JUAN DE FUCA LAND USE COMMITTEE
Notice of Meeting on Tuesday, February 15, 2022 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 January 18, 2022

4.

Chair’s Report

5.

Planner’s Report

6.

Development Permit with Variance Application
a) DV000076 – Lot 1, Section 18, Otter District, Plan VIP53538, Except Part in Plan
VIP77828 (4460 Rannveig Place)

7.

Temporary Use Permit Renewal Application
a) TP000009 - Lot 4, Section 47, Otter District, Plan VIP52344 (7861 Tugwell Road)

8.

Zoning Amendment Application
a) RZ000275 - Lots A-H, and J and K, District Lot 87, Renfrew District, Plan EPP31225
(Kirby Creek Road)

9.

Comprehensive Community Development Plan Amendment Applications
a) RZ000276 - Blocks D and E, District Lots 751 and 911, Renfrew District, Plan
EPC2056 (Crown Lease #927321)
b) RZ000277 - Lot 1, Section 97, Renfrew District, Plan EPP24972; and part of Section
97, Renfrew District Shown Coloured Red on Plan 344R (17110 Parkinson Road)

10.

Adjournment

Please note that during the COVID-19 situation, the public may attend the meeting electronically through video or
teleconference. Should you wish to attend, please contact us by email at jdfinfo@crd.bc.ca so that staff may forward
meeting details. Written submissions continue to be accepted until 4:00 pm the day before the meeting.
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Minutes of a Meeting of the Juan de Fuca Land Use Committee
Held Tuesday, January 18, 2022 at the Juan de Fuca Local Area Services Building
3 – 7450 Butler Road, Otter Point, BC

PRESENT:

ABSENT:
PUBLIC:

Director Mike Hicks (Chair) (EP), Stan Jensen (EP), Roy McIntyre (EP),
Ron Ramsay (EP), Dale Risvold (EP), Sandy Sinclair (EP)
Staff: Iain Lawrence, Senior Manager, JdF Local Area Services (EP);
Wendy Miller, Recorder (EP)
Vern McConnell
2 EP

EP – Electronic Participation
The meeting was called to order at 7:00 pm.
The Chair provided a Territorial Acknowledgment.
1. Election of Vice Chair
The Chair called for nominations for the position of Vice Chair of the Juan de Fuca Land Use
Committee (LUC) for 2022 and Roy McIntyre’s name was put forward. The Chair called two
additional times for further nominations and, as there were none, Roy McIntyre was acclaimed
Vice Chair.
2. Approval of the Agenda
The Chair advised that the Kirby Creek zoning amendment application (RZ000275) requires
an amendment/revision prior to being considered by the LUC.
MOVED by Roy McIntyre, SECONDED by Ron Ramsay that the agenda be approved, as
amended to strike consideration of zoning amendment application RZ000275.
CARRIED
3. Approval of the Supplementary Agenda
No supplementary items.
4. Adoption of Minutes from the Meeting of November 16, 2021
MOVED by Sandy Sinclair, SECONDED by Stan Jensen that the minutes from the meeting
of November 16, 2021, be adopted, as amended.
CARRIED
5. Chair’s Report
The Chair thanked everyone for coming to the meeting. It was advised that the Province will
be hosting a groundwater protection presentation electronically on January 26. It was further
advised that Iain Lawrence has been promoted to Senior Manager, JdF Local Area Services.
6. Planner’s Report
No report.
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7. Zoning Amendment Application
a) RZ000274 - Lot 28, Section 15, Otter District, Plan VIP87643 (3312 Otter Point Road)
Iain Lawrence spoke to the staff report for the application to rezone to amend the Rural
Residential A Kennel (RR-AK) zone to permit an existing accessory athletic facility.
Iain Lawrence highlighted the subject property and advised that the LUC directed referral
of the proposal to agencies and to the Otter Point Advisory Planning Commission (APC)
at its meeting of September 21, 2021.
Iain Lawrence directed attention to the referral comments as included in the staff report. It
was advised that no agency comments expressed concern with the bylaw or proposed
activity. The Otter Point APC considered the proposal at its meeting of November 2, 2021,
and recommended that the rezoning proceed and the subject property’s well be registered.
Iain Lawrence responded to a question from the LUC advising that registration of the well
is not a condition of rezoning. Water licensing is a requirement of the Province and the
owner has submitted an application to the Province. The CRD will have no further
requirements in this regard.
The Chair confirmed that the applicant was present.
The applicant responded to questions from the LUC advising that:
- the athletic facility has been in place since approximately 2015
- the athletic facility is located adjacent to the Sooke Business Park and Otter Point
Road
- no complaints have been communicated to the property owners/facility operator
- registration of the well with the Province is in progress
- water use is limited to one washroom equipped with a toilet and sink
- the athletic facility does not have a shower or onsite laundry
MOVED by Sandy Sinclair, 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. 4454, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 154, 2021”, to the Otter Point Advisory Planning Commission,
appropriate CRD departments, BC Hydro, District of Sooke, FLNR - Archaeology
Branch, FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural
Development, FLNR – Water Protection, Island Health, Ministry of Environment &
Climate Change Strategy – Environmental Protection and Sustainability, Ministry of
Transportation & Infrastructure, Otter Point Fire Department, RCMP, Sc’ianew First
Nation, and T’Sou-ke First Nation be approved and the comments received;
2. That proposed Bylaw No. 4454 be introduced and read a first time and read a second
time; and
3. That in accordance with the provisions of section 469 of the Local Government Act,
the Director for the Juan de Fuca Electoral Area, or Alternate Director, be delegated
authority to hold a Public Hearing with respect to Bylaw No. 4454.
CARRIED
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8. Adjournment
The meeting adjourned at 7:19 pm.

____________________________________
Chair
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, FEBRUARY 15, 2022
SUBJECT

Development Permit with Variance for Lot 1, Section 18, Otter District, Plan
VIP53538, Except Part in Plan VIP77828 – 4460 Rannveig Place

ISSUE SUMMARY
A request has been made for a riparian development permit with variance to reduce the
requirement that 10% of a parcel fronts onto a highway for the purpose of creating a three-lot
subdivision.
BACKGROUND
The 5.35 hectare (ha) subject property is located at 4460 Rannveig Place in Otter Point
(Appendix A). The parcel is within the Otter Point Fire Protection Local Service Area and serviced
by on-site wells and septic. The subject property was originally subdivided and removed from the
Agricultural Land Reserve (ALR) in 1991. In 2004, the land was subdivided in order to provide a
residence for a relative, creating the current plan configuration.
In 2011, the parcel was rezoned (CRD File: Z-07-10) to create a new AG-1 zone on the former
ALR portion of the property and a new Rural A-1 zone on the remainder to permit a two-lot
subdivision that was never completed. The property was the subject of a zoning amendment again
in 2021 (RZ000269) to rezone the Rural A-1 portion of the property to Rural Residential 2 (RR-2)
for the purpose of creating two 1.0 hectare parcels and to adjust the AG-1 zone boundary to align
with the proposed plan of subdivision (Appendices B and C). There are currently agricultural
buildings, accessory buildings and two dwellings on the property.
The property is partly designated as a Watercourses and Wetland Areas development permit area
(DPA) by the Otter Point Official Community Plan (OCP), Bylaw No. 3819. A development permit
is required as part of the subdivision process. Proposed Lots 1 and 2 are roughly panhandle
configurations and do not meet the requirement that one tenth of the perimeter of the lot fronts on
a highway. The owner is requesting a variance to reduce the frontage requirement for Lot 1 from
67.27 m (10%) of lot perimeter to 7.31 m (1.1%), and Lot 2 from 56.36 m (10%) of lot perimeter
to 9.35 m (1.6%). Development Permit with variance DV000076 is included as Appendix D for
consideration.
ALTERNATIVES
Alternative 1
The Land Use Committee recommends to the CRD Board:
That Development Permit with Variance DV000076, for Lot 1, Section 18, Otter District, Plan
VIP53538, Except Part in Plan VIP77828, to authorize a three-lot subdivision and to vary Juan de
Fuca Land Use Bylaw No. 2040, Part 1, Section 3.10(4) by reducing the frontage requirement for
proposed Lot 1 from 10% (67.27 m) of lot perimeter to 1.1% (7.31 m), and for proposed Lot 2 from
10% (56.36 m) of lot perimeter to 1.6% (9.35 m), as shown on the plans prepared by J.E.
Anderson, dated January 4, 2022, be approved.
Alternative 2
That Development Permit with Variance DV000076 be denied.
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Alternative 3
That the application be referred back to staff for additional information.
IMPLICATIONS
Legislative Implications
The Otter Point Official Community Plan, Bylaw No. 3819, designates development permit areas
(DPAs) and outlines development permit guidelines. The property is located within the
Watercourses and Wetland Areas DPA and a development permit is required prior to subdivision
or alteration of land. CRD Delegation of Development Permit Approval Authority Bylaw No. 3462,
gives the General Manager, Planning and Protective Services, the authority to issue a
development permit; however, the delegated authority does not include development permits that
require a variance, as stated in Section 5(a) of the bylaw.
Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040, Schedule A, Part 1, Section 3.10(4)
specifies that the minimum frontage on the highway shall be one tenth of the perimeter of the lot
that fronts on the highway. The proposed lots do not meet this requirement; therefore, a variance
is requested.
Public Consultation Implications
Pursuant to Section 499 of the Local Government Act, if a local government is proposing to pass
a resolution to issue a development variance permit it must give notice to each resident/tenant
within a given distance as specified by bylaw. Juan de Fuca Development Fees and Procedures
Bylaw No. 3885, states that the Board may, at any time, refer an application to an agency or
organization for their comment. In addition, it states that a notice of intent must be mailed to
adjacent property owners within a distance of not more than 500 m. Any responses received from
the public will be presented at the February 15, 2022, Land Use Committee meeting. There is no
requirement for public consultation if a local government is considering a development permit.
Land Use Implications
Development Permit:
A Riparian Assessment report was submitted by Thomas Roy, R.P.Bio., of Cascadia Biological
Services, dated December 20, 2021. The report addressed the Riparian Areas Protection
Regulations (RAPR) and Watercourses and Wetland Areas DP guidelines for the proposed
subdivision. The report reviewed Orveas Creek, which flows from the north, through a portion of
the subject property along the western boundary of the parcel, under Otter Point Place and
eventually into Orveas Bay. The Riparian Assessment Area (RAA) is comprised of native
vegetation with fields historically cleared for agricultural uses adjacent to the stream, and the
watercourse is considered fish bearing. The report established a Streamside Protection and
Enhancement Area (SPEA) of 15 m.
The report confirmed that the driveway and all structures located on proposed Lot 3 are outside
of the SPEA, that no further development is proposed within the RAA, and that any future works
within the RAA would require additional assessment. The proposal is not anticipated to affect
stormwater flow or drainage, and the report stated that there are no floodplain concerns at this
site.
Variance:
The Juan de Fuca Land Use Bylaw requires that where a lot being created by a subdivision fronts
on a highway, the minimum frontage on the highway shall be one tenth of the perimeter of the lot.
Proposed Lot 3 meets this requirement; however, proposed Lot 1 requires 67.27 m of frontage,
but is proposed to have only 7.31 m (1.1%) and Proposed Lot 2 requires 56.36 m of frontage, but
is proposed to have only 9.35 m (1.6%).
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In evaluating whether a frontage exemption is justified, the following technical criteria are normally
considered:
 How does it relate to the topography of the area?
 Does it create any environmental impacts?
 Will reducing the frontage produce an awkward lot configuration?
 Will reducing the frontage eliminate future subdivision potential of the lot and of lots
beyond?
 Will the exemption reduce road network and access options?
 Does the proposed reduction disturb existing residences?
The proposed subdivision configuration clearly defines Lot 3 within the Agricultural 1 (AG-1) zone
boundary and creates two additional parcels with a minimum lot size of 1 ha as required by the
RR-2 zone. The plan shows an existing driveway access to fully developed Lot 3 on Rannveig
Place, and a panhandle driveway access from the cul-de-sac at the north end of Rannveig Place
over proposed Lot 1, which is currently vacant. Proposed Lot 2 has a dwelling under construction
and is also provided frontage on the cul-de-sac; the access strip to the building area is narrow,
but meets the minimum panhandle requirements of Bylaw No. 2040.
The shape of the parent parcel is somewhat irregular due to previous subdivision layout and the
historical location of the Agricultural Land Reserve boundary. Reduction of the frontage
requirement for the proposed parcels does not increase those irregularities. The proposed 7.31 m
and 9.35 m panhandle widths comply with Section 3.10(5) of Bylaw No. 2040 for lots that cannot
be further subdivided.
The owner will put in place a reciprocal access easement between Lots 1 and 2 to utilize the
existing driveway and reduce the impact of the subdivision on the neighbouring property to the
south. Proposed Lot 1 and Lot 2 have no designated Development Permit areas.
Since the number of accesses onto Rannveig Place will not increase as a result of the creation of
the additional parcels, the proposed subdivision layout should not affect the existing road network
and access options. The proposed lot boundaries follow natural topographical features and
existing infrastructure, and allow for the separation of private yards and buffers from riparian
areas. Any residents that may be affected by the proposed frontage reduction will have an
opportunity to come forward with their concerns through the public notification process. Staff
recommend approval of DV000076 subject to public notification.
CONCLUSION
The applicant has requested a Riparian development permit with a variance to reduce the 10%
minimum parcel frontage requirement for a proposed three-lot subdivision at 4460 Rannveig
Place in Otter Point. Any neighbouring residents that may be affected by the proposal will have
an opportunity to come forward with their comments through the public notification process. Staff
recommend approval of the development permit with variance subject to public notification.
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RECOMMENDATION
The Land Use Committee recommends to the Capital Regional District Board:
That Development Permit with Variance DV000076, for Lot 1, Section 18, Otter District, Plan
VIP53538, Except Part in Plan VIP77828, to authorize a three-lot subdivision and to vary Juan de
Fuca Land Use Bylaw No. 2040, Part 1, Section 3.10(4) by reducing the frontage requirement for
proposed Lot 1 from 10% (67.27 m) of lot perimeter to 1.1% (7.31 m), and for proposed Lot 2 from
10% (56.36 m) of lot perimeter to 1.6% (9.35 m), as shown on the plans prepared by J.E.
Anderson, dated January 4, 2022, be approved.
Submitted by:

Iain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services

Concurrence:

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

Concurrence:

Robert Lapham, MCIP, RPP, Chief Administrative Officer

ATTACHMENTS
Appendix A: Subject Property Map
Appendix B: Zoning Map
Appendix C: Plan of Subdivision
Appendix D: Permit DV000076
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Appendix B: Zoning Map
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Appendix C: Plan of Subdivision
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Appendix D: Permit DV000076
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, FEBRUARY 15, 2021
SUBJECT

Temporary Use Permit Renewal for Lot 4, Section 47, Otter District, Plan
VIP52344 – 7861 Tugwell Road

ISSUE SUMMARY
A request has been made for a three-year renewal of a temporary use permit to allow for the continued
operation of a microbrewery in the Rural Residential 2 (RR-2) zone.
BACKGROUND
The 1.0 ha property is located at 7861 Tugwell Road in Otter Point (Appendix 1) and is zoned Rural
Residential 2 (RR-2) under the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040. The property fronts
onto Tugwell Road to the east, and other RR-2 zoned properties to the east, west and south.
The owner applied for a temporary use permit in 2018 to expand a microbrewery operation beyond what
would be permitted under the Home Based Business Category 3 (Home Industry) regulations. Changes
requested at that time included moving the sales area to an unused portion of the building and expanding
the brewing operation to include the area used for sales. Two outdoor, covered storage areas for
refrigeration equipment, an air compressor, forklift, empty kegs and other brewery equipment were also
proposed (Appendix 2). The microbrewery has been issued a Manufacturer’s Brewing Licence with Picnic
Area endorsement from the Liquor and Cannabis Regulation Branch. The Picnic Area endorsement allows
the operator to host up to 30 persons on the property for the purpose of consuming products outdoors.
On April 10, 2019, the CRD Board passed a resolution approving the issuance of TP000009 subject to
conditions. The permit was issued on August 30, 2019, following registration of a restrictive covenant and
indemnity, and will expire on August 30, 2022, three years after the date of issuance of the Permit.
The initial operation occupied an indoor floor area of 59.4 m 2 within an accessory building. A building permit
(BP005329) to increase the indoor floor area to 96.7 m 2 was completed in December 2019, and a building
permit (BP008015) to construct an 82 m2 covered, outdoor storage area is in progress. The combined area
devoted to the microbrewery use does not exceed the conditions set by TP000009.
The owner has now applied for a three year renewal of the temporary use permit to allow for the continued
operation of the microbrewery.
The Local Government Act (LGA) allows that a temporary use permit holder may apply to have the permit
renewed, but that the permit may only be renewed once. Staff have prepared temporary use permit renewal
TP000009 (Appendix 3) for consideration.
ALTERNATIVES
Alternative 1:
The Land Use Committee recommends to the Capital Regional District (CRD) Board:
That a three year renewal for Temporary Use Permit TP000009, to allow the operation of a microbrewery
in the Rural Residential 2 (RR-2) zone, on Lot 4, Section 47, Otter District, Plan VIP52344, be approved.
Alternative 2:
That the temporary use permit renewal be denied.
IMPLICATIONS
Legislative
Section 497 (2) of the LGA states that a temporary use permit holder may apply to have the permit renewed,
but that the permit may only be renewed once.
The LGA does not require that notice be given of the CRD’s intent to pass a resolution regarding the renewal
of a temporary use permit. CRD Bylaw No. 3885, Juan de Fuca Development Applications Procedures
Bylaw, has no requirement for public notification of a temporary use permit renewal.
TP000009
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Land Use
The subject property is designated as Settlement Area 1 under the Otter Point OCP, Bylaw No. 3819. In
accordance with Section 4.1(b), the Settlement Area 1 designation supports industrial uses on lands zoned
industrial, as well as temporary industrial uses with a valid temporary use permit on non-industrial zoned
lands. The designation also supports home based business uses that are compatible with the community’s
character, including having minimal traffic, parking, noise or nuisance impacts.
The existing microbrewery operation was established in 2017 under the Home Based Business Category
3 (Home Industry) regulations. Based on the size of the dwelling, the area devoted to the microbrewery
was restricted to 60 m2 (640 sq. ft.). This allowed the brewery to occupy only part of an existing accessory
building. Temporary use permit TP000009 was issued in 2019 to authorize the use to occupy the entire
96.7 m2 (1,040 sq. ft.) accessory building, as well as 82 m 2 (884 sq. ft.) of additional outdoor covered
storage space. The permit also allowed that up to 30 members of the public and a total of up to 10 vehicles,
could be present at the facility at one time.
The owner has obtained a manufacturer’s brewing licence with picnic endorsement from the BC Liquor and
Cannabis Regulation Branch. In accordance with TP000009, the picnic endorsement allows the operator
to host up to 30 members of the public. Liquor consumption in the picnic area is restricted to that which is
served or sold from the on-site store, and to that registered under the manufacturer’s licence.
To limit impact on the public road, the Permit includes a condition that all parking spaces required for
temporary use must be located on the subject property. To limit nuisances caused by the temporary use,
the Permit includes a condition that restricts nuisances or annoyances caused by noise, odour or
unsightliness. The owner has also agreed to restrict the hours of operation of the store and picnic area to
between 11:00 am and 7:00 pm.
To date, the Juan de Fuca planning office has received no complaints from neighbouring residents
regarding noise, odour or traffic related to the existing use.
Given the proposed scale of the use and the lack of complaints from the neighbouring property owners
regarding the operation, staff recommend that temporary use permit TP000009 be renewed for a period
of three years.
CONCLUSION
The CRD Board passed a resolution to approve the issuance of temporary use permit TP000009 on April
10, 2019. The Permit was issued on August 30, 2019, for a period of three years. The owner has applied
to renew the Permit for an additional three years. If the brewery is to continue to operate at the subject
property on a permanent basis, the owner will be required to apply for a zoning amendment prior to
expiration of the renewed temporary use permit.
RECOMMENDATIONS
The Land Use Committee recommends to the Capital Regional District (CRD) Board:
That a three year renewal for Temporary Use Permit TP000009, to allow the operation of a microbrewery
in the Rural Residential 2 (RR-2) zone, on Lot 4, Section 47, Otter District, Plan VIP52344, be approved.

Submitted by:

Iain Lawrence, MCIP, RPP, Senior Manager, JdF Local Area Services

Concurrence:

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

Concurrence:

Robert Lapham, MCIP, RPP, Chief Administrative Officer

ATTACHMENTS
Appendix 1:
Appendix 2:
Appendix 3:
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, FEBRURY 15, 2022

SUBJECT

Zoning Amendment Application for Lots A-H, and J and K, District Lot 87,
Renfrew District, Plan EPP31225 – Kirby Creek Road

ISSUE SUMMARY
Property owners on Kirby Creek Road have submitted a joint application to rezone the subject
properties from Forestry (AF) to Rural 2 (RU2).
BACKGROUND
The ten subject properties are located on Kirby Creek Road in Shirley and include Lots A-H, and
J and K in Plan EPP31225, which are all approximately 4 hectares (ha) in area (Appendix A). The
properties are zoned Forestry (AF) in Bylaw No. 2040 (Appendix B) and designated as Coastal
Upland in the Shirley-Jordan River Official Community Plan Bylaw No. 4001, with portions of the
properties in the steep slope, sensitive ecosystems and riparian development permit areas. The
area is within the Shirley Fire Protection Service Area, but outside a community water service
area.
Since the properties in Plan EPP31225 were created in 2015, residential uses have been
established and there is interest from the owners in pursuing agricultural activities in keeping with
rural residential and other rural zones, but that are not currently permitted in the AF zone. The ten
property owners have submitted an application to rezone the properties from Forestry (AF) to
Rural 2 (RU2) for the purpose of permitting agricultural uses and farm buildings (Appendix C).
Staff have prepared Bylaw No. 4464 for consideration (Appendix D).
ALTERNATIVES
Alternative 1
That staff be directed to refer proposed Bylaw No. 4464, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 155, 2022” to the Shirley/Jordan River Advisory Planning Commission,
appropriate CRD departments and the following external agencies and First Nations for comment:
BC Hydro
District of Sooke
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
FLNR - Water Protection Section
Island Health
Ministry of Agriculture
Ministry of Transportation & Infrastructure
RCMP
Shirley Fire Department
Sooke School District #62
Pacheedaht First Nation
T’Sou-ke First Nation
Alternative 2
That proposed Bylaw No. 4464 not be referred.
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LEGISLATIVE AND PUBLIC CONSULTATION IMPLICATIONS
Legislative Implications
The Advisory Planning Commissions (APCs) were established to make recommendations to the
Land Use Committee on land use planning matters referred to them related 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.
Where groundwater is used for non-domestic purposes, a license is required 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 Groundwater Protection Section for comment.
REGIONAL GROWTH STRATEGY IMPLICATIONS
Section 445 of the LGA requires that all bylaws adopted by a regional district board after the board
has adopted a Regional Growth Strategy (RGS) be consistent with the RGS. In accordance with
CRD policy, where a zoning bylaw amendment that applies to land within the Shirley-Jordan River
OCP area is consistent with the OCP, it does not proceed to the full CRD Board for a
determination of consistency with the RGS. The proposed zoning amendment is consistent with
the policies of the OCP.
LAND USE IMPLICATIONS
The Shirley-Jordan River OCP, Bylaw No. 4001, designates the subject properties as Coastal
Upland. The primary use for the Coastal Upland policy area is to support the continued use of
these lands for forestry. Single-family residential and agriculture are also supported in this
designation provided the density does not exceed one parcel per 4 ha and one dwelling per parcel.
The AF zone permits silviculture and residential uses reflective of the historical use of the lands
as working forests. The Rural 2 (RU2) zone is considered consistent with the uses and density
supported by the Coastal Upland designation and allows for the scale of agricultural activities
desired by the applicants. The RU2 zone permits agriculture, farm buildings and residential uses.
Density is restricted through a minimum lot size of 4 ha, and an allowance of one dwelling and
one suite per parcel (Appendix C). This is in keeping with the density permitted by the AF zone.
The RU2 zone incorporates specific definitions for the proposed uses, as follows:
Agriculture means the growing, rearing, producing or harvesting agricultural crops or livestock;
apiculture; horticulture; silviculture; the use and storage of associated farm machinery,
implements and agricultural supplies; includes the ancillary sale, storage and processing on
a parcel of the primary products harvested, reared or produced on that parcel; excludes
intensive agriculture, intensive agriculture – medical marihuana, licenced cannabis production
pursuant to the Cannabis Act, kennels, aquaculture, growing of mushrooms within a building
and the permanent confinement of livestock or animals of any kind within a building.
Farm Building means a structure which does not contain a residential occupancy and is: i)
associated with and located on land devoted to the practice of farming; and ii) used essentially
for the housing of agricultural crops or equipment or livestock including storage and
processing of agricultural products produced on site; but excludes abattoirs, indoor equestrian
riding arenas, and buildings for the permanent confinement of livestock or animals of any kind.
Past proposals to amend the Forestry (AF) zone to permit agriculture have been considered by
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the CRD Board. Bylaw No. 4179 proposed to add agriculture as a permitted use on all lands
zoned AF, but was withdrawn in 2018 in favour of considering zoning amendments to allow
agriculture on a case-by-case basis. A site specific rezoning of a split zoned Rural A and AF
parcel in Shirley to a new Rural 2 (RU2) zone was completed in 2019 (Bylaw No. 4259). Staff
consider the RU2 zone appropriate for properties in the 4 ha range that have been removed from
forestry programs, have established rural residential uses, and wish to conduct agricultural
activities.
Based on the information provided by the applicants 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, external agencies and First Nations for comment.
CONCLUSION
The purpose of this zoning bylaw amendment application is to rezone ten 4 ha properties property
on Kirby Creek Road from the Forestry (AF) zone to the Rural 2 (RU2) zone for the purpose of
permitting agriculture and farm buildings. Staff have prepared proposed Bylaw No. 4464 and
recommend referral to the Shirley/Jordan River 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 staff be directed to refer proposed Bylaw No. 4464, “Juan de Fuca Land Use Bylaw, 1992,
Amendment Bylaw No. 155, 2022” to the Shirley/Jordan River Advisory Planning Commission,
appropriate CRD departments and the following external agencies and First Nations for comment:
BC Hydro
District of Sooke
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
FLNR - Water Protection Section
Island Health
Ministry of Agriculture
Ministry of Transportation & Infrastructure
RCMP
Shirley Fire Department
Sooke School District #62
Pacheedaht First Nation
T’Sou-ke First Nation

Submitted by: Iain Lawrence, RPP,MCIP, Senior Manager, Juan de Fuca Local Area Services
Concurrence: Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services
ATTACHMENTS
Appendix A:
Appendix B:
Appendix C:
Appendix D:
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Appendix B: Forestry AF Zone
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Appendix C: Rural 2 RU2 Zone
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, FEBRURY 15, 2022

SUBJECT

Comprehensive Community Development Plan Amendment Application
for Blocks D and E, District Lots 751 and 911, Renfrew District, Plan EPC2056
(Crown Lease #927321)

ISSUE SUMMARY
The applicant proposes to rezone the subject property from Marine (M) to a new Commercial
Marina (CM-1) zone in order to permit a commercial marina, community use services, food service
establishments and retail establishments.
BACKGROUND
The subject property includes the surface of the water and breakwater fill areas within Crown
Lease #927321, and is located adjacent to 17110 Parkinson Road in Port Renfrew (Appendix A).
The property is designated as Marine Protection (M) under Bylaw No. 3109, Schedule ‘A, and is
currently zoned Marine (M) under Bylaw No. 3109, Schedule ‘B’ (Appendix B). The property is
adjacent to Community Residential – One (CR-1) zoned land to the south and southeast, Tourist
Commercial – One (TC-1) zoned land to the southwest, and the waters of Port San Juan, which
are zoned M, to the north, west and east.
The area was included in the Port Renfrew Water Supply Local Service Area under Bylaw
No. 4442 on December 8, 2021. The adjacent upland property is within the Port Renfrew Fire
Protection Local Service Area; however, the Lease area currently remains outside the fire
protection area.
The subject property was initially granted status as a Licence of Occupation area by the Province
on February 25, 2016. Temporary Use Permit TP000008 was then issued by the Regional Board
on June 28, 2016, to authorize a 60-slip commercial marina, offices, food services, fuel sales,
recreation, boat trailer parking and boat storage (Appendix C). The Permit renewal was authorized
by the CRD Board on July 10, 2019, and will expire on July 24, 2022. The Licence of Occupation
area has recently been resurveyed and converted by the Province to a Crown Lease area.
An application to rezone the marine area, as well as two adjoining upland properties has been
the subject of rezoning application RZ000242 and proposed Bylaw No. 4096. Bylaw No. 4096
included a new Pacific Gateway Marina (PGM) land use designation to amend Schedule ‘A’ (the
OCP) of Bylaw No. 3109, and a new Pacific Gateway Comprehensive Development (PGM-CD)
zone to amend Schedule ‘B’ (zoning). The proposed PGM-CD zone included four distinct
development areas (DA-A to DA-D) with uses ranging from a commercial marina, conference
centre, food service establishments, hotel and motels, and residential units. The applicant has
now requested that Bylaw No. 4473 (Appendix D) be drafted to sever the marine component from
the upland areas in order to allow the marina to continue to operate upon expiry of the temporary
use permit.
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ALTERNATIVES
Alternative 1
That staff be directed to refer proposed Bylaw No. 4473, “Comprehensive Community
Development Plan for Port Renfrew, Bylaw No. 1, 2003, Amendment Bylaw No. 14, 2022” to a
Public Information Meeting, appropriate CRD departments and the following external agencies
and First Nations for comment:
BC Hydro
Cowichan Valley Regional District
Department of Fisheries and Oceans
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
Island Health
Ministry of Transportation & Infrastructure
RCMP
Sooke School District #62
Pacheedaht First Nation
Alternative 2
That proposed Bylaw No. 4473 not be referred.
IMPLICATIONS
Legislative and Public Consultation Implications
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). At the present time, there is no active APC for Port Renfrew; therefore,
staff recommend referring the proposed amendment bylaw to a Public Information Meeting to be
held via video and tele-conference.
Section 464(2) of the LGA allows that where the proposed bylaw is consistent with the official
community plan for the area, the local government is not required to hold a public hearing on the
proposed bylaw. The subject property is located within the Comprehensive Community
Development Plan Area for Port Renfrew, Bylaw No. 3109, proposed Bylaw No. 4473 is
consistent with “Schedule ‘A’ – Official Community Plan for Port Renfrew” of Bylaw No. 3109, and
the marina use has been ongoing for six years under a temporary use permit. Therefore, staff
recommend that a public hearing not be held with respect to Bylaw No. 4473. Should the Bylaw
proceed without a public hearing, notice will be given in accordance with Section 467 of the LGA.
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 Port Renfrew
Comprehensive Community Development Plan area is consistent with the Plan, it does not
proceed to the Planning and Protective Services Committee and the CRD Board for a
determination of consistency with the RGS. The proposed zoning amendment is consistent with
the policies of the Plan.
Land Use Implications
Schedule ‘A’ of the Comprehensive Community Development Plan for Port Renfrew, Bylaw
No. 3109, designates the subject property, which is defined by Crown Lease #927321, as Marine
Protection (M). The Marine Protection designation does not support log booming operations, and
is silent on other maritime uses. The subject property is currently zoned Marine (M) under
Schedule ‘B’ of Bylaw No. 3109, which only permits private boat docks.
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The proposed uses in the Commercial Marina (CM-1) zone include commercial marina,
community use services such as government services, food service establishments and retail
establishments. These uses are currently authorized under Temporary Use Permit TP000008.
The Permit will expire on July 24, 2022, and there is no option to renew the permit for another
term.
Construction of the breakwater and dock facilities was approved by the Province through the
issuance of the original licence of occupation. At that time, the Province required detailed
environmental assessments, which led to the present location and configuration of the breakwater
structures. The marina provides a year-round safe harbour and now plays an important economic
role for the surrounding community.
Staff recommend referral of Bylaw No. 4473 to a Public Information Meeting, appropriate CRD
departments, external agencies and First Nations for comment.
CONCLUSION
The purpose of this zoning bylaw amendment application is to rezone the subject property in Port
Renfrew from the Marine (M) zone to a new Commercial Marine (CM-1) zone for the purpose of
permitting a commercial marina, community use services, food service establishments and retail
establishments upon the expiry of Temporary Use Permit TP000008. Staff have prepared
proposed Bylaw No. 4473 and recommend referral of the Bylaw to a Public Information Meeting,
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 staff be directed to refer proposed Bylaw No. 4473, “Comprehensive Community
Development Plan for Port Renfrew, Bylaw No. 1, 2003, Amendment Bylaw No. 14, 2022” to a
Public Information Meeting, appropriate CRD departments and the following external agencies
and First Nations for comment:
BC Hydro
Cowichan Valley Regional District
Department of Fisheries and Oceans
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
Island Health
Ministry of Transportation & Infrastructure
RCMP
Sooke School District #62
Pacheedaht First Nation
Submitted by: Iain Lawrence, RPP,MCIP, Senior Manager, Juan de Fuca Local Area Services
Concurrence: Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services
ATTACHMENTS
Appendix A:
Appendix B:
Appendix C:
Appendix D:
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Appendix B: Marine Zone
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Appendix C: TP000008 Marina Site Plan
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REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, FEBRURY 15, 2022

SUBJECT

Comprehensive Community Development Plan Amendment Application
for Lot 1, Section 97, Renfrew District, Plan EPP24972; and part of Section
97, Renfrew District Shown Coloured Red on Plan 344R – 17110 Parkinson
Road

ISSUE SUMMARY
The applicant proposes to rezone the subject properties from Community Residential – One
(CR-1) to a new Multiple Family Residential (MR-1) zone in order to permit residential
development in the form of single family dwellings, duplexes, townhomes, and apartment units.
BACKGROUND
The subject properties are located at 17110 Parkinson Road in Port Renfrew (Appendix A). The
property is designated as Residential (R) under Bylaw No. 3109, Schedule ‘A, and is currently
zoned Community Residential – One (CR-1) under Bylaw No. 3109, Schedule ‘B’ (Appendix B).
The subject properties are adjacent to Parkinson Road and Community Residential – One
(CR-1) zoned land to the south, Tourist Commercial – One (TC-1) zoned land to the southwest,
Community Use (CU) zoned land to the east, and the waters of Port San Juan, which are zoned
M, to the north.
The properties were fully included in the Port Renfrew Water Supply Local Service Area under
Bylaw No. 4442 on December 8, 2021, and are within the Port Renfrew Fire Protection Local
Service Area.
An application to rezone the subject properties and an adjoining marine lease area has been the
subject of rezoning application RZ000242 and proposed Bylaw No. 4096. Bylaw No. 4096
included a new Pacific Gateway Marina (PGM) land use designation to amend Schedule ‘A’ (the
OCP) of Bylaw No. 3109, and a new Pacific Gateway Comprehensive Development (PGM-CD)
zone to amend Schedule ‘B’ (zoning). The proposed PGM-CD zone included four distinct
development areas (DA-A to DA-D) with uses ranging from commercial marina, conference
centre, food service establishments, hotels and motels, and residential units. The applicant has
now requested that Bylaw No. 4477 (Appendix D) be drafted to sever the marine component from
the upland areas in order to focus on a smaller part of the upland development to allow residential
development in accordance with the existing OCP policies.
ALTERNATIVES
Alternative 1
That staff be directed to refer proposed Bylaw No. 4477, “Comprehensive Community
Development Plan for Port Renfrew, Bylaw No. 1, 2003, Amendment Bylaw No. 15, 2022” to a
Public Information Meeting, appropriate CRD departments and the following external agencies
and First Nations for comment:
BC Hydro
Cowichan Valley Regional District
Department of Fisheries and Oceans
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
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Island Health
Ministry of Transportation & Infrastructure
RCMP
Sooke School District #62
Pacheedaht First Nation
Alternative 2
That proposed Bylaw No. 4477 not be referred.
IMPLICATIONS
Public Consultation Implications
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). At the present time, there is no active APC for Port Renfrew; therefore,
staff recommend referring the proposed amendment bylaw to a Public Information Meeting to be
held via video and tele-conference.
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 Port Renfrew
Comprehensive Community Development Plan area is consistent with the Plan, it does not
proceed to the Planning and Protective Services Committee and the CRD Board for a
determination of consistency with the RGS. The proposed zoning amendment is consistent with
the policies of the Plan.
Land Use Implications
Schedule ‘A’ of the Comprehensive Community Development Plan for Port Renfrew, Bylaw
No. 3109, designates the subject properties as Residential (R). The Residential designation
supports multiple family residential development in the area if the design of the new proposal is
compatible with the form and character of the surrounding residential uses. The subject property
is currently zoned Community Residential – One (CR-1) under Schedule ‘B’ of Bylaw No. 3109,
which permits single-family dwellings, and duplexes or retail establishments.
The proposed Multiple Family Residential (MR-1) zone would permit residential development in
the form of single-family dwellings, duplexes, townhomes or apartment units. Retail
establishments are not proposed to be a permitted use of the MR-1 zone. Density is proposed to
be regulated through a floor space ratio (FSR), which is defined as meaning the total floor area
of all buildings on the lot divided by the lot area or the area zoned for the multiple family use. The
FSR is proposed to be 0.35, which means that the maximum floor space of all buildings and
structures cannot exceed 35% of the parcel area. The proposed MR-1 zoned area is
approximately 7,500 m2, which would permit a floor area of up to 2,625 m2 (28,255 sq. ft.).
The proposed MR-1 zone limits density to one single-family dwelling if the parcel is not connected
to both a community sewage and community water system. The subject properties were recently
included in the Port Renfrew Water Supply Local Service Area and would be permitted to connect
to the recently upgraded system. The property is not currently serviced by a community sewage
system; however, a strata system authorized by Island Health for an amount up to 22,700 L/day
(5,000 imperial ga/day) would qualify as a community system.
The maximum height of principal buildings and structures is proposed to be 15 m (45.9 ft.), which
could accommodate a 4-storey apartment building with sloped roof.
At this time, staff recommend referral of Bylaw No. 4477 to a Public Information Meeting,
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appropriate CRD departments, external agencies and First Nations for comment.
CONCLUSION
The purpose of this zoning bylaw amendment application is to rezone parts of the subject
properties in Port Renfrew from the Community Residential – One (CR-1) zone to a new Multiple
Family (MR-1) zone for the purpose of permitting residential development in the form of singlefamily dwellings, duplexes, townhomes or apartments, with a maximum density calculated using
floor space ratio of 0.35. Staff have prepared proposed Bylaw No. 4477 and recommend referral
of the Bylaw to a Public Information Meeting, 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 staff be directed to refer proposed Bylaw No. 4473, “Comprehensive Community
Development Plan for Port Renfrew, Bylaw No. 1, 2003, Amendment Bylaw No. 14, 2022” to a
Public Information Meeting, appropriate CRD departments and the following external agencies
and First Nations for comment:
BC Hydro
Cowichan Valley Regional District
Department of Fisheries and Oceans
FLNR - Archaeology Branch
FLNR - Ministry of Forests, Lands, Natural Resource Operations and Rural Development
Island Health
Ministry of Transportation & Infrastructure
RCMP
Sooke School District #62
Pacheedaht First Nation
Submitted by: Iain Lawrence, RPP,MCIP, Senior Manager, Juan de Fuca Local Area Services
Concurrence: Kevin Lorette, P.Eng, MBA, General Manager, Planning & Protective Services
ATTACHMENTS
Appendix A:
Appendix B:
Appendix C:
Appendix D:
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Appendix B: Community Residential – One (CR-1) Zone
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Appendix C: Concept Site Layout
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