Welcome. Thank you for attending.
O.K. Industries – About us
We are a third generation, locally owned and operated asphalt
business that provides residential, commercial and industrial
paving services. We specialize in hard surfaces – driveways to
highways to runways. We come from humble beginnings and
have been in business for over 60 years. We employ over
200 people providing household-supporting incomes in
6 Vancouver Island communities.
Our clients include most local governments on Vancouver
Island, federal and provincial governments, Airport Authorities,
private and commercial customers (driveways, garages,
drainage, tennis courts, etc.)
Our 6 locations:
• Victoria servicing the Capital Region
• Duncan
• Parksville
• Courtenay
• Campbell River
• Port Hardy

We re-use whatever materials possible. We recycle old asphalt
pavement into new asphalt mixes. We also recycle broken
concrete and old asphalt into new road base materials.
Our mines application reflects our need to secure a longterm local source of aggregate in order to continue to supply
the Capital Region with aggregate materials that are integral
to the day-to-day economies and essential services (roads,
sidewalks, infrastructure projects) of all municipalities.
A local supply means a more affordable product for end-users
as costs (both financial, environmental and social) correlate
with distance travelled.
We welcome a thorough review of our application. Only if
risks to groundwater and impacts of surface water can be
mitigated do we wish to proceed.
If our application is approved, our desire is to work with the
community and the District of the Highlands on a plan to
prepare our property, through quarrying activity, for long-term
utilization that reflects the wishes and needs of the District of
the Highlands.

Millstream Quarry Application: Project History
Listed by Colliers
International on behalf
of the Province of
British Columbia. Zoned
Green Belt2 with Land
Use Designation as
Commercial Industrial.

2013

O.K. Industries purchased
the 26.3 hectare (66 acre)
property from the Province for
$4.2 million in January 2015.

2014

• O.K. Industries reviewed the District of
the Highlands’ zoning bylaw and Official
Community Plan (OCP 2013). Land is
designated Commercial Industrial land use.
• OCP envisions a light industrial business park,
which would require levelling the land in
preparation for development. Quarry activity
is necessary to prepare the property and is
therefore consistent with the Commercial
Industrial designation and long-term economic
development goals of the Highlands as stated
in the OCP.
• District of the Highlands staff indicated that
they would receive an application to rezone the
property for a light industrial/business park.

2015

O.K. Industries submitted an
application to the District of the
Highlands to rezone the property
and began to work through
the municipal process seeking
permission to create a light
industrial business park. It would
remove the aggregate in the
process. This was a 25–30 year plan.

Millstream Quarry Application: Project History
District of the Highlands raised concerns
regarding the social and environmental
impacts of this activity.
Environmental impact studies had not yet
been undertaken. District of the Highlands
undertook a third-party review. A report,
“Industrial Rezoning Application Analysis”
recommended approval with conditions.

The proposed quarry would be mined in
5 phases allowing for the potential for
incremental redevelopment.

District of the Highlands rejected the
recommendation and declined the rezoning
application.

2016

Mines application was revised to reflect
a smaller environmental footprint. The
proposed quarry would be limited to
95m above sea level, creating level land,
not a hole. The quarry would utilize 16
of the 26.3 hectares with emphasis on
the protection of Teanook Creek. The
footprint is less than 1% of the District
of Highland’s total land base.

2017-2018

O.K. Industries submitted a mines
permit application to the Ministry of
Energy, Mines and Petroleum Resources
that would enable quarry activity on the
property.
O.K. Industries expanded the scope of
consultant work to reflect stakeholder
feedback provided to the Ministry.
The Millstream Road Quarry –
Environmental Effects and Mitigation
Report was developed with a team of
consultants. Research and analysis work
was undertaken over a year to better
understand the property in relation to
the proposed quarry activity.

2019

If O.K. Industries receives a mines
permit from the Ministry of Energy,
Mines and Petroleum Resources, O.K.
Industries would like to work with
the District of the Highlands and the
community on a long-term plan for
the property that meets the economic
development goals envisioned in the
OCP for Development Permit Area 4 –
Highlands Commercial Industrial
Gateway Area.

Land Use Context
Excerpt from the District of the Highlands Official Community Plan (2013):

OCP Map 2.1 Land Use Designations

2.6 Commercial Industrial Land Use
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At the present time, there is no traditional retail commercial or office
commercial in the Highlands. The topography of much of the District is
not suitable for traditional commercial and office uses. The major area of
industrial activity is located east of Millstream Road, immediately north of
Highlands’ boundary with the City of Langford. This area falls inside the
Urban Containment Boundary of the Regional Growth Strategy and the
Highlands Servicing Boundary as shown on Map 2.1.
The land base has been heavily disturbed and there are relatively few
environmental preservation issues. The ground water in this area has been
contaminated by its former use as a sewage lagoon and landfill.
The amount of industrial land in Greater Victoria is in short supply and this
large contained area has reasonable access to the Trans-Canada Highway.
A light industrial/business park in this location would require utilities
such as piped water, storm and sanitary sewers, and street lighting.
Landscaping, screening (e.g. perimeter trees) and access to regular transit
service are important considerations.
Lands in the Commercial Industrial Land Use have also been designated
Development Permit Area 4 – Highlands Commercial/Industrial Gateway
Area. There should not be any additional access routes into this area from
Millstream Road other than the existing Industrial Way. Preference is for an
internal service road parallel to Millstream Road.
This area contains gravel deposits that may be suitable for future
extraction.
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Subject
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Rural
Rural Residential
Intensive Residential
Bear Mountain Comprehensive Development
Parks
Managed Forest
Institutional
Commercial Industrial
Amenity 1
Amenity 2 - East West Connector
Amenity 3 - 1150 Bear Mountain Pkwy
Highlands Servicing Area

Commercial Industrial Land Use – Objectives:
To allow a range of light industrial and service commercial land uses that
would increase the Highlands’ tax base with minimum infringement on the
rural, less disturbed land in the rest of the Highlands.
To encourage redevelopment of the properties located in the proposed
“Highlands Industrial Park” area in a coordinated manner.

Aggregate is an Essential Resource
Aggregate is the most mined material in the world.
• Aggregate is used every day and in every community.
It is used in the construction of buildings such as
single and multi-family homes, condominiums, rental
apartments, affordable-housing developments,
schools and hospitals. It is also used to build roads,
highways, driveways, bike paths and sidewalks.
• Aggregate is used in landscaping, erosion control,
slope protection, dams, stream restoration and
protecting shorelines.

Essential wastewater infrastructure

Land erosion control

• Aggregate provides solid, safe foundations for
playing fields, trains, water lines, sewer systems and
the CRD’s wastewater treatment project.
• Aggregate makes up about 76% of concrete and about
95% of asphalt, both of which are recyclable.
Concrete sidewalk preparation

Asphalt paved bike paths

Asphalt paved bridge approach

Concrete skatepark

Asphalt and concrete downtown

Local Sources of Aggregate are Important in the Capital Region
Given that aggregate is an essential material in
virtually every development and infrastructure project,
proximity to local markets impacts regional
affordability as well as the environment.
In 2018, approximately 3-million tonnes of aggregate
was utilized across the Capital Region to support all of
the region’s infrastructure and development needs.

Parking lot and retaining wall

Breakwaters

Community amenity paved pathway

Asphalt and concrete in overpass area

Concrete for building foundation

Lock block retaining wall

3-million tonnes equals approximately 120,000
heavy truck and trailer loads on city streets and
highways (25 tonnes per load).
That’s approximately 500 return trips a day.
Without enough local sources, aggregate must be
trucked from over the Malahat or from Sooke, or
barged in from the North Island or the mainland.
Road congestion and safety, wear and tear on
roadways, greenhouse gas emissions, and cost
of delivered aggregates correlate directly with
distance that aggregate must travel.

Environmental Context: Sensitive Vegetation
OCP Map 11.2 Development Permit Areas
Sensitive Vegetation

Excerpts from the District of the Highlands Official Community
Plan (2013):
2.6 Commercial Industrial Land Use
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Lands in the Commercial Industrial Land Use have also been
designated Development Permit Area 4 – Highlands Commercial/
Industrial Gateway Area.
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This area contains gravel deposits that may be suitable for future
extraction.
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The land base has been heavily disturbed and there are relatively
few environmental preservation issues. The ground water in
this area has been contaminated by its former use as a sewage
lagoon and landfill.
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Caleb
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3,745 hectares* - Area occupied by the District of the Highlands
(*District of the Highlands 2013 OCP)
88.6 hectares* – Area occupied within the District of Highlands
designated Commercial Industrial Land Use/Development Permit
Area 4 Commercial Industrial Gateway (*CRD Natural Areas Atlas)
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26.3 hectares - Area occupied by subject property within
Development Permit Area 4 designated Commercial Industrial
Land Use
Less than 1% - Subject property in relation to total area
occupied by the District of the Highlands

Woodland
Streams
Lakes
Municipal Boundary

Subject property is a small fraction of the Highlands’ land area
and OCP recognizes “relatively few environmental preservation
issues”.
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The O.K. Industries property spans
the watershed boundary between
the Craigflower and the Millstream
Burnham
catchments.
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Environmental Context: Quarry Buffer Widths
2017 mines application

Increased Teanook
buffer width to
protect waterway

2019 revised mines application

THETIS LAKE
PARK

THETIS LAKE
PARK

Increased western buffer
width to reduce noise
and visual impact of
quarry operations
#115 - 866 Goldstream Ave., Victoria, BC V9B 0J3
Telephone: 250-391-8592 Facsimile: 250-391-8593

2017 Mines Application

Increased buffer width
on southeast corner for
large fir tree

2019 Revised Mines Application

Proposed quarry area

21 of 26.3 hectares (80%)

Proposed quarry area

16 of 26.3 hectares (61%)

Buffer width: Teanook Creek

20m – 30m

Buffer width: Teanook Creek

50m – 200m

Buffer width: Thetis Lake Park

5m

Buffer width: Thetis Lake Park

20m – 150m

Buffer width: Tributary to Millstream Creek

30m

Buffer width: Tributary to Millstream Creek

30m – 50m

Buffer width: Millstream Road
(visual and noise impact buffer)
2017 Timeline for completion:
5-year reapplication process

5m

Buffer width: Millstream Road
(visual and noise impact buffer)

62m – 94m

5 phases over 25–30 years

2019 Timeline for completion:
5-year reapplication process

5 phases over 16 years
Phase 1 – projected 3.6 years
Phase 2 – projected 1.9 years
Phase 3 – projected 4 years
Phase 4 – projected 5 years
Phase 5 – projected 1.5 years

