
Strathcona 
REGIONAL DISTRICT 

4I I 

STAFF REPORT 

DATE: April 17, 2024 FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: BYLAWS No. 538 & 539 — OCP AMENDMENT AND REZONING APPLICATION  
(LARMAND)  

PURPOSE/PROBLEM 

To consider first 2 readings for Bylaws No. 538 & 539 which propose to re-designate and rezone 
a 4.7 acre parcel of land located at 2986 Paul Road in Electoral Area D (Oyster Bay/Buttle Lake) 
to facilitate the subdivision of the parcel into four 2000 square metres (0.49 acres) residential lots, 
and a remainder 2.7 acre residual parcel. 

EXECUTIVE SUMMARY 
The attached report was considered at the April 10, 2024 meeting of the Electoral Areas Services 
Committee at which time the following resolutions were passed: 

RiceNonesch: EASC 128/24 

THAT the Committee recommend that Bylaw No. 538 and Bylaw No. 539 (Larmand) be 
forwarded to the Board for first and second readings. 

Mawhinney/Rice: EASC 129/24 

THAT the Committee recommend the Board authorize a public hearing to consider Bylaw Nos. 
538 and 539 (Larmand) and 

THAT the public hearing be held at a date and time to be determined. 

The actions below are offered in support of the Committee's recommendations. 

RECOMMENDATIONS 

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

2. THAT Bylaw No. 538, being a bylaw to amend the Oyster Bay — Buttle Lake official community 
plan, be now introduced and read a first time. 

3. THAT Bylaw No. 538 be given second reading. 

4. THAT Bylaw No. 539, being a bylaw to amend the zoning regulations applicable to Electoral 
Area D be now introduced and read a first time. 

5. THAT Bylaw No. 539 be given second reading. 
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6. THAT an in-person public hearing to consider Bylaws No. 538 and 539 be scheduled
immediately following the public hearing for Bylaw No. 546 on Wednesday, May, 22, 2024 at 
the Strathcona Regional District Boardroom located at 990 Cedar Street, Campbell River, BC 
and

THAT the holding of the public hearing be delegated to the Electoral Area D director.

Chief Administrative Officer 

Prepared by: E. Watson, Manager, Corporate Operations 

Attachments: Bylaw No. 538 and Bylaw No. 539 
Copy of April 10, 2024 report to the Electoral Areas Services Committee 



 
 

BYLAW NO.  538 
 

A BYLAW TO AMEND THE OYSTER BAY – BUTTLE LAKE OFFICIAL COMMUNITY PLAN  
 

WHEREAS the Regional District has, by Bylaw No. 276, adopted an official community 
plan for Electoral Area ‘D’ (Oyster Bay – Buttle Lake) pursuant to Part 14 of the Local Government 

Act; 
 

AND WHEREAS a bylaw of the Regional District that regulates the use or development of 
land remains in force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 276 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 
Amendments 
 

1. Bylaw No. 276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 2023, is hereby 
amended as set out in Schedule ‘A’, attached to and forming part of this bylaw. 

 
Citation 
 

2. This bylaw may be cited for all purposes as Bylaw No. 538, being Oyster Bay–Buttle Lake 
Official Community Plan Bylaw 2023, Amendment No. 1. 

 

READ A FIRST TIME ON THE ____ DAY OF ________________, 2024 
 

READ A SECOND TIME ON THE ____ DAY OF _______________, 2024 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________, 2024 
 
READ A THIRD TIME ON THE ____ DAY OF _________________, 2024 

 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF _____________, 
2024 
 
 

________________________________ 

Chair 
 
 
________________________________ 

Corporate Officer 
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SCHEDULE ‘A’ 
 

SECTION ONE  MAP AMENDMENT 

The land use designation for the westerly 8000 square metres of land described as Lot 1, Section 

34, Township 4, Comox District, Plan 43648 Exc. Part in Plan VIP 56119 on ‘Map 2’ of Bylaw No. 

276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 2023, is hereby amended from 

Country Residential (CR) to Residential (R) as shown on the attached Appendix ‘1’. 
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Appendix ‘1’ 
Part of Schedule ‘A’ of Bylaw No.538, being Oyster Bay – Buttle Lake Official Community Plan 
Bylaw 2023, Amendment No. 1.  
Amends ‘Map 2’ of Bylaw No. 276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 
2023. 



 
 

BYLAW NO.  539 
 

A BYLAW TO AMEND THE ZONING REGULATIONS APPLICABLE TO ELECTORAL AREA 
‘D’ 

 
WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 1404, adopted 

zoning regulations for Electoral Area ‘D’ pursuant to Part 14 of the Local Government Act; 
 

AND WHEREAS a bylaw of the former Comox-Strathcona Regional District that regulates the 
use or development of land within the area comprising the Strathcona Regional District remains in 
force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 1404 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 

Amendments 
 

1. Bylaw No. 1404, being Campbell River Area Zoning Bylaw 1991, is hereby amended as set 
out in Schedule ‘A’, attached to and forming part of this bylaw. 

 
Citation 
 

2. This bylaw may be cited for all purposes as Bylaw No. 539, being Campbell River Area Zoning 
Bylaw 1991, Amendment No. 70. 
 

READ A FIRST TIME ON THE ____ DAY OF ______________, 2024 
 

READ A SECOND TIME ON THE ____ DAY OF ______________, 2024 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________ , 2024 
 
READ A THIRD TIME ON THE ____ DAY OF _________________ , 2024 

 
RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF ___________ , 2024 
 
 

________________________________ 

Chair 
 

________________________________ 

Corporate Officer 
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SCHEDULE ‘A’ 
 
SECTION ONE TEXT AMENDMENTS 

1) Part 2 ‘INTERPRETATION’ is amended by inserting the following definition: 

‘Secondary Suite’ means a complete living unit with its own kitchen, sleeping area, and washroom 
facilities contained within another dwelling. The two dwelling units (the primary residence and the 
secondary suite) and any common spaces make up a single real estate entity that cannot be 
stratified or otherwise legally separated from the other. 

2) Part 4 ‘LAND USE REGULATIONS’, Section 4.6.2(iii)(b)(1) is hereby repealed and replaced with 
the following: 

1) On any lot size: One single family dwelling plus one secondary suite, or one duplex. 

3) Part 4 ‘LAND USE REGULATIONS’, Section 4.6.2(vii)(a) is hereby repealed and replaced with the 
following: 

a) Minimum lot area:   2000 square metres (0.49 acres) 

 

SECTION TWO MAP AMENDMENTS 

Land legally described as the westerly 8000 square metres of Lot 1, Section 34, Township 4, Comox 
District, Plan 43648 Exc. Part in Plan VIP56119 as shown on ‘Map 1’ of Bylaw No. 1404, being Campbell 
River Area Zoning Bylaw 1991, is hereby amended from Country Residential Four (CR-4) to Residential 
Two A (R-2), as shown on the attached Appendix ‘1’. 

Land legally described as Lot 1, Section 34, Township 4, Comox District, Plan 43648 Exc. Part in Plan 
VIP56119, excluding the westerly 8000 square metres, as shown on ‘Map 1’ of Bylaw No. 1404, being 
Campbell River Area Zoning Bylaw 1991, is hereby amended from Country Residential Four (CR-4) to 
Country Residential Three (CR-3), as shown on the attached Appendix ‘1’. 
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Appendix ‘1’ 
Part of Schedule ‘A’ of Bylaw No. 539, being Campbell River Area Zoning Bylaw 1991, Amendment 
No. 70.  
Amends ‘Map 1’ of Bylaw No. 1404, being Campbell River Area Zoning Bylaw 1991. 



STAFF REPORT 

DATE: April 10, 2024 
FILE:  0540-04 EASC 

TO: Chair and Directors 
Electoral Areas Services Committee 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: OCP AMENDMENT AND REZONING APPLICATION TO FACILITATE SUBDIVISION 

PLANNING FILE NOS. 3350-20/CP 1D 24 and 3360-20/RZ 1D 24 

ROLL NO.: 772 05356.400 PID NO.: 004-048-679 
APPLICANT: Darryl Larmand 

LAND DESCRIPTION: Lot 1, Section 34, Township 4, Comox District, Plan VIP43648, exc. Plan 
VIP56119 

OCP: Bylaw No. 276 “Oyster Bay–Buttle Lake Official Community Plan Bylaw, 2023” 

EXISTING DESIGNATION: 
PROPOSED DESIGNATION: 

Country Residential  

Residential / Country Residential 

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

EXISTING ZONE 
PROPOSED ZONES: 

Country Residential Four (CR-4)  

Residential Two (R-2) / Country Residential Three (CR-3)  

PURPOSE 
To consider an Official Community Plan and zoning bylaw amendment to allow the subdivision of 
a 1.9 hectare (4.7 acre) parcel of land into four residential lots of 2000 square metres (0.49 acres) 
each and a remainder 1.1-hectare (2.7 acre) residual parcel. 

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 official community plan and rezoning application has been received to consider re-designating 
and rezoning a 1.9 ha. (4.4ac.) parcel located at 2986 Paul Road in Electoral Area D, from 
‘Country Residential’ / ‘Country Residential Four (CR-4)’ to part ‘Residential’ designation and a 
split modified Residential Two (R-2) / Country Residential Three (CR-3) Zoning, in order to 
facilitate a 5-lot subdivision of the property into lots more approximating the size of those 
immediately to the west. The proposed residential lots would be 2000 square metres (0.49 ac.) 
each in size, leaving a 1.1-hectare (2.7 acre) residual parcel on which is situated an existing 
residence and detached garage. The existing Norther Area D water system will support the 
subdivision and provide potable water to each of the proposed new residential lots. Sewage 
disposal will be provided through the installation of four new individual septic fields.  Preliminary 
assessments have been completed and support the installation of the new systems and septic 
filings for the new systems will be submitted to Island Health following rezoning.  
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This proposal is consistent with existing density in the area as there are other country residential 
lots along Vaughn and Enquist Roads of similar size and density. The additional lots would be 
considered as infill, providing for additional density within an already developed country residential 
neighbourhood that is close to amenities and services within Electoral Area D and accessible via 
BC Transit. Further, this proposal supports the province's initiatives for local governments to 
responsibly increase density, promote missing middle housing and accessory dwelling units 
(ADUs), encourage infill development to realize a sustainable increase in housing units. 

Given the aforementioned information, Bylaw No. 538 and Bylaw No. 539 are provided for the 
Committee's consideration with a recommendation of first and second readings and the holding 
of a public hearing in support of increasing density, promoting missing middle housing and ADUs, 
encouraging infill development. 

RECOMMENDATIONS 

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

2. THAT the Committee recommend that Bylaw No. 538 and Bylaw No. 539 (Larmand) be 
forwarded to the Board for first and second readings. 

3. THAT the Committee recommend that the Board authorize a public hearing to consider 
Bylaw Nos. 538 and 539 (Larmand), and 

THAT the public hearing be held at a date and time to be determined. 

Chief Administrative Officer 

BACKGROUND 
An application has been received to consider amending the Oyster Bay-Buttle Lake Official 
Community Plan and to rezone a 1 .9-hectare (4.4 ac.) parcel of land located at 2986 Paul Road 
in Electoral Area D. The proposal would change the existing designation from Country 
Residential, to part Residential and the existing zoning from Country Residential Four (CR-4) to 
a modified Residential Two (R-2) and Country Residential Three (CR-3) allow the development 
of a five-lot residential/country residential subdivision. 

The proposed residential lots would be 2000 square metres (0.49 ac.) each in size, leaving a 11-
hectare (2.7 acre) residual parcel on which is situated an existing residence and detached garage. 
Each of the proposed new residential lots would be serviced by community water and individual 
septic field. Three of the proposed lots are impacted by the Riparian Areas Protection Regulation 
and will require an Environmentally Sensitive Areas Development permit prior to subdivision 
approval. As the current minimum parcel size in the Residential Two (R-2) zone is 2500 square 
metres, the zone will require amendment to permit lots of 2000 square metres. 
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AGENCY REFERRALS 
The application was referred to a number of First Nations and agencies for their consideration. 
Comments received to date are summarized in the table below: 

Agency Comments 

Advisory Planning Commission: Recommends approval. 

Agricultural Land Reserve: No concerns. 

BC Assessment Authority: No response. 

Oyster River Fire Department No concerns.  

Ministry of Environment: No response. 

FLNRO (Archaeology): No concerns.  

Ministry of Transportation (MoTI): No response. 

School District 72: No response. 

Island Health: No concerns.  

 

FIRST NATION COMMENTS 

Homalco First Nation: No response. 

K’omoks First Nation: No response. 

Tlowitsis First Nation: No response. 

Nanwakolas Council: No response. 

We Wai Kai Nation: No response. 

Wei Wai Kum Nation: No response. 

PLANNING ANALYSIS 
The subject property is located within a mixed upland resource/rural/country residential area of 
the Oyster Bay-Buttle Lake Electoral Area (Area ‘D’) as indicated on the location plan and 
bounded by the Agricultural Land Reserve to the South and East, Country Residential land to the 
North and West, Rural land to the South and Upland Resource lands to the East. The property as 
indicated on the location plan has a long frontage along Vaughn Road, which will provide access 
for the proposed new lots. The 1.9-hectare property is currently designated Country Residential 
and zoned Country Residential Four (CR-4) which precludes any further subdivision. To allow for 
the subdivision of the property into lots more approximating the size of those immediately to the 
west, an amendment to the OCP and Zoning Bylaw to re-designate the westerly 8000 square 
metres to Residential and rezone to Residential Two (R-2) is required. The balance of the property 
will be rezoned Country Residential Three (CR-3) to allow the remainder to comply with minimum 
lot size requirements.  
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The consultation process with First Nations and government agencies has not identified concerns 
associated with the proposal. The Archaeology Branch has no concerns, provided that the Branch 
is contacted should archaeological remains be uncovered during development. Island Health has 
no concerns but recommends that the proposed lots be confirmed for septic system installation. 
The Oyster River Fire Department has no concerns but recommends that at time of subdivision a 
fire hydrant be located within 300m of each new lot and that future buildings adhere to 
FireSmartBC standards.  
The proposal is consistent with the overall vision of the OCP and meets several of the objectives 
including retaining the country residential characteristic of the area, while providing additional 
country residential lots in an already established area.  The proposed lots will create parcels that 
are consistent with lots in the immediate vicinity. The proposal is close to amenities and services 
within Electoral Area D and accessible via BC Transit. Further, this proposal supports the 
province’s initiatives to responsibly increase density, promote missing middle housing and 
accessory dwelling units (ADUs), encourage infill development to realize a sustainable increase 
in housing units. 
FINANCIAL IMPLICATIONS 
Fees for the OCP and 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 and Bylaw Nos. 538 and 539 
proceed forward, 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 amendments. 

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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Location Map 
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Proposed lot layout 
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Applicant’s Statement 
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Official Community Plan – Residential and Country Residential Policies 
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Existing Country Residential Four (CR-4) Zone 
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One single family dwelling plus one secondary suite, or one duplex. C
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2000 square metres (0.49 acres) 
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Proposed Residential Two (R-2) and Country Residential Three (CR-3) Zones 
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BYLAW NO.  538 
 

A BYLAW TO AMEND THE OYSTER BAY – BUTTLE LAKE OFFICIAL COMMUNITY PLAN  
 

WHEREAS the Regional District has, by Bylaw No. 276, adopted an official community 
plan for Electoral Area ‘D’ (Oyster Bay – Buttle Lake) pursuant to Part 14 of the Local Government 

Act; 
 

AND WHEREAS a bylaw of the Regional District that regulates the use or development of 
land remains in force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 276 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 
Amendments 
 

1. Bylaw No. 276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 2023, is hereby 
amended as set out in Schedule ‘A’, attached to and forming part of this bylaw. 

 
Citation 
 

2. This bylaw may be cited for all purposes as Bylaw No. 538, being Oyster Bay–Buttle Lake 
Official Community Plan Bylaw 2023, Amendment No. 1. 

 

READ A FIRST TIME ON THE ____ DAY OF ________________, 2024 
 

READ A SECOND TIME ON THE ____ DAY OF _______________, 2024 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________, 2024 
 
READ A THIRD TIME ON THE ____ DAY OF _________________, 2024 

 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF _____________, 
2024 
 
 

________________________________ 

Chair 
 
 
________________________________ 

Corporate Officer 
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SCHEDULE ‘A’ 
 

SECTION ONE  MAP AMENDMENT 

The land use designation for the westerly 8000 square metres of land described as Lot 1, Section 

34, Township 4, Comox District, Plan 43648 Exc. Part in Plan VIP 56119 on ‘Map 2’ of Bylaw No. 

276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 2023, is hereby amended from 

Country Residential (CR) to Residential (R) as shown on the attached Appendix ‘1’. 
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Appendix ‘1’ 
Part of Schedule ‘A’ of Bylaw No.538, being Oyster Bay – Buttle Lake Official Community Plan 
Bylaw 2023, Amendment No. 1.  
Amends ‘Map 2’ of Bylaw No. 276, being Oyster Bay – Buttle Lake Official Community Plan Bylaw 
2023. 
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BYLAW NO.  539 
 

A BYLAW TO AMEND THE ZONING REGULATIONS APPLICABLE TO ELECTORAL AREA 
‘D’ 

 
WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 1404, adopted 

zoning regulations for Electoral Area ‘D’ pursuant to Part 14 of the Local Government Act; 
 

AND WHEREAS a bylaw of the former Comox-Strathcona Regional District that regulates the 
use or development of land within the area comprising the Strathcona Regional District remains in 
force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 1404 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 

Amendments 
 

1. Bylaw No. 1404, being Campbell River Area Zoning Bylaw 1991, is hereby amended as set 
out in Schedule ‘A’, attached to and forming part of this bylaw. 

 
Citation 
 

2. This bylaw may be cited for all purposes as Bylaw No. 539, being Campbell River Area Zoning 
Bylaw 1991, Amendment No. 70. 
 

READ A FIRST TIME ON THE ____ DAY OF ______________, 2024 
 

READ A SECOND TIME ON THE ____ DAY OF ______________, 2024 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________ , 2024 
 
READ A THIRD TIME ON THE ____ DAY OF _________________ , 2024 

 
RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF ___________ , 2024 
 
 

________________________________ 

Chair 
 

________________________________ 

Corporate Officer 
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SCHEDULE ‘A’ 
 
SECTION ONE TEXT AMENDMENTS 

1) Part 2 ‘INTERPRETATION’ is amended by inserting the following definition: 

‘Secondary Suite’ means a complete living unit with its own kitchen, sleeping area, and washroom 
facilities contained within another dwelling. The two dwelling units (the primary residence and the 
secondary suite) and any common spaces make up a single real estate entity that cannot be 
stratified or otherwise legally separated from the other. 

2) Part 4 ‘LAND USE REGULATIONS’, Section 4.6.2(iii)(b)(1) is hereby repealed and replaced with 
the following: 

1) On any lot size: One single family dwelling plus one secondary suite, or one duplex. 

3) Part 4 ‘LAND USE REGULATIONS’, Section 4.6.2(vii)(a) is hereby repealed and replaced with the 
following: 

a) Minimum lot area:   2000 square metres (0.49 acres) 

 

SECTION TWO MAP AMENDMENTS 

Land legally described as the westerly 8000 square metres of Lot 1, Section 34, Township 4, Comox 
District, Plan 43648 Exc. Part in Plan VIP56119 as shown on ‘Map 1’ of Bylaw No. 1404, being Campbell 
River Area Zoning Bylaw 1991, is hereby amended from Country Residential Four (CR-4) to Residential 
Two A (R-2), as shown on the attached Appendix ‘1’. 

Land legally described as Lot 1, Section 34, Township 4, Comox District, Plan 43648 Exc. Part in Plan 
VIP56119, excluding the westerly 8000 square metres, as shown on ‘Map 1’ of Bylaw No. 1404, being 
Campbell River Area Zoning Bylaw 1991, is hereby amended from Country Residential Four (CR-4) to 
Country Residential Three (CR-3), as shown on the attached Appendix ‘1’. 
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Appendix ‘1’ 
Part of Schedule ‘A’ of Bylaw No. 539, being Campbell River Area Zoning Bylaw 1991, Amendment 
No. 70.  
Amends ‘Map 1’ of Bylaw No. 1404, being Campbell River Area Zoning Bylaw 1991. 
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