PPS/JP 2013-06
REPORT TO PLANNING, TRANSPORTATION AND PROTECTIVE SERVICES COMMITTEE
MEETING OF WEDNESDAY, APRIL 24, 2013
SUBJECT

CAPITAL REGIONAL DISTRICT AMENDMENT TO TOWNSHIP OF ESQUIMALT
OFFICIAL COMMUNITY PLAN AND ZONING BYLAW – CORE AREA WASTEWATER
TREATMENT PLANT AND REGIONAL GROWTH STRATEGY CONSISTENCY

PURPOSE
This report responds to a request from the Township of Esquimalt (Township) for the Capital Regional
District (CRD) to consider its application to amend the Township’s Official Community Plan (OCP) to
permit the proposed wastewater treatment plant.
BACKGROUND
A referral request was received from the Township dated March 25, 2013, containing the CRD’s
supporting information for its application to amend the OCP and Zoning by-law to accommodate the
waste water treatment plan and marine outfall proposed for McLoughlin Point (Appendix 1). In the
transmittal letter, it is acknowledged that the Township’s OCP does not comply with Section 877(1)(f) of
the Local Government Act which states:
(1) An official community plan must include statements and map designations for the area covered
by the plan respecting the following:
(f) The approximate location and type of present and proposed public facilities, including
schools, parks and waste treatment and disposal sites;
The application contained in Appendix 2 seeks to amend the OCP to bring it into compliance. The CRD
has also submitted an application to amend the Township’s Zoning Bylaw in order to have the subject
parcel zoned to allow a wastewater treatment plant and marine outfall at McLoughlin Point as a permitted
use.
Section 866 of the Local Government Act provides for the regional Board’s consideration of acceptance of
any new or revised Regional Context Statement (RCS) and further provides that a RCS must be
consistent with the rest of the OCP. In this case, as there is no amendment to the RCS, the report will
focus on whether the proposed OCP amendments maintain consistency with the existing RCS and
whether the proposal itself meets Regional Growth Strategy (RGS) objectives.
The referral materials were circulated to other CRD departments for comments. Comments from the
Department of Parks and Environmental Services indicate that the potential for residual contamination in
the associated water lot from historical uses should remain the responsibility of the previous owner in
negotiation with Transport Canada. The comments also note that stormwater management will follow
best practices.
ALTERNATIVES
1. Recommend that the CRD Board determine that the proposed wastewater treatment plant and
marine outfall is consistent with the objective of the RGS and the proposed OCP amendments
maintain consistency with the accepted RCS.
2. That the CRD Board provides alternate direction to staff regarding the recommendation contained in
report PPS/RP 2013-06.
PROPOSAL DESCRIPTION
The application is supported by a report titled McLoughlin Point Rezoning Application prepared by City
Spaces on behalf of the CRD (Appendix 2) This report included an overview history and requirement for
wastewater treatment, and the siting process. Principles for the development of the Design Guidelines
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are also provided. The report also provides an outline of the community input process and consultation
with First Nations. Technical reports including an environmental impact and mitigation report, community
impact report, transportation study, archaeological assessment, and a servicing and hazardous risk
assessment were provided in support of the applications (Appendix 2).
Official Community Plan Amendment
The McLoughlin Point Rezoning Application report prepared by City Spaces noted that an OCP
amendment is required to include statements and map designations for the area covered by the plan
respecting the approximate location and type of present and proposed public facilities including waste
treatment and disposal sites. The report notes that while the OCP map designates the site as “industrial”,
an amendment to the bylaw is required to provide a statement, and a map designation for the site as a
public facility used for wastewater treatment. Specifically, the report suggests Section 2.4.5, 2.6.2.1 and
5.1.2.3 be amended to reflect the wastewater treatment plant and marine outfall use.
Section 2.4.5 – Industrial Area Number 3: Oil Storage Facility describes the use of the lands as a bulk oil
storage facility. The report notes that this section should be amended to reflect the wastewater treatment
plant and marine outfall use.
Section 2.6.2.1 – Macaulay Point – Work Point subsection (e) states that a regional treatment system at
Macaulay Point is considered to be inconsistent with the development of a future neighbourhood at
Macaulay Point. The report indicates that the proposed wastewater treatment plant site is not located at
Macaulay Point but is to be sited at McLoughlin Point. Figure 2 illustrates that the proposed site is
separated from the Township’s residential development by the Department of National Defense (DND)
Macaulay Point/Work Point Barracks. The report indicates that the site is further isolated by a treed rocky
hill to the west and treed to the north which should provide visual separation to west, north and northeast.
The report indicates that this section should be amended to require that future redevelopment plans for
the DND lands incorporate the wastewater treatment plant.
Section 5.1.2.3 – Sewage Treatment Policies subsection (b) states that the Township opposes the use of
the existing Macaulay Point Pump station site for a regional multi-stage sewage treatment plant. The
report notes that the proposed wastewater treatment plant is not located at the Macaulay Point Pump
station site. Further subsection (c) states that the Township will not approve a bylaw that will have the
effect of authorizing the use of lands in and around Macaulay Point for the purposes of a Regional
Sewage Treatment Facility. Should the Township support the siting of the wastewater treatment plant at
McLoughlin Point, the report indicates that these sections will need to be amended.
Esquimalt Zoning Bylaw
The proposed wastewater treatment plant site has been zoned for industrial use and until recently was
actively used as an oil storage facility for many years. The site is zoned I-3 – Bulk Petroleum Storage
which limits the use to bulk storage tanks. The McLoughlin Point Rezoning Application report indicates
that a new industrial zone will be required to provide a site-specific purpose-designed zone to permit the
use of the land as a regional wastewater treatment facility. The general terms of the new zone are noted
on page 11 in Appendix 2.
PLANNING ANALYSIS
Regional Growth Strategy/Regional Context Statement
A RCS forms part of a municipal OCP and addresses how local planning and land use policy will work
towards the goals and objectives of the RGS to achieve consistency. The RCS is the key implementing
mechanism of the RGS. According to the LGA, the RCS must:
1. Identify the relationship between the OCP and the content of the RGS;
2. If the OCP is not consistent, indicate how the municipality intends to bring itself into consistency
with the RGS over time; and
3. Be consistent with the rest of the OCP.
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The RCS is subject to acceptance by the Regional Board to ensure that an appropriate level of
consistency exists between the local land use plan and the RGS. The Township of Esquimalt RCS was
accepted by the Board in March, 2007.
Consistency Considerations
The site is located within the Regional Urban Containment and Servicing Policy Area (RUCSPA) as is the
entire Township of Esquimalt. The RUCSPA includes lands designated in community plans primarily for
urban development including industrial and large scale utility designations. The Regional Growth
Strategy (RGS) proposes that the majority of future development that requires urban sanitary sewer and
water services take place within the RUCSPA. The proposed wastewater treatment plant is a component
of the liquid waste treatment system designed to serve the capital region population located within the
portion of the Core Area sub-region contained within the RUCSPA. As such, the proposal is considered
to be consistent with the RGS.
No change is proposed to the RCS by this amendment and it is staff’s opinion that the proposed
amendments to the OCP for the wastewater treatment plant are in keeping with the existing RCS.
CONCLUSION
A new wastewater treatment plant and marine outfall is proposed to be constructed at McLoughlin Point.
The CRD has submitted amendments to the Township of Esquimalt OCP and Zoning Bylaw to
accommodate the proposed plant. The proposed wastewater treatment plant is a component of the liquid
waste treatment system designed to serve the Core Area sub-region of the CRD that is located within the
RUCSPA. It is staff’s opinion that the proposed OCP amendments maintain consistency with the existing
RCS and that the proposal itself is consistent with RGS objectives to maintain growth and servicing within
the RUCSPA.
RECOMMENDATION
That the Planning, Transportation and Protective Services Committee recommend to the Capital Regional
District Board:
1. That the Township of Esquimalt be advised that the proposed wastewater treatment plant and marine
outfall is consistent with the objectives of the Regional Growth Strategy and that the proposed Official
Community Plan amendments maintain consistency with the accepted Regional Context Statement.
**ORIGINAL SIGNED**

June Klassen, MCIP, RPP
Manager, Local Area Planning

Marg Misek-Evans, MCIP, RPP
Acting General Manager
Planning & Protective Services
Concurrence

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

1. Location Map
2. Excerpt from McLoughlin Point Rezoning Application
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Appendix 1: Location Map

McLoughlin Point

Corporation of the Township of Esquimalt
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This application is submitted, on behalf of the Capital Regional District (CRD), to the Township of
Esquimalt to request a site specific zone that will permit construction of a Wastewater Treatment Plant
and Marine Outfall at McLoughlin Point, as part of the Capital Regional District’s Core Area
Wastewater Treatment Program (CAWTP). The application includes an Official Community Plan
amendment pursuant to Section 877 (1) (f) of the Local Government Act (see Section 4).
The wastewater treatment plant and marine outfall is one of the projects that comprise the CAWTP.
Other projects include construction of a Biosolids Energy Centre, and conveyance system upgrades.
The Hartland landfill has been identified as the site for the Biosolids Energy Centre, however, the
CRD continues to investigate other options for this Centre in order to reduce the distance sludge
needs to be transported.
The application includes an overview of the history and requirement for wastewater treatment, and
the process undertaken to identify McLoughlin Point as the site for the Wastewater Treatment Plant;
a description of the site; the zoning and land-use rationale, and a brief summary of the technical
analyses. Principles for the development of the Design Guidelines are also included in this report,
along with an outline of the community input process and consultation with First Nations. Technical
reports, including an environmental impact and mitigation report, community impact report,
transportation study, archaeological assessment, servicing and hazardous risk assessment, and
design guidelines report, are included as appendices to this report.

2. Background
Requirement for Wastewater Treatment
•

In 2000, the CRD developed its Core Area Liquid Waste Management Plan, which included
screening, source control, and monitoring.

•

In 2006, the Minister of the Environment, in accordance with section 24 (3)(a) of the
Environmental Management Act, required the CRD to amend this plan to detail a fixed schedule
for the provision of wastewater treatment.

•

The Federal Government, on July 18, 2012, proclaimed Wastewater Systems Effluent
Regulations, which require secondary wastewater treatment across Canada.

•

The Core Area Wastewater Treatment Program will bring the CRD into compliance with the
Province of British Columbia Municipal Sewage Regulation and the Federal Wastewater System
Effluent Regulations under the Fisheries Act.
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1. Introduction
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Site Selection Process
In July 2010, the CRD Core Area Liquid Waste Management Committee selected a revised
configuration for wastewater treatment, significantly reducing the cost from the previous system
designs. This configuration includes a centralized, liquids-only treatment facility at McLoughlin Point,
along with the marine outfall. The identification of McLoughlin Point as the site constitutes
“Amendment 8” of the Liquid Waste Management Plan, and was approved by the BC Minister of the
Environment in August 2010.

Core Area Wastewater Treatment Program
Below, Figure 1 shows the envisioned overall Core Area Wastewater Treatment Program (CAWTP).
Effectively, flows from the current Macaulay and Clover Point catchment areas will be diverted to
McLoughlin Point for treatment. Sludge will be processed at a biosolids facility to be constructed at
the Hartland North site. (Other options for the biosolids facility continue to be explored by the CRD.)
The McLoughlin Point-Hartland facilities will also create opportunities for resource recovery, including
biogas, phosphorous, dried biosolids to be used as a fuel substitute, and effluent heat recovery. The
facilities will include:
•

The Macaulay and Clover Point facilities, which will screen, remove grit, and pump wastewater to
the McLoughlin Point treatment facility;

•

The McLoughlin Point facility, which will treat and discharge the liquid effluent, and provide
opportunities for effluent heat recovery;

•

The Hartland North facility, which will anaerobically digest, dewater, and dry the solids, and
recover resources that include biogas, phosphorous, dried biosolids, and effluent heat;

•

Underground tanks on Arbutus Road to attenuate high wastewater flows during storm events; and

•

Ancillary facilities, pump stations, and forcemains to convey wastewater between the facilities,
including the Victoria Harbour crossing and an outfall at McLoughlin Point.

2
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Figure 1: Core Area Waste Water Treatment Program
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3. McLoughlin Point Site
Site Context
Figure 2 below shows the location of the proposed McLoughlin Point WWTP in a regional context.
Figure 3 on the following page shows McLoughlin Point site and its geographic relation to municipal
boundaries.
The property is located centrally to the capital region population served by the liquid waste treatment
system and the two major pump stations (Clover Point and Macaulay Point outfalls) that will be routed
to McLoughlin Point to undergo treatment prior to marine discharge.

Figure 2: Core Area Waste Water Treatment Program Regional Context

Site Description
McLoughlin Point is a 1.4 ha area of privately owned waterfront land, located within the municipal
boundaries of the Township of Esquimalt. The land currently consists of five legal parcels that will be
consolidated as part of the permitting process.
The property is unique in that it is isolated from municipal roads by the Department of National
Defense’s (DND) “Macaulay Point/Work Point Barracks” lands, which comprise some 60 ha. The site
is located at the southwest extremity of the DND lands. The nearest municipally regulated lands are
located some 500 m away (see Figure 3).
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Figure 4: McLoughlin Point Current Conditions

The site has been significantly disturbed by its previous use as a petroleum storage facility. It is
characterized by an exposed, rocky shoreline with much of the site disturbed and filled with retaining
wall containment. Elements of rock outcroppings can be seen on the site (see Appendix A for detailed
site survey).
There are two small areas of federally regulated foreshore leased to Imperial Oil, and that are
included in site planning. These two areas combined comprise about 80 m2. One very small area
contains a concrete silt trap and oil interceptor that can re-used as part the storm water containment
and interceptor plan. The other area is located toward the south end of the site, and the CRD has an
agreement with Transport Canada acquire this area.
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The site is further isolated by topography – there is a substantial rocky hill (elevation of approximately 23
metres) to the west that contains mature fir trees, and the site is also treed as it rises northward (see
Figure 4 below). Both of these features protect the site in an important way from the sensory impacts (see
Community Impacts section of this application) to the west, north and northeast. To the east, the nearest
land is located across Victoria’s Outer Harbour to Federal Coast Guard lands 650 m away. The southerly
frontage faces Juan de Fuca Strait.
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4. Proposed Land Use and Zoning Rationale
Official Community Plan Amendment
The application will require an Official Community Plan (OCP) amendment to address the
requirements of Section 877 (1) (f) of the Local Government Act, which states that an OCP must
include “statements and map designations for the area covered by the plan respecting the following:
(f) the approximate location and type of present and proposed public facilitates including …waste
treatment and disposal sites.”
While the OCP map already identifies the site as “Industrial”, an amendment to the bylaw will be
required to provide a statement, and a map designation for the site as a public facility used for
wastewater treatment.

Relevant OCP Policies
In support of the application, the following public policy considerations are provided:
1. Section 1: Regional Context Statement. The Township of Esquimalt is a party to the Regional
Growth Strategy (RGS), adopted in 2003 by the CRD. As required, the Township’s OCP states that,
as a partner in the RGS, Esquimalt commits to:
•
•
•

Plan and manage growth in a collaborative manner by participating in achieving a regional vision
and strategic initiatives;
Consider cross-boundary impact; and
Work toward a more sustainable region by considering the environmental, economic and social
implications of local government decisions.

Comment: The Regional District has adopted the Core Area Liquid Waste Management Plan to meet
legal obligations directed by senior levels of government, and to achieve sustainability objectives. The
responsibility is regional, of which the Township of Esquimalt is a part. The CALWMP is consistent
with the Regional Growth Strategy objectives, and the eight identified strategic directions. The
Township of Esquimalt, in its OCP and as part of its Regional Context Statement, commits to working
collaboratively with participating municipalities.
2. Section 2: General Land Use and Development Objectives provides reference to supporting
increased residential densities (Section 2.0.2).
Comment: To meet both regional and Township goals for managing regional growth and focusing
increased densities in a cost-effective manner, necessary infrastructure must match growth management.
A regional wastewater treatment system, that will also serve the Township of Esquimalt, is an important
part of this infrastructure, and has also been legally mandated by senior governments.
3. OCP Land Use Designation Map. The current OCP Land Use Map designates McLoughlin Point
as “Industrial”, and is consistent with the intended use for a treatment facility.
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4. Section 2.4.5 – Industrial Area Number 3: Oil Storage Facility. This section of the OCP describes
the use of the lands as a bulk oil storage facility, and states that, should redevelopment plans be
prepared for the surrounding DND lands, future uses for the site should complement the OCP.
Comment: There are currently no redevelopment plans for DND lands, however, should some
process be considered in the future, recognizing the prioritization in divesting of Federal lands, the
treatment system could be integrated into the redevelopment plan.
5. Section 2.6.2.1 – Macaulay Point – Work Point. Clause e) of this section states that “a regional
treatment system at Macaulay Point is considered to be inconsistent with the development of a future
neighbourhood at Macaulay Point”.
Comment: The proposed treatment system is not located at Macaulay Point, but rather McLoughlin
Point. There is a significantly different geographic context between Macaulay and McLoughlin Points
in terms of proximity to existing residential neighbourhoods, with the location at McLoughlin Point
being much more physically removed. There are no adjacent park lands at McLoughlin Point as there
are with the lands leased to the Township at Macaulay Point Park.
6. Section 5.1.2.3 – Sewage Treatment Policies. This section of the OCP reiterates statements
made in Section 2.6.2.1, referred to above, where current CRD liquid waste activities at Macaulay
Point are recognized, but further states it “opposes” Macaulay Point as a site for a regional
wastewater treatment facility.
Comment: See comment in 5. above. The Section goes on to say that the Township will work with
the CRD to investigate a more appropriate location for a regional wastewater treatment plant.
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Comment: There will be no need to change the OCP Land Use Map for the McLoughlin Point site. It
is further noted that the Map also designates the CRD’s Macaulay Point pumping station and outfall
as “Industrial”, and is described as “Existing Sewage Treatment”.
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Proposed Zoning for the Site
The site has been historically zoned for industrial use, and until recently was actively used as an oil
storage facility for many years. The site is zoned I-3 – Bulk Petroleum Storage, which primarily limits
the use to bulk oil storage tanks to reflect its past use. While a bulk petroleum storage facility, the site
was serviced by both marine and vehicle (land) transport. The following historic photos show how
extensively the site was used for industrial activities, including docking facilities.
Figure 5: Historical Use

Figure 6: Historical Use
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In addition to the new zone standards, Design Guidelines will be attached as a schedule to the new
zone, in order to provide the design intention and framework for the facility’s development.
The general terms of the new zone include:
Zone Conditions

Description of Conditions

Permitted use

Liquid wastewater treatment facility, outfall, accessory
office, laboratory, service, storage, & repair shops

Size of site

1.44 ha

Area of buildings (excludes
processing tanks & generators)

4,500 m2

Maximum height of buildings

15 m above existing average grade

FSR

0.35.1

Parking requirements

34 stalls

Site coverage

75%

Design Guidelines

See Appendix B
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A new industrial zone designation will be required, with the intention of providing a site-specific,
purpose-designed zone to permit the use of the land as a regional wastewater treatment facility.
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Rationale for Zoning
The reasons the site is appropriate for the intended use include:
•

From a regional perspective, the site is favourably located relative to the population the facility will
serve. It is at the same elevation as the two main pumping facilities that will collect untreated
liquid waste and deliver it to the site (Macaulay Point and Clover Point);

•

The waterfront site will allow for relatively easy construction of the outfall;

•

McLoughlin Point is a brownfield site that has been heavily disturbed;

•

There will be no displacement of other uses or activities to accommodate the treatment plant;

•

The site was historically industrially zoned, and it will continue to be industrially zoned. The
Township’s OCP Land Use Map designates the site for “industrial use”;

•

McLoughlin Point is private land adjacent to DND, with the nearest DND residence located about
70 m away. The nearest Township residence is located more than 500 m from the site. The site is
physically buffered from other uses in the Township, is not visible from other Township vantage
points, and has no legal road access;

•

The nearest viewpoints are from Ogden Point and the Shoal Point shoreline, both within the City
of Victoria and both waterfront industrial sites;

•

The treatment facility will be designed to suit an urban setting with design and mitigation
measures relating to aesthetics, noise, and odour; and

•

The facility is a potential future heat recovery source for use by the Township.

Design Guidelines — Principles
A detailed set of Design Guidelines, along with schematic drawings and perspectives from designated
viewpoints, can be found in Appendix B of this report. Key organizational principles that will guide the
building and facilities design are described below:
•

Be respectful of view impacts;

•

Minimize foreshore disturbance to the extent possible;

•

Respect and recognize working harbour principles and land use;

•

Maintain a profile that blends with the landscape rather than stands out, while meeting the
functional requirements of use;

•

Design the Operations Facility to meet, or exceed, LEED® Silver standards and the Esquimalt
Green Building and Development Policy;

•

Design to mitigate off-site impacts relating to odour and noise;

•

Design to address external risk factors relating to significant seismic and tsunami events,
including post tsunami wave surge; and

•

As a brownfield site, improve the biotic environment through planting of native materials
compatible with an exposed marine environment.
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