
 
 

RZ000284 

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

 

 
SUBJECT Zoning Bylaw & Official Community Plan Amendment Application for Section 4, 

Renfrew District, Except Those Parts in Plans 427R, 23879, VIP68644, VIP79213, 
VIP80549, VIP82411, EPP69011 and EPP117093; PID: 009-573-356 

ISSUE SUMMARY 

The landowner has made an application to redesignate a 3.3 ha portion of the subject property from the 
Pacific Acreage (PA) to the Commercial (CO) land use designation and amend the Commercial designation 
policies, and to amend the Wildwood Terrace Neighbourhood Commercial (C-1A) zone to permit additional 
commercial uses and facilitate subdivision. 

BACKGROUND 

The 130 ha subject property (the “Land”) is located in the community of Jordan River on the northern side 
of West Coast Road. The Land is split-zoned Wildwood Terrace 4 (WT-4) and Wildwood Terrace 
Neighbourhood Commercial (C-1A) in the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040 (the “LUB”) 
(Appendix A). The Land is designated Pacific Acreage in the Shirley-Jordan River Official Community Plan, 
Bylaw No. 4001 (the “OCP”), and is subject to the Commercial and Industrial development permit (DP) 
area. The Land is not located within community water, sewer or fire protection local service areas. Covenant 
CA5916759 is registered on the title of the property and requires that all buildings and structures require 
an automatic sprinkler system that fully meets the requirements of the National Fire Protection Association. 

The Land is the subject of a 2-lot subdivision application (SU000749) to provide a separate title to the 3.3 
ha C-1A portion from the 126.9 ha WT-4 remainder. The subdivision has received sign-off from the CRD 
and is in the final stages of approval with the Provincial Approving Officer. Although the OCP designates 
the northwestern portion of the Land as a Riparian DP area, a Qualified Environmental Professional has 
certified that the future commercial parcel is outside the Riparian Assessment Area. The Land was the 
subject of a zoning bylaw amendment in 2021 to adjust the WT-4/C-1A zone boundary and to permit a 
country market and micro-brewery with ancillary onsite store, picnic area, lounge and special event area. 
Development permit DP000378 was approved in October 2022 to address the form and character and 
landscaping of a proposed microbrewery. 

The landowner has submitted an application to amend the C-1A zone for the purpose of permitting 
subdivision to create a commercial bare land strata and to include additional neighbourhood commercial 
uses with changes to the siting and development requirements. The proposal envisions a village gathering 
place that serves the community, supports local tourism, provides opportunities for local ownership of 
commercial lands (Appendix B). The application is supplemented by a comprehensive land use analysis 
(Appendix C), an environmental assessment (Appendix D), and a groundwater report (Appendix E). The 
application includes an OCP amendment to remove the 3.3 ha lands from the PA designation, which 
primarily supports rural residential, agricultural and small-scale neighbourhood commercial uses and add 
it to the CO designation with an amendment to support the smaller proposed lot size. Staff have prepared 
Bylaw No. 4598 to outline proposed amendments to the OCP (Appendix F) and Bylaw No. 4599 to outline 
proposed amendments to the Wildwood Terrace Neighbourhood Commercial zone (Appendix G) for 
consideration through the referral process. 
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ALTERNATIVES 

Alternative 1 

That staff be directed to refer proposed Bylaw No. 4598, “Shirley - Jordan River Official Community Plan 
Bylaw No. 5, 2018, Amendment Bylaw No. 2, 2024”; and proposed Bylaw No. 4599, “Juan de Fuca Land 
Use Bylaw, 1992, Amendment Bylaw No. 162, 2024”; 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 Nos. 4598 and 4599 not proceed. 

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). Staff recommend referring proposed Bylaw Nos. 4598 and 4599 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 

The RGS designates the subject property as Rural / Rural Residential, which includes lands used for rural 
and rural residential purpose. While not intended to become future urban areas requiring extensive 
services, commercial uses serving the local community by providing employment opportunities in a rural 
context can be supported if impacts to the local community and environment are minimal. 

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. Since the proposal includes an 
amendment to the OCP, the bylaw will be considered by the Planning and Protective Services Committee 
and the CRD Board for determination of consistency with the RGS prior to first reading. 

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. 

Context and Policy Development Implications 

The OCP provides a broader context of Jordan River community to inform policy development, such as 
community health with historical information. For example, Section 372, explains that Jordan River in the 
early 1900’s used to be a larger community with a robust local economy structured primarily by mining, 
fishing, and logging industries. Subsequently, the population steadily declined following the gradual 
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departure of its industries, including the closure of the mine. Comparatively, the OCP policies account for 
current land use patterns and a smaller population. In particular, the current Pacific Acreage (PA) land use 
designation, which supports 2.0 ha residential parcels, agriculture uses, and small-scale neighborhood 
commercial activities. The proponent’s land use analysis suggests that the proposed C-1A zone 
amendments are better suited to Commercial designation, which supports small-scale commercial; civic, 
institutional, tourism, recreation, silviculture; community parks; and light industrial uses. However, the 
Commercial designation currently applies only to lands in an extreme flood inundation area posing an 
inherent risk to human life and property; designated as Restricted Development. Together, these 
designations stipulate a minimum lot size of 120 ha, preventing subdivision and limiting the availability of 
land for commercial development in Jordan River. This proposal includes a text amendment to policy 484 
N. of the OCP; to reduce the minimum parcel size from 120 ha to allow for an average parcel size of 0.4 ha 
and a minimum of 0.2 ha. Additional OCP amendments (Appendix F) are required in conjunction with the 
proposed change to the minimum lot size for the Commercial designation. 

Land Use Implications 

The applicant’s primary objective for this application is to improve the viability and access to rural 
commercial land within Jordan River. In order to support the change to an average lot size of 0.4 ha and a 
minimum of 0.2 ha, this application proposes an OCP amendment to redesignate the Land from Pacific 
Acreage to Commercial, and to update the corresponding policies. The community values expressed by 
the OCP identify goals and objectives for servicing rural areas and promote opportunities for pedestrian 
connectivity to reduce motor vehicle trips to address potential impacts to the environmental and enhance 
local character. 

Section 208 – Regional Growth Strategy 

In keeping with the RGS, OCP policies support compact rural settlements that are not intended to become 
future urban areas requiring extensive servicing. The application proposes onsite well and septic systems, 
which support a rural scale of development rather than an urban scale seen in neighbouring incorporated 
communities where community level services are available. The proposed rural servicing will be referred to 
Provincial agencies as permitting and licensing will be required at the time of development. 

Section 310 of the OCP - Water 

The proposed amendments are aligned with the existing permitted commercial uses. Activities associated 
with potential hazardous spills and contamination, such as a gas stations and bulk fuel sales, are not 
included in the proposal. The Groundwater Report commented that potential contamination of the aquifer 
is not anticipated and recommended regular monitoring following construction of the wells, which would 
occur under Provincial jurisdiction. 

Section 333 – Connectivity and Section 335 – Park Land Acquisition of the OCP 

The OCP states that residents have expressed interest in a network of local trails developed in both the 
communities of Shirley and Jordan River. This network should connect residential areas with commercial 
nodes, local and regional parks and trails, and other community-based amenities. There is also a 
community concern for providing safe routes for school-aged children when travelling independently in their 
community and to the school bus stops. The application proposes to establish a rural commercial node in 
Jordan River to service the local community. It is the opinion of staff that the application may present 
opportunities for connectivity in relation to adjacent residential areas. 

Section 392 of the OCP – Reducing the Number of Vehicle Trips 

One of the key ways the residents of Shirley and Jordan River can contribute to reducing greenhouse gas 
emissions is through reducing the number of vehicle trips. Delivery of medical and community outreach 
programs at a venue in Shirley or Jordan River could see the service providers making one or two round 
trips within the Plan area instead of multiple trips outside the community by residents travelling elsewhere 
to access services. Increased recreational and social opportunities for youth within the Plan area would 
reduce the need for parents to take their children to and from activities in Sooke. Support for neighbourhood 
commercial uses and farm gate sales can also reduce the travel necessary to purchase food and other 
goods. Installation of Electric Vehicle infrastructure is also supported. 
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Planning Analysis 

The Shirley-Jordan River OCP, Bylaw No. 4001, designates the subject property as Pacific Acreage. The 
intent of the Pacific Acreage designation is to support rural residential uses; suites; duplexes; agriculture; 
home based businesses; as well as small-scale commercial and tourism activities. Supported parcel sizes 
are generally in the 2 ha range, which is larger than the proposed minimum parcel size. The OCP identifies 
a Riparian development permit area on the northwestern corner of the subject property; however, the 
qualified environmental professional has provided an environmental assessment certifying that the subject 
area is located outside any riparian assessment areas. 

The land is zoned C-1A by the Juan de Fuca Land Use Bylaw, which permits principal uses such as 
convenience stores; civic uses; food and beverage processing; country market; and retail stores. The zone 
specifically excludes gas bars, gas stations, bulk fuel sales, auto repair, carwashes, or any use for which a 
permit is required under the Environmental Management Act or Regulation. Accessory uses include 
residential; screened outdoor storage; onsite store; picnic area; lounge; special event area in conjunction 
with Liquor Control and Licensing Act; as well as buildings or structures that support a permitted principal 
use. The C-1A zone stipulates a maximum height of 9 m; a parcel coverage of 25%; a maximum floor area 
of 2,000 m2; and a minimum parcel size of 3.3 ha with setbacks of 7.5 m (front); 6.0 m (side); and 10.0 m 
(rear). The C-1A zone, has only been implemented on the subject property and was initially established 
through the adoption of Bylaw No. 3759 on October 9, 2013, and later amended through Bylaw No. 4381 
on December 8, 2021, to permit food and beverage processing, a country market, and accessory uses 
related to a manufacturer liquor license. 

The C-1A zone amendments (Appendix G) introduced by the application propose reducing the minimum 
parcel size from 3.3 ha to an average parcel size of 0.4 ha and a minimum of 0.2 ha to accommodate a 
commercial bare land strata; replace the maximum total floor area specification of 2,000 m2 with a floor 
space ratio (FSR) of 0.4; permit restaurant, personal service, office, and health services uses; reduce the 
parking space setback in the front yard from 7.5 m to 3.0 m; and reduce the side yard setback from 6.0 m 
to 3.0 m and the rear yard setback from 10.0 m to 5.0 m. The amendment also proposes to increase to 
maximum height of buildings and structures from 9 m to 12 m. 

As noted, in order to support the change to the minimum lot size, this application proposes to remove the 
C-1A zoned portion of the Land from the Pacific Acreage designation and add it to an amended Commercial 
designation. The Pacific Acreage designation is supportive of rural residential uses with an average parcel 
size of 2 ha. The Commercial designation is supportive of the proposed amendments to the permitted uses 
in the C-1A zone, and intends to allow small scale commercial and light industrial uses within the Jordan 
River area. However, during development of the OCP, all lands currently designated as Commercial were 
located within the flood inundation area identified by BC Hydro. In order to prevent further subdivision of 
land within the inundation area, and at the request of BC Hydro, the OCP established a minimum parcel 
size of 120 ha for all lands with the Commercial designation. These areas were also designated as 
Restricted Development areas. Staff are of the opinion that adding the 120 ha restriction to the Restrict ed 
Development designation would more appropriately address the inundation concerns and make the 
Commercial designation available for its intended purposes of providing policy guidance for rural 
commercial uses outside the inundation area. The subject property is outside the inundation area. 

The proposed commercial bare land strata arrangement with smaller lots is intended to allow for financing 
and development at an individual business level, as well as to promote an opportunity for clustering and 
building character diversity, rather than the single-owner model with larger, more uniform building design 
and leased commercial spaces. 

In addition to the environmental assessment, the proposal is supported by a groundwater report, prepared 
by a professional hydrogeological engineer, that assessed the feasibility of implementing ten individual 
wells to provide future commercial development with potable water. The report found that based on the 
potential scale of the rural commercial development, the comparatively low water quantity demand can be 
readily obtained from the aquifer. Furthermore, potential impacts to neighbouring wells and surface water 
sources were investigated, identifying that in addition to the low demand, water licenses, issued by the 
Province, would be required. 

Staff recommend that the application be referred for community and agency comment and input. 
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CONCLUSION 

The purpose of Bylaw No. 4598 and 4599 is to amend the Shirley-Jordan River Official Community Plan, 
Bylaw No. 4001, by redesignating a 3.3 ha portion of the subject property from Pacific Acreage (PA) to 
Commercial (CO) with amendments, and amend the Wildwood Terrace Neighbourhood Commercial (C-
1A) zone of the Juan de Fuca Land Use Bylaw, 1992, Bylaw No. 2040, by permitting additional commercial 
uses and a smaller average and minimum parcel size to facilitate subdivision. Staff have prepared the 
proposed Bylaws and recommend referral to the Shirley-Jordan River Advisory Planning Commission, First 
Nations, CRD departments, and external agencies for comment and expression of community interests. 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. 4598, “Shirley-Jordan River Official Community Plan 
Bylaw No. 5, 2018, Amendment Bylaw No. 2, 2024“, and Bylaw No. 4599, "Juan de Fuca Land Use Bylaw, 
1992, Amendment No. 162, 2024" 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 Administration 

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

 
ATTACHMENTS 
Appendix A: Location, Zoning, and DPA Map 

Appendix B: Concept Plan 

Appendix C: Project Details 

Appendix D: Environmental Assessment 

Appendix E: Preliminary Groundwater Assessment, March 15, 2023, prepared by Alan P. Kohut P. Eng 

Appendix F: Bylaw No. 4598 – Outlining Proposed Amendments to the OCP 

Appendix G: Bylaw No. 4599 – Outlining Proposed Amendments to the Wildwood Terrace 

Neighbourhood Commercial Zone 
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Appendix A:  Location, Zoning, and DPA Map 
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Appendix B:  Concept Plan 
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Appendix C:  Project Details 
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Appendix D:  Environmental Assessment 
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Appendix E:  Preliminary Groundwater Assessment, March 15, 2023, prepared by Alan P. Kohut P. Eng 
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Appendix F: Bylaw No. 4598 – Outlining Proposed Amendments to the OCP 
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Appendix G:  Bylaw No. 4599 – Outlining Proposed Amendments to the Wildwood Terrace Neighbourhood 

Commercial Zone 
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