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:

REZONING APPLICATION (RZ 2D 21/RUSICK)

PLANNING FILE NO.

3360-20/RZ 2D 21

ROLL NO.:

772 05078.000

APPLICANTS:

Scott Rusick

LAND DESCRIPTION:

Lot 17, Block 846, Comox District, Plan 15452

LOCATION:

36620 Gold River Hwy., Campbell River BC

OCP:

Bylaw No. 1857 “Oyster Bay – Buttle Lake Official Community Plan Bylaw,
1996”

PID NO.:

004-133-005

EXISTING DESIGNATION: Upland Resource *
ZONING BYLAW:

Bylaw No. 1404 “Campbell River Area Zoning Bylaw, 1991”

EXISTING ZONE

Upland Resource 400 (UR-400)

PROPOSED ZONE:

Commercial Two A (C-2A)

* 303 Commercial OCP Policies: New campgrounds and other tourist facilities may be permitted in
any portion of the planning area without amending this OCP including Map 3
PURPOSE
To consider a zoning bylaw amendment to apply a Commercial Two A (C-2A) zone to a parcel of
land currently designated and zoned Upland Resource 400 (UR-400) to permit two campground
spaces associated with an offsite commercial guiding business.
POLICY ANALYSIS
Part 14 “Planning and Land Use Management” of the Local Government Act (LGA) addresses
local governments’ roles regarding Official Community Plans and zoning bylaws, namely s.474
(Official Community Plans), s.479 (Zoning Bylaws) and ss. 464 - 465 (Public Hearings on Bylaws).
EXECUTIVE SUMMARY
An application has been received to rezone a 0.2-hectare parcel situated at 36620 Gold River
Hwy. to a proposed new Commercial Two A (C-2A) zone to permit two campground spaces
associated with an offsite commercial guiding business. The subject property is located within an
upland resource area of the Oyster Bay-Buttle Lake Electoral Area (Area ‘D’) and is bounded by
the Gold River Hwy. to the east and seasonal recreation properties on the remaining three sides.
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The applicant purchased the recreational property four years ago and wishes to establish his
offsite guiding, camping and adventure tourism business at the 0.2-hectare property. The
proposed zoning bylaw amendment would allow an onsite camping component, office and bed
and breakfast uses, subject to Regional District approval.
This proposal is generally consistent with the Oyster Bay — Buttle Lake Official Community Plan
and will meet the requirements as laid out in Section 303, Policy 10 of the Bylaw. An OCP
amendment is not required, as Section 303, Policy 6 states that, "New campgrounds and other
tourist facilities may be permitted in any portion of the planning area without amending this OCP
including Map 3."
Circulation of the proposal to government agencies and First Nations have highlighted some
concerns regarding sewage disposal and water supply issues, as well as an historic covenant
prohibiting the commercial use of recreational parcels in the area. Licences and approvals from
Provincial agencies would be required prior to any commercial use of the parcel.
Given the above concerns related to sewage disposal and water supply, it is recommended that
support not be given to the proposal. However, should the Board wish to further consider the
application, an amendment bylaw would be drafted for review at an upcoming meeting.
RECOMMENDATIONS

1.

THAT the report from the Chief Administrative Officer be received; and

2.

THAT the Committee recommend that support for rezoning application RZ 2D 121
(Rus,asattached in the staff report dated January 4, 2022 be denied.
Respectfully:

Dave L'Ttch
Chief Administrative Officer
BACKGROUND

The applicant purchased the property in 2017 with the intent of using it as a base for an off-site
commercial guiding activities; the camping component helping to offset the expenses of the
guiding business as well as offering overflow camping spots when other campgrounds in the area
are full. Bylaw No. 1404 "Campbell River Area Zoning Bylaw, 1991, zones the parcel Upland
Resource (UR), which does not contemplate commercial use. Should this rezoning application
not be supported, the property must conform to permitted uses contained within the UR zone.
Concerns have been raised over the capacity of a shared water system to accommodate the
proposed development, and the need to establish a registered sewage disposal system.
Government agencies have indicated that compliance with Provincial regulations and commercial
water licence and access permit requirements will have to be met.
This property bears a restrictive covenant on title that was put in place by the original developers
of the subdivision in 1962 to restrict any commercial use of the parcel; however, this is not
enforceable by the regional district, which must rely on zoning as the regulatory instrument.
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AGENCY REFERRALS
The application was referred to the following First Nations and agencies for their consideration.
Comments received to date are summarized in the table below:
Agency

Comments

Advisory Planning Commission

The APC does not support the application as proposed.

BC Assessment Authority

No response.

BC Parks

No response.

City of Campbell River

No response.

Coastal Fire

No response.

Ministry of Environment:

No response.

FLNRORD (Archaeology)

The need for an archaeological study has not been
identified at this time. If archaeological material is
encountered during development, work must immediately
stop and the Archaeology Branch contacted.

FLNRORD (Water authorizations)

A water authorization is required to legally divert and use
water from a stream or aquifer for commercial purpose. A
technical assessment of the water source at the
applicant’s expense may be required in support of a water
licence application.

Ministry of Transportation
and Infrastructure (MoTI):

The applicant will be responsible for obtaining a
commercial access permit for the driveway.

Strathcona Park Lodge

Objects to the proposal in order to protect the watershed,
the supply of water from Cedar Creek and note the
restrictive covenant prohibiting commercial use of the
residential lots.

VIHA

Island Health has concerns regarding sewage disposal
on the property, and strongly recommends that a ROWP
assess the property for compliance. Evidence that the
Camp Lake Water System can cope with the increased
load must be provided.

Water Comptroller for BC

No response.

FIRST NATION

COMMENTS

K’omoks First Nation

No response.

Nanwakolas Council

No response.

We Wai Kai Nation

No response.

Wei Wai Kum Nation

No comment.
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PLANNING ANALYSIS
The subject property is located within the upland resource area of the Oyster Bay-Buttle Lake
Electoral Area (Area ‘D’) and is bounded to the north south and west by seasonal recreation
properties and to the east by the Gold River Hwy. The 0.2-hectare parcel is currently designated
and zoned Upland Resource 400 (UR-400), which does not contemplate commercial campground
use. The applicant wishes to rezone the parcel from Upland Resource 400 (UR-400) to a new
Commercial Two A (C-2A) zone to permit the use of two campground spaces on the property.
The consultation process with First Nations and government agencies provided considerations
as part of the proposal. Both Island Health and the Ministry of Forest, Lands, Natural Resource
and Rural Development Water Authorizations Branch have concerns and requirements, including
certification by a Registered Onsite Wastewater Practitioner on the existing septic system and
outhouse on the property, and evidence that the Camp Lake Water System can cope with the
increased commercial load. Water Authorizations would require a licence for the use of water for
a commercial purpose. The Ministry of Transportation and Infrastructure will require a commercial
access permit for the driveway on Gold River Hwy. The Provincial archaeology branch has not
identified the need for an archaeological study at this time; however, if archaeological material is
encountered during development, work must immediately stop and the archaeology branch
contacted. Finally, the Area D Advisory Planning Commission has indicated that it is not in favour
of the proposed amendment.
FINANCIAL IMPLICATIONS
Fees for the rezoning application process have been applied in accordance with the Regional
District’s Planning Procedures and Fee Bylaw (Bylaw No. 5).
LEGAL IMPLICATIONS
This report and the recommendations contained herein follow the Local Government Act (LGA)
and Regional District bylaws. This includes the zoning of land, which includes the surface of the
water, set out in s.479 of the LGA.
CITIZEN/PUBLIC RELATIONS IMPLICATIONS
Should a recommendation of support be made for the application, a bylaw will be prepared for
consideration at the next Committee meeting, and public consultation will occur in the form of a
public hearing, conducted in compliance with the requirements of ss.464 - 465 ‘Public Hearings’,
of the LGA, as required prior to final adoption of any proposed bylaw amendment.
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS
The planning department will be responsible for all aspects of the bylaw amendment process.
Additionally, corporate services staff resources will be required during the public hearing process
and the finalization of the adoption of the bylaws.
Submitted by:

______________________________

Aniko Nelson
Senior Manager, Community Services
Prepared by: J. Neill, Planner
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Subject Property

Location Map
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Site Plan
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Applicant’s Written Brief
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COMMERCIAL TWO A
(C2-A)

PERMITTED PRINCIPAL USES
a)

On any lot:
l)
2)
5)
6)
8)

II)

Campground;
Agricultural use;
Public utility use;
Low impact recreation; and
Park.
PERMITTED ACCESSORY USES

A)

ON ANY LOT:
1)
2)
2)
3)

III)

Accessory buildings;
Office;
Bed and Breakfast, and
Residential use limited to one dwelling unit.
CONDITIONS OF USE

a)

The ‘Campground’ permitted use shall be subject to the following conditions:
1) Every camping space shall have a minimum area of not less than 110 m2.
2) No camping space shall be located within 3.0 metres of an internal access road.
3) One washroom shall be provided for every 10 camping Spaces in accordance
with Ministry of Health requirements.
4) A minimum of one container for every two camping spaces shall be provided for
purposes of garbage disposal. Each container must be durable, insect-tight and
rodent-proof.
5) No camping space shall be continuously occupied for more than thirty (30) days.
6) All recreational vehicle units in a campground must be licenced to travel on a
public road in BC and no additions or skirting around a unit are permitted.
7) The maximum density for campground use shall be 15 units per hectare.

b)

No parking, loading or storage areas shall be located within 7.5 metres of any property
line.

c)

All outdoor storage or supply yards shall be separated from adjoining residential lots
by landscaped screening to a width of the required yard setback.

d)

Drawings submitted for a building permit shall include landscaping and screening
plans clearly showing the number, extent and type of plant proposed.

e)

Any use of a lot which does not necessitate building permits within this zone other
than maintenance of a lot in its natural state shall require landscaping or screening in
accordance with subsection (c).

f)

All landscaping required herein shall be completed no later than twelve (12) months
from the date of issue of a building permit or initiation of a land use activity, whichever
occurs first.
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SITING OF BUILDINGS AND STRUCTURES
a)

Except where otherwise specified in this bylaw, no building or structure shall be
located within 7.5 metres of that portion of a front lot line, a side lot line or a rear lot
line.

b)

vi)

Other specifications include:
1)

If a side lot line abuts a public right-of-way, refer to Section 4.5.5(f).

2)

If the lot is located at the intersection of two public road rights-of-way, refer
to Section 4.5.5(e) and (f).

3)

If the lot abuts a river, lake, sea or any other watercourse, refer to Section
4.5.5(a)(1-3).

4)

For any exceptions to siting, refer to Section 4.5.6(a).

LOT COVERAGE
The maximum lot coverage of all buildings and structures shall not exceed 35% of the lot
area.

vii)

SUBDIVISION REQUIREMENTS
a)

Minimum lot area:

1 hectare (2.47 acres)

b)

Minimum lot frontage:

10% of the perimeter of the lot
End • C-2A

Proposed Commercial Two A (C-2A) Zone

