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SHIRLEY-JORDAN RIVER ADVISORY PLANNING COMMISSION 
 

Notice of Meeting on Tuesday, April 30, 2024, at 7 pm 
 

Shirley Community Hall, 2795 Sheringham Point Road, Shirley, BC 

 
 

AGENDA 
 

1. Approval of Agenda 
 

2. Planner’s Report 
 

3. Zoning Amendment Application 
a) RZ000282 – Parcel A (DD 104752I) of District Lot 745, Renfrew District; Parcel B 

(DD52657I) of District Lot 745, Renfrew District; District Lot 175, Renfrew District; and 
Strata Lot 13 of Section 76 and District Lot 745, Renfrew District, Strata Plan VIS4766 
together with an interest in the common property in proportion to the unit entitlement 
of the Strata Lot as shown on Form 1 (10700 Block of West Coast Road) 

 
4. Adjournment 
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RZ000282 

REPORT TO THE JUAN DE FUCA LAND USE COMMITTEE 
MEETING OF TUESDAY, MARCH 19, 2024 

 

 
SUBJECT Zoning Bylaw Amendment Application for the subject properties between 

Shirley and Jordan River described as: 

• Parcel A (DD 104752I) of District Lot 745, Renfrew District; PID: 009-594-159 

• Parcel B (DD52657I) of District Lot 745, Renfrew District; PID: 009-594-183 

• District Lot 175, Renfrew District; PID: 023-414-308 

• Strata Lot 13 of Section 76 and District Lot 745, Renfrew District, Strata 
Plan VIS4766 together with an interest in the common property in 
proportion to the unit entitlement of the Strata Lot as shown on Form 1; 
PID: 024-486-914 

ISSUE SUMMARY 

The landowner has applied to rezone the subject property from the Forestry (AF) and Resource Land 
(RL) zones to a new Wilderness Campground (WC) zone. 

BACKGROUND 

The subject properties are located north of West Coast Road between Shirley and Jordan River 
(Appendix A) and zoned Forestry (AF) and Resource Land (RL) in the Juan de Fuca Land Use Bylaw, 
1992, Bylaw No. 2040. The lands are designated Coastal Upland (CU) in the Shirley-Jordan River 
Official Community Plan (OCP), Bylaw No. 4001. Lands adjacent to the subject property are zoned 
AF to the east; AF, Intensive Commercial Recreation (CR-3), and Rural A to the west; RL to the north; 
and AF on the south side of West Coast Road. 

The subject property is comprised of four parcels accessed from both Cedar Coast Drive and West 
Coast Road. The total estimated land area is 170.8 ha and extends roughly 1.7 km from West Coast 
Road to the most northern property line. The subject property is partially within the Shirley Fire 
Protection local service area and portions of the land are designated as Steep Slope, Sensitive 
Ecosystem, and Riparian development permit areas. 

The landowner has submitted an application to amend Bylaw No. 2040 by removing the lands from 
the AF and RL zones (Appendix B) and adding them to a new Wilderness Campground (WC) zone 
(Appendix C) for the purpose of establishing a commercial wilderness campground with a total of 20 
campsites over the 170.8 ha area (Appendix D). 

The application was previously considered by the Juan de Fuca Land Use Committee (LUC) at the 
May 16, 2023, meeting (Appendix E). At that time, the LUC passed a motion that the application not 
proceed for referral until the applicant had provided additional information including an environmental 
report, a report on surface and ground water impacts if the proposed campground use should be 
serviced by a well or nearby creek, and clarification regarding access and site servicing. 

The applicant has now submitted an environmental report (Appendix F), as well as access and 
servicing route plans (Appendix G), which identify that existing roads will be improved for accessibility. 
The landowner has also clarified that the proposed campground use will be serviced by commercial 
water delivery and waste-sewerage removal companies, rather than utilizing local land and resources. 
Furthermore, the landowner has applied for an extension of the fire protection local service area 
(Bylaw No. 4574) to include one of the subject properties. 

Based on the information provided by the applicant, staff have prepared Bylaw No. 4550 for 
consideration (Appendix H). 
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ALTERNATIVES 

Alternative 1 

That staff be directed to refer proposed Bylaw No. Bylaw No. 4550, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 160, 2023" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
BC Hydro 
BC Parks 
District of Sooke 
Island Health 
Ministry of Forests - Archaeology Branch 
Ministry of Forests - Water Protection Section 
Ministry of Land, Water and Resource Stewardship 
Ministry of Transportation & Infrastructure 
RCMP 
Sooke School District #62 

Alternative 2 

That proposed Bylaw No. 4550 not proceed. 

IMPLICATIONS 

Legislative Implications 

The Advisory Planning Commissions (APCs) were established to make recommendations to the LUC 
on land use planning matters referred to them related to Part 14 of the Local Government Act (LGA). 
Staff recommend referring proposed Bylaw No. 4550 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 OCP 
area is consistent with the OCP, it does not proceed to the CRD Board for a determination of 
consistency with the RGS. Staff are of the opinion that the proposed amendment is consistent with the 
policies of the Shirley-Jordan River OCP. 

First Nations Implications 

First Nations communities continue to live in lands that encompass the subject property for more than 
10,000 years prior to contact with European nations. The CRD pursues enhancement of reciprocal 
engagement and procedures with First Nation communities towards advancing reconciliation, 
including but not limited, to the application referral process. The subject property is located within the 
traditional territory of the Pacheedaht and T’Sou-ke First Nations and each nation will be invited to 
participate in the land use review process to better inform consideration of the proposal. 

Land Use Implications 

The landowner has submitted an application to establish a commercial wilderness campground with a 
total of 20 campsites over four parcels with a total area of 170.8 ha (1 campsite per 8.5 ha). 

The Shirley-Jordan River OCP designates the subject property as Coastal Upland (CU), which 
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consists primarily of parcels enrolled in the Private Managed Forest Lands (PMFL) program and 
supports the continued use of those land for forestry activities. If lands have been removed from the 
PMFL program, then uses such as low-impact recreation and low-impact tourism are supported. 
Community parks, single-family residential, and agriculture are also supported in this land use 
designation. 

Three of the four subject parcels are zoned AF, which specifies a minimum parcel size of 4 ha. The 
fourth parcel is zoned RL, which has a minimum parcel size of 120 ha. The AF and RL zones allow 
for similar uses, with the exception of resource extraction and agriculture, which are specifically 
consigned to the RL zone. Staff are of the opinion that the proposed development and the permitted 
uses listed in the proposed WC zone of Bylaw No. 4550 may be considered in alignment with the 
Coastal Uplands Land Use designation and Shirley-Jordan River OCP policies; however, the OCP 
does not define low-impact tourism. The impact from the proposed development can be determined 
through the referral process and consideration of broader OCP policies and objectives. 

The southernmost subject property is Lot 13 of strata VIS4766 (Fishboat Bay), which is zoned AF and 
was created under the parcel area averaging provisions of the Bare Land Strata Regulation of the 
Strata Property Act. The parcel is the subject of covenant EN21276, which is registered in favour of 
Capital Regional District. The covenant prohibits subdivision and the construction or placement of 
structures including fencing. Staff are of the opinion that should the zoning amendment be supported, 
the covenant would require an amendment to allow the camping use in the areas indicated on the 
applicant’s site plan. Restrictions on subdivision specified within the covenant should remain in order 
to maintain the lot averaging of the strata. 

The environmental report provides an inventory of natural hazards, sensitive ecosystems, riparian 
areas, steep slopes, local wildlife, ecology, and the land areas that were impacted by prior forestry 
activities. The report emphasized that the proposed level of development is very low and that potential 
environmental impacts are not anticipated. For future development, the implementation of Fire Smart 
practices is recommended, such as a 1.5 m non-combustible buffer for buildings and structures and a 
~30 m non-combustible or managed vegetation area around each campsite. While the WC zone 
proposed in Bylaw No. 4550 stipulates a separation distance for campsites, buildings, and structures, 
additional zoning regulations can be considered during the referral process. Furthermore, should 
proposed Bylaw No. 4550 proceed, future works involving land clearing and building construction 
would be regulated through the development and building permit processes. 

Should proposed Bylaw No. 4550 proceed, the new WC zone would permit one camping space per 
8.5 ha with a minimum 20 m separation distance between each site, as well as continued silviculture, 
residential, and home-based business uses. The minimum proposed parcel size of 8 ha has been 
calculated to reflect the average parcel size of the total area of the lands and the minimum lot size 
specified by the existing AF and RL zones. Staff recommend referral to the Shirley-Jordan River APC, 
CRD departments, First Nations and external agencies. 

CONCLUSION 

The purpose of Bylaw No. 4550 is to amend Bylaw No. 2040 by removing the subject property from 
the Forestry (AF) and Resource Land (RL) zones and adding them to a new Wilderness Campground 
(WC) zone. In order to permit the proposed campsite use on Strata Lot 13, Plan VIS4766, an 
amendment to covenant EN21276 should be completed prior to bylaw adoption. Staff have prepared 
proposed Bylaw No. 4550 and recommend referral to the Shirley-Jordan River APC, 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 readings. 
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RECOMMENDATION 

That staff be directed to refer proposed Bylaw No. Bylaw No. 4550, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 160, 2023" to the Shirley-Jordan River Advisory Planning Commission, 
appropriate CRD departments, First Nations and the following external agencies and for comment: 
Pacheedaht First Nation 
T’Sou-ke First Nation 
BC Hydro 
BC Parks 
District of Sooke 
Island Health 
Ministry of Forests - Archaeology Branch 
Ministry of Forests - Water Protection Section 
Ministry of Land, Water and Resource Stewardship 
Ministry of Transportation & Infrastructure 
RCMP 
Sooke School District #62 
 

Submitted by: Iain Lawrence, RPP, MCIP, Senior Manager, Juan de Fuca Local Area Services 

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

 
ATTACHMENTS 
Appendix A: Location, Zoning, and DPA Map 
Appendix B: Current Forestry (AF) and Resource Land (RL) Zones 
Appendix C: Proposed Wilderness Campground Zone - WC 
Appendix D: Concept Plan and Emergency Evacuation Plan 

Appendix E: LUC Meeting Minutes, May 16, 2023 

Appendix F: Environmental Review, prepared by Steve Toth, ASct, R.P. Bio., December 20, 2023 

Appendix G: Visitor Access and Servicing Route Plans 

Appendix H: Proposed Bylaw No. 4550 
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Appendix A: Location, Zoning, and DPA Map 
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Appendix B: Current Forestry (AF) and Resource Land (RL) Zones 
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Appendix C: Proposed Wilderness Campground Zone – WC 
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Appendix D: Concept Plan and Emergency Evacuation Plan 

Concept Plan 
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Emergency Evacuation Plan 
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Image of proposed campsite platforms 
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Appendix E: May 16, 2023, LUC Meeting Minutes 
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Appendix F: Environmental Review, prepared by Steve Toth, ASct, R. P. Bio., December 20, 2023 
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Appendix G: Visitor Access and Servicing Route Plans 
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Appendix H: Proposed Bylaw No. 4550 
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