmed that the policy 
provides for application review by the CRD Board prior to review by an APC. 
 
MOVED by Sandy Sinclair, SECONDED by Vern McConnell that the Land Use Committee 
recommends to the Capital Regional District (CRD) Board: 
a) That the Agricultural Land Reserve Application Policy be approved, as amended; and 
b) That the staff be directed to initiate an amendment to the Juan de Fuca Electoral Area 

Development Fees and Procedures Bylaw, 2018, Bylaw No. 3885, to increase the 
application fees for OCP and zoning amendment applications where exclusion from the 
ALR is also required or requested. 

CARRIED 
 

7. Adjournment 
 
The meeting adjourned at 7:25 pm. 

 
____________________________________ 
Chair 



 
 

AG000081 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, NOVEMBER 17, 2020 

 
 

 
SUBJECT Non-Farm Use Agricultural Land Reserve Application for Section 81, Sooke 

District – East Sooke Regional Park 

ISSUE SUMMARY 

An application has been received for non-farm use of land in the Agricultural Land Reserve for the purpose 
of expanding a parking lot and replacing a picnic shelter in East Sooke Regional Park. 

BACKGROUND 

The approximately 63 hectare (ha) subject property was transferred to the Capital Regional District (CRD) 
from the Crown in 1972 and incorporated into East Sooke Regional Park (Appendix A). A portion of the 
property, referred to as Aylard Farm, is within the Agricultural Land Reserve (ALR). The property is 
accessed from Becher Bay Road and includes a 74-space parking-lot, washroom building, picnic shelter 
and trail facilities (Appendix B). The property is adjacent to non-ALR Agricultural (AG) zoned land to the 
north, Becher Bay to the east, and park parcels to the west and south. 

The Agricultural Land Commission Act (ALC Act) and regulations establish measures to ensure the 
preservation of agricultural land. Local government bylaws must be consistent with this legislation. The East 
Sooke Official Community Plan (OCP), Bylaw No. 4000, designates the property as Park provided that only 
passive recreational uses that do not preclude future agricultural use are supported on the portion of the 
parcel within the ALR. The portion of the property within the ALR is zoned Agricultural (AG) in the Juan de 
Fuca Land Use Bylaw No. 2040 and the remainder of the parcel is zoned Public Recreation (P-1); however, 
parks, trails and related accessory buildings and structures are permitted uses in all zones as outlined in 
Part 1, Section 4.15 of Bylaw No. 2040. 

CRD Regional Parks has identified a need to expand the existing parking lot to accommodate 101 vehicle 
spaces, and to construct a new 36 m2 picnic shelter within the ALR in East Sooke Regional Park. The 
proposed work will also include deposit of approximately 840 m3 of clean fill. Development of park uses and 
infrastructure in the ALR requires an application for non-farm use, review by local government and approval 
by the Agricultural Land Commission (ALC). Therefore, CRD Regional Parks has submitted a non-farm use 
application for the proposed work (Appendix B). As the CRD is the local government authority for East 
Sooke in the Juan de Fuca Electoral Area, the Juan de Fuca Land Use Committee will consider the 
application and forward a recommendation to the CRD Board. The Board may determine whether to 
advance the application to the ALC for review. 

ALTERNATIVES 

Alternative 1 
The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That the non-farm use and soil deposit within the Agricultural Land Reserve application AG000081 for 
expansion of a parking lot and construction of a picnic shelter on Section 81, Sooke District, be supported 
and forwarded to the Agricultural Land Commission along with any public comments received. 
 
Alternative 2 
The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That the non-farm use and soil deposit within the Agricultural Land Reserve application for construction of 
a parking lot and picnic shelter on Section 81, Sooke District, be referred to the East Sooke Advisory 
Planning Commission for comment. 
 
Alternative 3 
That the application not be forwarded to the Agricultural Land Commission. 
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IMPLICATIONS 

Legislative 
Section 20(2) of the ALC Act requires that an application be made for permission for a non-farm use of 
agricultural land. Section 20.3 of the ALC Act restricts the removal and deposit of soil or fill on agricultural 
land unless done in accordance with the regulations. A non-farm use application may not proceed unless 
authorized by a resolution of the local government if the application applies to land that is zoned by bylaw 
to permit farm use, as outlined in Section 25 of the ALC Act. Section 34.1 of the ALC Act requires that local 
government review applications and, subject to subsection (2), forward to the ALC the application together 
with comments and recommendations in respect of the application. If an application is not forwarded, it 
proceeds no further and is not considered by the ALC. 

Bylaw No. 3885, the Juan de Fuca Development Fees and Procedures Bylaw No. 3, 2018, and the 
proposed Juan de Fuca Agricultural Land Reserve Application Policy BRD05 (the “Policy”) establish 
procedures for considering ALR applications.  

The Juan de Fuca Soil Removal or Deposit Bylaw No. 3941 regulates the removal and deposit of soil, 
including sand, gravel and rock, within the electoral area. Section 8.0(c) of the Bylaw exempts the deposit 
of soil required for the construction or repair of works, roads, highways or services by or on behalf of the 
CRD and the deposit is onto a parcel owned or leased by the CRD. 

Public Consultation 
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 BRD05 was recommended for approval by 
the Land Use Committee and will be considered by the CRD Board at its November meeting. The policy 
directs staff to notify property owners and occupants within 500 metres of the subject property the 
opportunity to provide comment on an application. The CRD Board may consider referral of ALR 
applications to either the JdF Agricultural Advisory Planning Commission (AAPC) or to a local advisory 
planning commission (APC) for comment.  

The APCs were established under Bylaw Nos. 3517 and 2945 to make recommendations to the Land Use 
Committee and CRD Board on land use planning matters referred to them. If the Board determines there 
is public interest in holding an APC meeting based on the public notification, staff have provided an 
alternative recommendation to refer the application to the East Sooke APC for review, as the AAPC does 
not have active membership. 

Land Use  
East Sooke Regional Park was established by the CRD in 1972 and a portion of the land, known as Aylard 
Farm, is within the ALR and subject to the ALC Act and regulations. The land is used for passive park and 
conservation purposes with limited park infrastructure including a parking lot, washroom, signage, trails, 
open field, picnic tables and a picnic shelter. There is an orchard but little evidence of historical agricultural 
use remains. The CRD Board initiated a process to develop a management plan for the park in spring 2020 
and this process is underway. CRD Regional Parks has identified the need to complete two park 
improvement projects in 2021: expansion of a parking lot and replacement of a picnic shelter, both within 
the ALR portion of the park. An application for non-farm use has been submitted for these projects 
comprising approximately 0.2 hectares of ALR land (Appendix B). 

Parking Lot 

The existing 74 space, 2,931 m2 paved parking lot is proposed to be expanded and reconfigured to create 
a 101 space, 4,935 m2 parking lot. The expansion is proposed to accommodate increased visitor use and 
to facilitate improved emergency vehicle access. The proposed parking lot design encompasses a similar 
footprint as the existing parking lot and adjacent field area used for overflow parking. The proposal utilizes 
an area that is already disturbed by existing parking uses, rather than encroaching into natural forested 
areas. The parking surface material for the new parking area has not been finalized, but may include gravel 
or pavement. The ALR boundary runs through the parking lot with 31 spaces proposed outside the ALR 
and 70 in the ALR. 
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The proposed excavation of the parking lot will involve relocating approximately 800 m3 of existing soil to a 
location elsewhere on site within the ALR. Approximately 600 m3 of gravel subbase will then be placed at 
300 mm deep, with 200 m3 of 19 mm minus gravel placed on top at 100 mm deep. 

Picnic Shelter 

There is an existing picnic shelter on site that is at the end of its serviceable life and is proposed to be 
replaced to continue serving the public use of the park. The proposal is to construct a new 36 m2 shelter in 
an adjacent location to improve the visitor use experience and site design, and to reduce the risk presented 
by danger trees and foreshore erosion. The existing earth-floor picnic shelter will be demolished, concrete 
blocks removed, and the site restored and replanted with native grass seed. The proposed siting for the 
new picnic shelter is on a mowed area of meadow used as leisure space by park visitors. 

Construction of the picnic shelter will involve a 100 mm thick concrete slab floor set on 650 mm deep 
subbase gravel. A 51 m2 area will be excavated to a depth of 0.75 m for a total excavation and replacement 
with clean fill of approximately 40 m3. 

CRD Bylaws 

The East Sooke OCP designates the subject property as Park and includes policies that support protection 
of the long-term potential of Aylard Farm for farm use. Section 424(S) of Bylaw No. 4000 states that only 
passive recreational uses that do not involve the alteration of land or farm uses are supported on lands in 
the ALR in East Sooke Regional Park known as Aylard Farm. The proposed non-farm use comprises 0.2 ha 
within the ALR portion of the subject property. The proposed development is not anticipated to detract from 
future agricultural use of this land due to the small footprint and utilization of a previously disturbed parking 
area. 

The Juan de Fuca Soil Removal or Deposit Bylaw No. 3941 does not apply to the movement of soil within 
the boundary of a parcel, and the proposed deposit of fill for construction of the parking lot and picnic shelter 
is exempt from a permit under section 8.1(c) of the bylaw. The proposed works are located outside any 
development permit areas (DPAs) designated by Bylaw No. 4000 on the subject property; therefore a 
development permit is not required. A building permit will be required for demolition and replacement of the 
picnic shelter. 

The proposal is consistent with the Park designation in the OCP and the long-term use of the land as a 
regional park. Staff recommend that, subject to public notification, a resolution of support be forwarded to 
the Agricultural Land Commission along with copies of any comments received. 

CONCLUSION 

An application has been received for the non-farm use of a portion of East Sooke Regional Park located 
within the Agricultural Land Reserve, for the purpose of expanding a parking lot and replacement of a picnic 
shelter. The proposed work will also include deposit of approximately 840 m3 of fill. A non-farm use 
application may not proceed unless authorized by a resolution of the local government. Staff have 
conducted public notification of the application as outlined in the Juan de Fuca Agricultural Land Reserve 
Application Policy BRD05. Subject to public notification, staff recommend that a resolution of support be 
forwarded to the Agricultural Land Commission along with copies of any public comments received.  

RECOMMENDATION 

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That the non-farm use and soil deposit within the Agricultural Land Reserve application AG000081 for 
expansion of a parking lot and construction of a picnic shelter on Section 81, Sooke District, be supported 
and forwarded to the Agricultural Land Commission along with any public comments received. 
 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 

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

Concurrence: Robert Lapham, RPP, MCIP, Chief Administrative Officer 

 
ATTACHMENTS 

Appendix A: Subject Property 

Appendix B: Non-Farm Use Application  
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Appendix A:  Subject Property Map 
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Appendix B:  Non-Farm Use Application 
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LP000019 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, NOVEMBER 17, 2020 

 
 

 
SUBJECT Radio Communication and Broadcasting Antenna Systems Application for 

Block A, District Lot 49, Otter District – 3727 Otter Point Road 

ISSUE SUMMARY 

An application has been received for a 45 metre (m) radio communication tower with a 48.2 m antenna at 
3727 Otter Point Road for the purpose of improving public safety radio coverage in the community. 

BACKGROUND 

The 1.3 hectare (ha) subject property at 3727 Otter Point Road was granted to the Capital Regional District 
(CRD) by the Crown in 1982 for use as a fire hall site (Appendix A). The property was rezoned from Rural 
(A) to Community Facility (P-2) in 2003 (Z-02-03) and development of the fire hall site has occurred between 
the early 1980s to present. 

The applicant has requested a Licence of Occupation from CRD to erect a 45.0 m radio communication 
tower and 48.2 m antenna on the Otter Point Fire Hall site to increase public safety radio coverage in the 
Otter Point area, which is consistent with the fire hall use. The proposal includes a fenced compound 
enclosing the self-supported tower structure and associated infrastructure (Appendix B). The applicant 
anticipates a possible co-location agreement with Rogers in future to augment cellular service, but this 
agreement is not finalized. 

Staff initiated public consultation for the application from September 10 – October 9, 2020. Four 
submissions were received (Appendix C) and the applicant has submitted a response (Appendix D). 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 to 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 for the proposed 45.0 m radio communications tower and 
48.2 m antenna on Block A, District Lot 49, Otter District for the purpose of improving public safety radio 
coverage. 

Alternative 2 
The Juan de Fuca Land Use Committee recommends to the CRD Board: 
That a statement of non-concurrence be provided for the proposed 45.0 m radio communications tower and 
48.2 m antenna on Block A, District Lot 49, Otter District for the purpose of improving public safety radio 
coverage. 

Alternative 3 
That more information be provided. 

IMPLICATIONS 

Legislative 
Section 5 of the Radiocommunication Act states that the Minister may, taking into account all matters the 
Minister considers relevant for ensuring the orderly development and efficient operation of 
radiocommunication 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 this document when installing or modifying an antenna system. 
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Industry Canada’s Spectrum Management and Telecommunications Client Procedures Circular outlines 
the process that must be followed by proponents seeking to install or modify antenna systems. Part of the 
process includes contacting the land use authority and following the land use authority’s consultation 
process or the Default Public Consultation Process established by Industry Canada. 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 established a public consultation process and procedures following 
Industry Canada’s guidelines. 

Public Consultation 
In accordance with the Policy, a notice was published in the newspaper and a notice delivered to property 
owners and occupants within 500 m of the subject property advising the public of the application and the 
opportunity to provide written comments and questions. The notice was published on September 10, 2020, 
and submissions were to be received by 4:00 p.m. on October 9, 2020. As of that time, four submissions 
were received (Appendix C).  

In advance of the November 17, 2020, Land Use Committee meeting, notices were sent to property owners 
and occupants within 500 m of the subject property advising of the application and the opportunity to be 
heard and provide comment at the meeting. 

The public consultation process is to be complete within 120 days from initial contact with the application. 
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. 

Land Use 
The Otter Point OCP designates the subject property as Settlement Area 2, which supports institutional 
uses including fire halls. The OCP policies include consideration of the community’s ability to provide fire 
protection and emergency services as development occurs. The Community Facility P-2 zone permits civic 
uses, which also includes fire halls. Part 1, Section 4.05 of Bylaw No. 2040, exempts transmission towers 
from height requirements specified in the zone. The proposal is consistent with all other bylaw requirements. 

In accordance with the Policy, staff conducted public consultation and referred the application to applicable 
CRD departments. A comment was received from the JdF Emergency Program in support of the application 
as it would improve radio reception in the area. The Otter Point Fire Chief provided a letter of support for 
the application. CRD Building Inspection responded to indicate that a building permit is not required for a 
stand-alone tower. A letter was received from local residents outlining concerns and questions related to 
opportunities to co-locate on existing towers in the area, consideration for alternative locations, the public 
consultation process, exposure to radio frequencies, and aeronautical obstruction markings. Copies of 
submissions are included as Appendix C. The applicant was provided the submissions and requested to 
respond to the concerns and questions raised. Their response letter clarifies the rationale for the proposed 
location is to provide public safety radio coverage towards Shirley, that no letters of concern were received 
from immediate neighbours, and that the proposal complies with Health Canada’s Safety Code 6 for and 
Navigation Canada’s lighting regulations (Appendix D).  

The Policy includes the following evaluation criteria the CRD Board may consider when reviewing an 
application for an antenna system (Appendix E). The applicant states that many locations have been 
evaluated for the proposed tower and there are currently no towers west of Sooke that will provide the 
necessary coverage. The proposed tower will be surrounded by trees and only the portion above the tree 
tops will be visible. A perimeter fence will be erected to secure the tower and associated infrastructure. The 
subject property is adjacent to undeveloped land to the north and east, and an unconstructed road right of 
way to the south; however, some rural residential properties in the vicinity of Otter Point and Kemp Lake 
roads are within the 135 m setback guideline outlined in the Policy. The location is outside of any 
development permit areas identified in the Otter Point OCP. An “L-810 obstruction light” will be mounted at 
the top of the tower as required by Transport Canada. Staff do not identify any concerns or issues relating 
to the proposal. 

  



Report to the LUC – November 17, 2020 
LP000019  3 

PPSS-35010459-2326 

Given the public benefit of improvements to the public safety radio coverage for the Sooke, Otter Point and 
Shirley areas resulting from the tower installation, and a lack of more suitable locations, staff recommend 
that that a statement of concurrence be provided subject to any additional public comments. 

CONCLUSION 

An application has been received to construct a 45.0 m radio communications tower and a 48.2 m antenna 
for the purpose of improving public safety radio coverage in the Otter Point area. Public consultation was 
conducted and four letters were received. The applicant has addressed questions and concerns related to 
the proposal. Staff recommend that a statement of concurrence be provided for the application. 

RECOMMENDATION 

The Juan de Fuca Land Use Committee recommends to the Capital Regional District Board: 
That a statement of concurrence be provided for the proposed 45.0 m radio communications tower and 
48.2 m antenna on Block A, District Lot 49, Otter District for the purpose of improving public safety radio 
coverage. 

 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 

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

Concurrence: Robert Lapham, RPP, MCIP, Chief Administrative Officer 

 
 
ATTACHMENTS 

Appendix A: Subject Property Map 

Appendix B: Development Proposal 

Appendix C: Comments Received 

Appendix D: Applicant’s Response Letter 

Appendix E: 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:  Comments Received 
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Appendix D: Applicant’s Response Letter 
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Appendix E:  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 is 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.  
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, NOVEMBER 17, 2020 

 
 

 
SUBJECT Zoning Amendment Application for Lot 1, Section 18, Otter District, Plan 

VIP53538, Except Part in Plan VIP77828 – 4460 Rannveig Place 

ISSUE SUMMARY 

The owner has applied to rezone the subject property to create two additional rural residential parcels. 

BACKGROUND 

The 5.35 hectare (ha) subject property is located at 4460 Rannveig Place in Otter Point and is split-zoned 
Rural A-1 (A-1) and Agricultural 1 (AG-1) in the Juan de Fuca Land Use Bylaw No. 2040 (Appendices A 
and B). The property is designated as Settlement Area 2, and is partly designated as a Watercourses and 
Wetland Areas development permit area (DPA) by the Otter Point Official Community Plan (OCP), Bylaw 
No. 3819. The parcel is within the Otter Point Fire Protection Local Service Area and serviced by on-site 
wells and septic. 

The subject property was created by subdivision and removed from the Agricultural Land Reserve (ALR) in 
1991. A portion was subsequently removed from the subject property through a subdivision for a relative in 
2004, and a rezoning application was approved in 2011 (Z-07-10) that established a new AG-1 zone on the 
portion of the property that was formerly in the Agricultural Land Reserve, and established a new Rural A-
1 zone to permit a two-lot subdivision (Appendices C and D). There are currently agricultural buildings, 
accessory buildings and two dwellings on the property. 

The applicant has now submitted an application to rezone the property in order to allow a three-lot 
subdivision. The Rural A-1 portion of the property is proposed to be rezoned to Rural Residential 2 (RR-2) 
for the purpose of creating two 1.0 hectare parcels (Appendix E). The AG-1 zone boundary is proposed to 
be adjusted to align with the proposed boundary of Lot 3 in the plan of subdivision (Appendix F) in order to 
ensure that it meets the minimum lot size specified by the AG-1 zone and creates no further split zoned 
areas. Staff have prepared proposed Bylaw No. 4380 to rezone the property to AG-1 and RR-2 for the 
purpose of creating a three-lot subdivision (Appendix G). 

ALTERNATIVES 

Alternative 1 
That the staff be directed to refer proposed Bylaw No. 4380, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 148, 2020” to the Otter Point Advisory Planning Commission, appropriate CRD 
departments and the following external agencies for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
Island Health 
Ministry of Environment & Climate Change Strategy – Water Stewardship Division 
Ministry of Forests, Lands, Natural Resource Operations and Rural Development – Environmental 
Stewardship Division 
Ministry of Transportation & Infrastructure 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 
 
Alternative 2 
That proposed Bylaw No. 4380 not be referred. 
 
Alternative 3 
That more information be provided. 
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IMPLICATIONS 

Legislative 
A license is required for non-domestic (agricultural) groundwater use pursuant to the Water Sustainability 
Act. This approval is issued by the Province and is not a precondition for rezoning. Staff recommend referral 
to the provincial Water Stewardship Division for comment. 

The Advisory Planning Commissions (APCs) were established to make recommendations to the Land Use 
Committee on land use planning matters referred to them relating to Part 14 of the Local Government Act 
(LGA). Therefore, staff recommend referring the proposed amendment bylaw to the Otter Point 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 property will be sent notice of the proposed bylaw amendment and a public hearing will be 
advertised in the local paper and on the website. 

Regional Growth Strategy 
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 Otter Point Official Community Plan 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 
Section 4.1.1 of the OCP states that development may be supported subject to the development having 
minimal impact on the existing and natural features of the area, control of surface runoff, preventing 
depletion or contamination of existing wells, responding to physical constraints of the site including retention 
of visual landscapes and natural areas, and protecting natural vegetation. In consideration of an application 
for rezoning, the OCP outlines that support is more likely where it can be demonstrated that community 
values and features can be protected subject to the following criteria: 

a. There is evidence from a Qualified Professional, or it is determined by CRD Planning staff, that the 
land is suitable for the intended use, there is an assessment of geotechnical and environmental 
constraints, there is evidence that potable water and sewage disposal can be supported on the 
parcel, and that development will not deplete or contaminate existing wells; 

b. The scale of the proposal supports the rural character of the community; 

c. The proposal demonstrates protection and preservation of the integrity of natural features and 
sensitive environmental features and includes adequate setbacks and vegetated buffers; 

d. A means of protection is provided for lands that are considered regionally or locally significant; this 
includes natural features that are valued by the community or provide public access to points of 
interest; protection will be provided as an amenity, and may be done by such means as transfer to 
the CRD, statutory right-of-way, covenant, or stewardship agreement with a conservation society; 

e. Construction using the best “green” techniques and materials is proposed; and 

f. Works, services or community benefits required to mitigate the impact of development are 
proposed. 

The protection of natural features will be ensured through the retention of covenants on title and through 
implementation of the development permit guidelines. A portion of the property is designated as a 
Watercourse and Wetland development permit area in Bylaw No. 3819 for protection of Orveas Creek. A 
Qualified Environmental Professional’s report will be requested to support a development permit application 
as part of the subdivision application process. Covenants EE142716 and EW147443 are registered on title 
limiting building and alterations adjacent to the creek. Covenant CA2238459 is also registered on title 
requiring further geotechnical review prior to construction. A review of the capacity of the site to 
accommodate on-site services will be conducted as part of the subdivision application process. 

The Otter Point Official Community Plan, Bylaw No. 3819, designates the subject property as Settlement 
Area 2 which signifies the predominant land use is rural residential; however, agriculture, resource 
extraction, commercial, industrial, tourism and park uses are also supported. The desired average parcel 
size for residential development within Settlement Area 2 is 1.0 ha with a minimum parcel size of 0.8 ha. 
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The proposed rezoning and subdivision layout aligns with the intent of the OCP designation. 

The proposed plan of subdivision suggests that the required setbacks for the existing uses and buildings 
can be met; however, upon receipt of a detailed survey as part of the subdivision application, a more 
detailed review will be conducted by staff to ensure compliance with land use regulations. The statutory 
park dedication requirements are not applicable to the proposed subdivision. No information about 
proposed construction practices or materials has been provided, but typical residential and agricultural 
buildings are anticipated to be developed on the lots. 

Through referral to agencies, potential impacts or implications of the proposed development and any 
applicable best practices or guidelines can be considered. The subdivision layout does not meet the 
requirement that 10% of the perimeter of the lot fronts on a road; therefore, a variance will be required as 
part of the subdivision process should the rezoning be supported. 

Based on the information provided by the applicant and the policies of the Otter Point OCP, staff 
recommend referral of the rezoning application to the Otter Point APC, appropriate CRD departments and 
external agencies for comment. 

CONCLUSION 

The purpose of this zoning bylaw amendment application is to rezone a portion of the subject property from 
Rural A-1 to Rural Residential 2 (RR-2) and to rezone a portion of the property from Rural A-1 to Agricultural 
AG-1 for the purpose of creating a three-lot subdivision. Staff have prepared proposed Bylaw No. 4380 and 
recommend referral to the Otter Point Advisory Planning Commission, 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 the staff be directed to refer proposed Bylaw No. 4380, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 148, 2020” to the Otter Point Advisory Planning Commission, appropriate CRD 
departments and the following external agencies for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
Island Health 
Ministry of Environment & Climate Change Strategy – Water Stewardship Division 
Ministry of Forests, Lands, Natural Resource Operations and Rural Development – Environmental 
Stewardship Division 
Ministry of Transportation & Infrastructure 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 
 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 

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

 
ATTACHMENTS 

Appendix A: Subject Property Map 

Appendix B: Current Zoning 

Appendix C: Agricultural 1 (AG-1) Zone 

Appendix D: Rural A-1 (A-1) Zone 

Appendix E: Rural Residential 2 (RR-2) Zone 

Appendix F: Development Proposal 

Appendix G: Proposed Bylaw No. 4380 
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Appendix A:  Subject Property Map 
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Appendix B: Current Zoning 
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Appendix C:  Agricultural 1 (AG-1) Zone 
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Appendix D:  Rural A-1 (A-1) Zone 
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Appendix E:  Rural Residential 2 (RR-2) Zone 
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Appendix F:  Development Proposal 
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Appendix G: Proposed Bylaw No. 4380 
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, NOVEMBER 17, 2020 

 

 
SUBJECT Zoning Amendment Application for Section 4, Renfrew District Except Those 

Parts in Plans 427R, 23879, VIP68644, VIP79213, VIP80549, VIP82411 and 
EPP69011 – 12036 West Coast Road 

ISSUE SUMMARY 

The owner has applied to rezone a portion of the subject property to permit a micro-brewery. 

BACKGROUND 

The approximately 145 hectare (ha) subject property is located at 12036 West Coast Road in Jordan River 
(Appendix A). A 3.3 ha portion of the property is zoned Wildwood Terrace Neighbourhood Commercial  
(C-1A) (Appendix B) and the remainder of the property is zoned Wildwood Terrace 4 (WT-4) (Appendix C) 
in the Juan de Fuca Land Use Bylaw No. 2040. 

The subject parcel has been altered through a series of subdivision applications in the vicinity of Trailhead 
Drive since 2005. A subdivision application for 14 bareland strata parcels is currently under review for the 
western portion of the subject property in accordance with the development potential permitted in the  
WT-4 zone (SU000728 and SU000729). Statutory park dedication requirements have already been met for 
the lands. 

The property is designated as Pacific Acreage in the Shirley-Jordan River Official Community, Bylaw No. 
4001. Portions of the property are designated as development permit areas for Steep Slopes, Riparian, 
Sensitive Ecosystem, Commercial and Industrial areas, and is within the Development Approval Information 
Area specified in Bylaw No. 4001. The parcel is outside a fire protection area and would be serviced by on-
site wells and septic. 

The property is currently enrolled in the provincial Private Managed Forest Land program. A processing 
facility is also permitted for gravel and rock material, as well as related shop/office and weigh scale facilities 
in accordance with the WT-4 zone provisions. The owner has submitted a rezoning application to permit a 
micro-brewery and accessory retail sales, on-site tasting and a lounge (Appendix D). Staff have prepared 
Bylaw No. 4381 which would amend the C-1A zone to add food and beverage processing as a permitted 
principal use and permit accessory service and sale of liquor subject to approval of a licence and 
endorsement under the Liquor Control and Licensing Act (Appendix E). 

ALTERNATIVES 

Alternative 1 
That the staff be directed to refer proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 149, 2020” to the Shirley/Jordan River Advisory Planning Commission, appropriate 
CRD departments and the following external agencies for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
Island Health 
Liquor and Cannabis Regulation Branch 
Managed Forest Land Council 
Ministry of Environment & Climate Change Strategy – Water Stewardship Division 
Ministry of Forests, Lands, Natural Resource Operations and Rural Development  
Ministry of Public Safety & Emergency Services – Wildfire Service 
Ministry of Transportation & Infrastructure 
Pacheedaht First Nation 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 



Report to the LUC – November 17, 2020 
RZ000270  2 

PPSS-35010459-2324 

Alternative 2 

That proposed Bylaw No. 4381 not be referred. 

Alternative 3 
That more information be provided. 

LEGISLATIVE AND PUBLIC CONSULTATION IMPLICATIONS 

Legislative Implications 
Section 21 of the Private Managed Forest Land Act restricts local government authority regarding uses of 
private managed forest land so as not to have the effect of restricting a forest management activity. Staff 
recommend referring the proposal to the Managed Forest Land Council and the Ministry of Forests, Lands, 
Natural Resource Operations and Rural Development for comment. 

As the property has been used for industrial gravel pit and processing uses, as well as forestry, a site profile 
has been requested pursuant to the Environmental Management Act. 

A license is required for non-domestic groundwater use pursuant to the Water Sustainability Act. This 
approval is issued by the Province and is not a precondition for rezoning. Staff recommend referral to the 
provincial Water Stewardship Division for comment. 

The brewery use will require a manufacturer licence (brewery licence) in accordance with the Liquor Control 
and Licensing Act. Staff recommend referral of the proposal to the Liquor and Cannabis Regulation Branch. 

The Advisory Planning Commissions (APCs) were established to make recommendations to the Land Use 
Committee on land use planning matters referred to them relating to Part 14 of the Local Government Act 
(LGA). Therefore, staff recommend referring the proposed amendment bylaw 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 property 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 Official Community 
Plan 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 Official Community Plan, Bylaw No. 4001, designates the subject property as 
Pacific Acreage. The objectives of this designation are to support rural residential uses, as well as 
agriculture, home based business, small-scale neighbourhood commercial activities, small-scale tourism, 
community parks and civic uses, with an average density of one parcel per two hectares within a plan of 
subdivision. Pacific Acreage policies are supportive of small-scale commercial uses serving local needs. 

The C-1A zone was established in 2013 for this 3.3 ha portion of the subject property to permit a 
convenience store and limited retail uses. There are no building permit records for the property on record; 
however, the property is actively being used as an industrial gravel operation. 

The applicant is now proposing to add food and beverage processing as a permitted use in the C-1A zone 
for the purpose of establishing a micro-brewery facility with on-site tasting, lounge and retail sales, as 
outlined in Appendix D. The micro-brewery use will require a manufacturer licence (brewery licence) in 
accordance with the Liquor Control and Licensing Act. A manufacturer licence allows sale of products to 
licensees through an agreement with the Liquor Distribution Branch, marketing and promotion of products 
offsite to licensees and the public, serving of samples to patrons, and guided tours of the manufacturing 
facility, which may include service and sale of samples. Separate endorsement applications are available 
to manufacturing licence holders for an onsite store, picnic area, lounge and/or special event area. The 
serving of food is required in conjunction with a lounge endorsement. The picnic area, lounge and special 
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event endorsements are subject to additional local government, First Nation and public consultation. 

Staff have prepared proposed Bylaw No. 4381 to add food and beverage processing, accessory onsite 
sales, picnic area, lounge and special event areas subject to the Liquor Control and Licensing Act, and 
associated parking requirements to the C-1A zone (Appendix E). The definition of food and beverage 
processing is defined in Bylaw No. 2040 as follows: 

FOOD AND BEVERAGE PROCESSING means the use of a building or structure where food and 
beverages are processed or otherwise prepared for human consumption. Includes the production of 
beer, wine and spirits in accordance with all applicable Provincial regulations. Includes tasting and 
retail sales accessory to the principal food and beverage processing use. Includes catering 
operations, but does not include a restaurant use; 

The construction of a brewery, retail and tasting facility will require issuance of a development permit for 
the form and character of commercial buildings, as outlined in Section 550 of Bylaw No. 4001. The proposed 
location for the brewery is outside of any DPAs established for protection of the environment or for 
protection from hazardous conditions. 

Section 414 of Bylaw No. 4001 outlies policies for water use and protection. Policy 414B states that in 
consideration of a development proposal, the protection of aquifers and water resources from contamination 
and depletion will be ensured. Policy H indicates that industrial or commercial uses proposed for areas with 
aquifers at high risk of contamination will provide a hydrological assessment. Provincial groundwater data 
included in Map 3 in Bylaw No. 4001, identifies the subject property as having high intrinsic aquifer 
vulnerability. Since the non-domestic use of groundwater will require a provincial license, staff recommend 
referral to the Ministry of Environment - Water Stewardship Division for comment. Section 414, also includes 
policies regarding rainwater collection and the use of water-efficient fixtures, as well as improvements to 
ensure there is adequate water capacity to handle fire-fighting efforts (Policies K, L and N). 

Section 434 of the OCP outlines the location and type of desired parks and trails in the community. Statutory 
park dedication has been provided for the subject property as part of previous subdivision developments. 
Section 454 of the OCP indicates that as part of a rezoning proposal, routes and facilities for alternative 
transit options such as walking and cycling will be taken into consideration and that increased connectivity 
between neighbourhoods for walking and cycling be considered. Establishment of neighbourhood 
commercial uses is noted in section 493 as a means of reducing greenhouse gas emissions from vehicles 
by providing goods within the community. Also, Policy 464 K identifies the need for a local site for meetings 
and activities, which could occur on the subject property as the C-1A zone permits Civic uses. Proposed 
Bylaw No. 4381 has been prepared to include on-site parking requirements for the brewery use. As the 
Ministry of Transportation & Infrastructure regulates commercial access requirements in the Electoral Area, 
staff recommend referring the application to that agency for comment. 

The subject property is outside of a local fire protection service area and is not serviced by community 
water or sewage. Staff recommend referral to Island Health and the Ministry of Public Safety & Emergency 
Services – Wildfire Service for comment. The referral will also include CRD Building Inspection and 
Protective Services. 

Based on the information provided by the applicant and the policies of the Shirley-Jordan River OCP, staff 
recommend referral of the rezoning application to the Shirley/Jordan River APC, appropriate CRD 
departments and external agencies for comment. 

CONCLUSION 

The purpose of this zoning bylaw amendment application is to amend the Wildwood Terrace 
Neighbourhood Commercial C-1A zone to add food and beverage processing in order to permit a micro-
brewery and accessory service and sales. Staff have prepared proposed Bylaw No. 4381 and recommend 
referral to the Shirley/Jordan River Advisory Planning Commission, First Nations, CRD departments and 
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. 
  



Report to the LUC – November 17, 2020 
RZ000270  4 

PPSS-35010459-2324 

RECOMMENDATION 

That the staff be directed to refer proposed Bylaw No. 4381, “Juan de Fuca Land Use Bylaw, 1992, 
Amendment Bylaw No. 149, 2020” to the Shirley/Jordan River Advisory Planning Commission, appropriate 
CRD departments and the following external agencies for comment: 

BC Hydro 
District of Sooke 
FLNR - Archaeology Branch 
Island Health 
Liquor and Cannabis Regulation Branch 
Managed Forest Land Council 
Ministry of Environment & Climate Change Strategy – Water Stewardship Division 
Ministry of Forests, Lands, Natural Resource Operations and Rural Development  
Ministry of Public Safety & Emergency Services – Wildfire Service 
Ministry of Transportation & Infrastructure 
Pacheedaht First Nation 
RCMP 
Sooke School District #62 
T’Sou-ke First Nation 
 

Submitted by: Iain Lawrence, RPP,MCIP, Manager, Juan de Fuca Community Planning 

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

 
 
ATTACHMENTS 

Appendix A: Subject Property, Current Zoning and Application Area Map 

Appendix B: Wildwood Terrace Neighbourhood Commercial C-1A Zone 

Appendix C: Wildwood Terrace 4 Zone 

Appendix D: Development Proposal 

Appendix E: Proposed Bylaw No. 4381 
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Appendix A:  Subject Property, Current Zoning and Application Area Map 
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Appendix B:  Wildwood Terrace Neighbourhood Commercial C-1A Zone 
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Appendix C:  Wildwood Terrace 4 Zone 
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Appendix D:  Development Proposal 
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Appendix E:  Proposed Bylaw No. 4381 
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