
 
STAFF REPORT 

 
 
DATE:  January 4, 2022      FILE:  0540-04 EASC 
 
TO: Chair and Directors  
 Electoral Areas Services Committee 
 
FROM: Dave Leitch 

Chief Administrative Officer 

RE: DEVELOPMENT PERMIT APPLICATION (SHANE HEDEFINE) 

PLANNING FILE NO. 3060-20/DP 2C 21 

FOLIO NO.: 772 18261.310 PID NO.: 018-921-973 

APPLICANT: Quadraponics Cannabis Ltd. (Shane Hedefine) 

LEGAL DESCRIPTION: Lot 3, District Lot 180, Quadra Island, Sayward District, Plan 
59552. 

CIVIC ADDRESS: 687 Industrial Way, Quathiaski Cove BC 

OCP BYLAW: Bylaw 3050, “Quadra Island Official Community Plan Bylaw, 
2007” 

OCP DESIGNATION: Industrial 

ZONING BYLAW: Bylaw 1213, “Quadra Island Zoning Bylaw, 1990” 

ZONE: Industrial One (I-1) 

PURPOSE 
To consider an industrial development permit application to guide the form and character of an 
indoor cannabis production facility.  

POLICY ANALYSIS 
Sections 488 to 491 of the Local Government Act (LGA) authorize a local government to manage 
different types of development that occur in specific areas. The LGA allows a local government 
to designate development permit areas and establish guidelines within official community plans 
for specific categories of land use. Pursuant to Part 4.4 ‘Industrial Development Permit Area 
(No.3)’ of Bylaw No. 3050, Quadra Island Official Community Plan, 2007, all lands designated as 
industrial as shown on Schedule A-1 are designated as a development permit area and require a 
development permit prior to the commencement of development activities. 
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EXECUTIVE SUMMARY 

An application has been received to guide the form and character of a proposed cannabis 
production facility at Industrial Way on Quadra Island. A rezoning application to permit the 
establishment of an indoor cannabis production facility at this location was approved in October 
2020. Although the use is permitted, prior to development, the issuance of an Industrial 
Development Permit (DP) to regulate the facility's form and character is required. 

The Quadra Island Official Community Plan's development permit guidelines guide form and 
character for industrial development. These guidelines include those aspects related to siting, 
screening, landscaping, lighting and signage. The development has been designed to meet the 
OCP guidelines as well as those required by Health Canada, including specifications with respect 
to odour, dust, noise etc. and engineered to meet building code requirements. The 557-square 
metre painted steel building will include a screened parking area, security fencing and Dark-Sky 
policy-compliant lighting designed to blend in with the rural nature of the area surrounding the 
industrial estate. No additional signage will be installed on the property. Existing landscaping on 
the site will be retained and all zoning setback requirements will be observed Existing on-site 
parking and the circulation of vehicular or pedestrian traffic will not be affected. Lighting will be 
compliant with the regional Dark Sky policy. 

The proposed development complies with the development permit guidelines contained within the 
Official Community Plan's Development Permit Area for industrial development and it is therefore 
recommended that the permit be approved. 

RECOMMENDATIONS: 

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

2. THAT the Committee recommend that development permit DP 20 21 (Shane Hedefine), as 
attached in staff report dated January 4, 2022 be approved, and 

THAT the Corporate Officer be authorized to issue the development permit. 

Respectfully: 

Dave Leitch 
Chief Administrative Officer 

BACKGROUND 
This Industrial Development Permit application is the fist of its type to be brought before the 
Committee since the legalization of recreational cannabis in Canada in 2018. On Quadra Island, 
cannabis production must first go through a rezoning and development permit process prior to 
commencing production, except when on ALR land or when the production is limited to four or 
fewer plants. 

In October 2020 the subject property was rezoned in Bylaw No. 1213, "Quadra Island Zoning 
Bylaw, 1990", to Industrial One (I-i). The planned development is being carried out in accordance 
with existing zoning regulations which include the requirement for a development permit. 
Accordingly, the proponent has submitted a development permit application for consideration, 
which includes supporting information related to intended land uses, form and character of 
development, landscaping provisions, storm water management, parking and access design. 
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The proposed 557-square metre building, associated parking area, and landscaping will be 
located at the rear of an existing industrial estate, and at least 240 metres from the nearest 
residential structure situated on West Road. Four full-time and several part-time jobs will be 
created at this facility. 

PLANNING ANALYSIS 
Bylaw No. 3050 being the “Quadra Island Official Community Plan, 2007” (OCP) designates the 
subject property as an Industrial Development Permit (DP) area requiring issuance of a permit 
prior to the commencement of development activities. The intention of the DP is to reduce the 
potential for conflict between industrial uses and uses on adjacent parcels; encourage 
development which reflects the rural form and character of the surrounding area; improves site 
landscaping and ensures industrial uses have minimal impact on environmentally sensitive areas.  

The proposed indoor cannabis production facility consists of a 557-square metre painted steel 
building, built to Health Canada specifications with respect to odour, dust, noise etc. and 
engineered to meet building code requirements, together with a screened parking area, security 
fencing and Dark-Sky policy-compliant lighting designed to blend in the with rural nature of the 
area surrounding the industrial estate. Existing landscaping on the site will be retained. The 
facility, together with the existing buildings on the site, occupy a combined total of 5.5 percent of 
the lot area. The Industrial One (I-1) zoning allows for a maximum lot coverage of 35 percent. A 
dedicated well is being drilled, which will be supplemented by rainwater from the roof, and a new 
septic field has been installed immediately west of the proposed structure. All required zoning 
setbacks will be observed. 

The table provided below presents a list of the DP guidelines applicable to the development. 
Within the table is an assessment of the characteristics provided by the development and a 
corresponding reference as to whether the development complies with each particular DP 
guideline.  A summary of the development permit detail and a recommendation with respect to 
the application is provided following the table. 

Excerpt: Quadra Island Official 
Community Plan  

Section 4.4.3 Development Permit No. 
3 (General Guidelines): 

 

Assessment of Proposal 
Compliance 

Complies 

i) Natural vegetation and trees should be 
maintained wherever possible for 
screening of garbage receptacles, 
transformers, parking, shipping, storage 
and loading areas; where required, these 
areas should be supplemented by informal 
landscaping and fencing to provide 
adequate screening. 

The proposal will maintain existing 
vegetation on site. A solid security 
fence surrounds the property and a  
secondary privacy fence will be 
installed adjacent to the parking 
area. 

Yes 

ii) Wide buffers of natural vegetation 
should be retained or alternatively 
landscaped buffers provided along 
property lines fronting public roads or 
adjacent to residential properties. 

A landscaped berm has been placed 
near the east end of the property 
facing West Road. 

Yes 

iii) Wherever possible, forms of 
development should incorporate low, 
small-scale building designs. 

The proposed new building will be 
24.4 metres wide by 23 metres deep 
and have a maximum height of 6.6 
metres at peak of roof. 

Yes 
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iv) Buildings should be sited to ensure 
adjacent residential properties are 
protected from site illumination (as per the 
regional Dark Sky policy), noise, dust 
and/or odours. 

Security lighting will be directed 
downwards and the nearest 
residence is located 240 metres 
away on West Road. 

Yes 

v) Signage should be un-illuminated or 
softly lit, non-oscillating, constructed of 
natural materials and of a small scale in 
compliance with current zoning bylaw 
provisions as well as per the regional Dark 
Sky policy. Wherever possible, signage 
should be consolidated. 

The cannabis processing facility will 
not be advertised. Existing on-site 
signage meets DP requirements. 

Yes 

DEVELOPMENT PERMIT APPLICATION SUMMARY 
The current proposal aims to address the Official Community Plan Industrial Development Permit 
guidelines. To address requirements associated with the built environment, the building has been 
designed to be of unobtrusive appearance to blend with the existing vegetation in the area. There 
will be no change to the existing traffic and pedestrian circulation patterns on the property. Exterior 
lighting for the development will be limited to building security lighting only and will be Dark Sky 
compliant, the nearest residence being 240 metres away on West Road. Given the provisions 
above, consideration of the development permit is warranted. 

FINANCIAL IMPLICATIONS 
Applicable fees have been collected for this application under the Planning Procedures and Fees 
Bylaw No. 5. 

LEGAL IMPLICATIONS 
This report and the recommendations contained herein are in compliance with the Local 
Government Act (LGA) and Regional District bylaws. The development permit is permitted under 
Sections 488 to 491 of the LGA. 

INTERGOVERNMENTAL/REGIONAL IMPLICATIONS 
There are no intergovernmental/regional implications associated with this Development Permit as 
all works are proposed within the property boundaries.  

CITIZEN/PUBLIC RELATIONS IMPLICATIONS 
Citizen/public relations implications associated with this Development Permit should be minimal 
as all site development and construction works are contained within the boundaries of the 
property.  

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS 
Interdepartmental involvement is limited; however, the processing of the Development Permit will 
require planning and legislative staff resources. 

Submitted by: 

 
 
 
 

______________________________ 

Aniko Nelson 
Senior Manager, Community Services 

Prepared by:  J. Neill, Planner 
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Location Plan 



 

Site Plan detail 
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Concept drawing of proposed cannabis processing facility 
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Applicant’s statement 
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Proposed development site 
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Existing fence on Industrial Way 

 
 



 
Main gate to 657 / 687 Industrial Way 

 



 

The secondary gate adjacent to development site 



 
Development Permit 

 
 

FILE: 3060-20/ DP 2C 21 
 

TO:   Shane Hedefine 
 
1. This development permit (DP 2C 21) is issued subject to compliance with all of the bylaws 

of the regional district applicable thereto, except as specifically varied or supplemented by 
this permit to provide guidelines for commercial development. 

 
2. This development permit applies to, and only to, those lands within the regional district 

described below: 
 

Legal Description: Lot 3, District Lot 180, Quadra Island, Sayward District, Plan 59552 

Parcel Identifier (PID):   018-921-973        Folio: 772 18261.310 

Civic Address:   687 Industrial Way, Quathiaski Cove BC 

3. The land described herein shall be developed strictly in accordance with the following terms 
and conditions and provisions of this permit: 

i. The development shall be carried out according to the plans and specifications 
attached hereto which form a part of this permit as the attached Schedules ‘A’ and 
‘B’; 

ii. The development shall be carried out according to the site plan provided by 
McElhanney Associates dated 29 April 2019 and attached hereto and forming part 
of this permit as Schedule ‘A’; 

4. All exterior lighting associated with the development shall be Dark Sky compliant. 

5. This development permit (DP 2C 21) shall lapse if construction is not substantially 
commenced within two (2) years of the issue date of this permit (see below). Lapsed permits 
cannot be renewed, however a new application for a second development permit can be 
applied for in order to complete the remainder of the work. 

8. This permit is not a building permit. 
 
DEVELOPMENT PERMIT DP 2C 21 approved the ____th day of _______________, 2022. 

 
 
 

_________________________________ 
 Corporate Officer 

 
 

Date:        



 

Schedule ‘A’ 
 

 



 

Schedule ‘B’ 
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