
Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: September 28, 2021
FILE: 0540-04 Board 

TO: Chair and Directors 
Regional Board 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: AGRICULTURAL LAND RESERVE APPLICATION (SHELTER POINT FARMS LTD.)  

PLANNING FILE No. 3060-20/ALR 1 D 21 

FOLIO No.: 772 03502.050 PID No.: 028-969-049 

APPLICANT: Shelter Point Farms Ltd. 

LEGAL Lot C, District Lots 141 and 223, Comox District, Plan EPP15457 
DESCRIPTION: 

CIVIC ADDRESS: 4600B Regent Road, Campbell River BC 

OCP BYLAW: Bylaw 1857 Oyster Bay-Buttle Lake Official Community Plan Bylaw, 1996 

OCP DEsIGNATIoN: Agriculture 

ZONING BYLAW: Bylaw 1404, Campbell River Area Zoning Bylaw, 1991 

ZONE: Rural One (RU-i) 

PURPOSE 
To consider an Agricultural Land Reserve (ALR) non-farm use application which would permit the 
establishment of a sea salt production facility and seaweed processing facility in Electoral Area D. 

POLICY ANALYSIS 
Section 20(3), "Use of agricultural land reserve", of the Agricultural Land Commission Act (ALCA) 
enables a property owner to apply to the Agricultural Land Commission (ALC) to seek permission 
for a non-farm use of ALR designated lands. Section 25(3), "Non-farm use and subdivision 
application by owner", of the ALCA states that this type of application may not proceed to the ALC 
unless authorized by a resolution from the local government. 

EXECUTIVE SUMMARY 
The SRD has received an application through the Agricultural Land Commission (ALC) to consider 
an Agricultural Land Reserve (ALR) non-farm use application to permit the establishment of both 
Island Sea Salt, a sea salt production facility, and Ocean Regenerative Aquaculture, a seaweed 
processing facility, on the site of the former UBC Farms in the Oyster River area of Electoral Area 
D. Both uses are established over the subject property, Island Sea Salt since 2017 and Ocean 
Regenerative Aquaculture since June 2021. The facilities have been operating adjacent to one 
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another with plans on being integral components in the overall full agricultural operation of the lands 
with a strict focus on sustainable agriculture and food security. 
Island Sea Salt operates under a DFO licence to extract seawater at the current location where 
seawater is pumped 1km from the ocean to the facility at which point it is filtered and evaporated 
into a concentrated brine. The brine is further evaporated into salt crystals using proprietary 
equipment, and is then graded, hand packaged and shipped to a wide variety of end users in 
Canada and overseas. Ocean Regenerative Aquaculture consists of a 28 square metre facility that 
processes kelp currently harvested near Port Hardy and produces bio-stimulant products for the 
agriculture industry and nutrients for both human and animal use. This regenerative seaweed 
aquaculture reduces pressure on arable land and eliminates the need for fresh water and chemical 
fertilizers, while the bio-stimulants produced have the ability to regenerate the soil and make plants 
more resilient to the stresses caused by climate change, among other benefits. 

The Campbell River Area Zoning Bylaw zones the parcel Rural One (RU-i) and permitting 
agricultural uses defined as 'a use providing for the growing, rearing or harvesting of primarily 
agricultural products harvested, reared or grown on that lot.' The proposed sea salt production and 
seaweed processing facility uses accord with this permitted agricultural use. Although likely 
compatible with zoning, neither sea salt harvesting nor seaweed processing are currently 
considered 'farm uses' by the Agricultural Land Commission and as such, an ALR non-farm use 
application is required. 

Potential agricultural implications associated with proposals are minimal and the uses in line with 
sustainable farming practices, current food security measures and climate change considerations. 
The proposed sea salt production and seaweed processing facility appear compatible with 
agricultural uses in the context of the zoning bylaw and are supportable as fulfilling the objectives 
and policies of the Oyster Bay — Buttle Lake Official Community Plan. The Ministry of Agriculture, 
Fisheries and Food (MAFF) Strengthening Farms Program has indicated that it has no concerns 
with the proposal, given that the operations have not increased building footprints; are small-scale; 
have minimal, if any, impact to the agricultural operations; and are producing multiple agricultural 
products. 

It is recommended that the SRD authorize that the application proceed to the Agricultural Land 
Commission for its consideration given the factors presented above. 

RECOMMENDATIONS: 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT agricultural land reserve application ALR ID 21 (Shelter Point Farms Ltd.) be authorized 
to proceed to the Agricultural Land Commission for consideration of the proposed non-farm 
use for lands legally described as Lot C, District Lots 141 and 223, Comox District, Plan 
EPP1 5457 as indicated on the sketch attached to the staff report dated September 21, 2021, 
and 

THAT the application be recommended for approval. 
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PLANNING ANALYSIS 
The Oyster Bay — Buttle Lake Official Community Plan designates the land as Agriculture. 
Objectives include encouraging the production, processing and marketing of local food products 
and sustainable farming practices. The small-scale processing of agricultural goods and similar 
land uses on parcels in the ALR which specifically assist the individual farmer and the farm 
community in general, shall be encouraged. 

The Campbell River Area Zoning Bylaw zones the parcel Rural One (RU-i). The RU-i zone permits 
agricultural use, which means 'a use providing for the growing, rearing or harvesting of primarily 
agricultural products harvested, reared or grown on that lot.' The proposed sea salt production 
facility and the seaweed processing facility uses accord with this permitted agricultural use. 

Agricultural Land Reserve Considerations 
Previously operated as a dairy farm, the buildings on this parcel have been repurposed to include 
a 230 square metre sea salt production plant and a seaweed processing facility. The sea salt 
operation has been operating over the lands since 2017, however, it is not currently considered a 
'farm use' by the Agricultural Land Commission, although it has been permitted elsewhere on ALR 
lands (i.e., Cowichan Valley). The seaweed processing facility was established at Shelter Point 
Farms in June, 2021 and will occupy space adjacent to the sea salt production facility. The 28 
square metre facility processes kelp currently harvested near Port Hardy and produces bio-
stimulant products for the agriculture industry and nutrients for both human and animal use. This 
regenerative seaweed aquaculture reduces pressure on arable land and eliminates the need for 
fresh water and chemical fertilizers, while the bio-stimulants produced can regenerate the soil and 
make plants more resilient to the stresses caused by climate change, among other benefits. 

The ALC's Application Portal provides guidance on the procedure for non-farm use within the ALR. 
Considerations of significance importance relate to agricultural implications associated with the 
proposal. In this case, the proposed sea salt production and seaweed processing facility can be 
considered as agricultural uses as producers of multiple agricultural products. 

FINANCIAL IMPLICATIONS 
The SRD has collected fees for this application pursuant to Section 33(1) of the Agricultural Land 
Reserve Transitional Regulation, 171/2002. 

LEGAL IMPLICATIONS 
This report and the recommendations contained herein are in compliance with the Agricultural Land 
Reserve Act and regional district bylaws. 

INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 
Section 21(2)(b) of the Agricultural Land Reserve Transitional Regulation requires the local 
government to provide its written response to the ALC within 60 days of receipt of the application 
by the local government. The application is only considered by the ALC where the local government 
supports that the application be forwarded to the ALC for consideration. The Ministry of Agriculture, 
Fisheries and Food (MAFF) has indicated its support for the proposal, as per the attached letter of 
Reed Bailey, representing MAFF's Strengthening Farms Program. 

CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
Citizen/public relations implications associated with this application should be minimal as uses are 
generally permitted in the rural zone, are contained well within the boundaries of the large property 
and are consistent with local land use regulations. 
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Submitted by: 

Aniko Nelson 
Senior Manager, Community Services 

Prepared by: J. Nell!, Planner 

Attachment: 
Ministry of Agriculture, Fisheries and Food (MAFF) Letter dated September 28, 2021 
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Location Plan 

Subject property 
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Ortho photo of property 2020 
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ALC submission 
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Seaweed Processing facility 
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Rural One (RU-1) Zoning 



Staff Report – ALR 1D 21 (Shelter Point Farms Ltd.) Page 22 

 

 

The barn housing the equipment 
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Sea salt evaporation and filtering equipment and salt lick 

 


	Auto Detect Color_1_20210929140420090.PDF
	Page 1
	Page 2
	Page 3
	Page 4


