
 
 

 
 

Cherry Creek Advisory Planning Commission Meeting 
Monday, December 8, 2025  

Zoom/Boardroom (Hybrid) – 3008 Fifth Avenue, Port Alberni, BC 
7:00 PM 

 
Regular Agenda 

Watch the meeting live at: https://www.acrd.bc.ca/events/8-12-2025/    
 
Register to participate via Zoom Webinar at:  
https://acrd-bc-ca.zoom.us/webinar/register/WN_dGUivk9-QJWnoW-np_SIug  
 

 
1. CALL TO ORDER 
 

Recognition of Territories. 
 
Notice to attendees and delegates that this meeting is being recorded and 
livestreamed to YouTube on the Regional District Website. 

 
2. APPROVAL OF AGENDA 
 
3. DECLARATIONS 
 (conflict of interest) 
 
4. MINUTES 
 
5. CORRESPONDENCE 
 
6. PLANNING APPLICATIONS   
 

a.  RF24008 – 551 Franklin River Road (Tilley’s Plumbing and Heating) 
 
7. LATE BUSINESS 
 
8. ADJOURN 

 
 

 

https://www.acrd.bc.ca/dms/documents/governance/administration/2024/strategic_plan_2024-27.pdf
https://www.acrd.bc.ca/dms/documents/governance/administration/2024/strategic_plan_2024-27.pdf
https://www.acrd.bc.ca/events/8-12-2025/
https://acrd-bc-ca.zoom.us/webinar/register/WN_dGUivk9-QJWnoW-np_SIug
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Serving Port Alberni, Tofino, Ucluelet, Treaty First Nations: Huu-ay-aht, Yuułuʔiłʔatḥ, Uchucklesaht Tribe Government, and Toquaht Nation, and  
Six Electoral Areas: "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek). 

PLANNING REPORT 
 

To:  Cherry Creek Advisory Planning Commission  Meeting Date:  December 8, 2025 
 
From:  Alima Khoja, Planner I     Voting Structure:  Electoral Area Directors 
 
Electoral Area: “F” Cherry Creek 
 
Subject:  Rezoning Application RF24008 – 551 Franklin River Road (Tilley’s Plumbing and Heating) 
 

 
 

Recommendation: 
THAT Bylaw P1533, Cherry Creek Official Community Plan Amendment Bylaw, be read a first time. 
 
THAT Bylaw P1534, Regional District of Alberni-Clayoquot Zoning Atlas Amendment Bylaw, be read a first time. 
 
THAT the public hearing for Bylaws P1533 and P1534 be delegated to the Director for Electoral Area ‘F’, the Alternate 
Director, or the Chairperson of the Regional District. 
 
THAT the Alberni-Clayoquot Regional District Board of Directors confirm that adoption of Bylaws P1533 and P1534 are 
subject to: 

a. The property owners agreeing to the registration of a Restrictive Covenant that would limit the industrial uses 
within the M2 District to offices and workshops for enterprises within the Construction Industry, closed 
storage and warehousing, open storage, motor vehicle and commercial truck repair, and the wholesale and 
retail sale of sand and gravel. 

b. Confirmation from a Registered On-site Wastewater Practitioner (ROWP) that the property can support on-
site sewage disposal to accommodate the proposed uses in the M2 District and the proposed full build-out of 
the campground in the MAC District. 

c. Confirmation of support from the Ministry of Transportation and Transit for the accesses to the industrial uses 
on the north side and campground uses on the south side, and the issuance of a Commercial Access Permit. 

d. Confirmation of support from Island Health for the operation of a private water system to service the 
campground in compliance with the requirements of the Drinking Water Protection Act and Regulations. 

e. Remediation of any land on the property used for the storage of debris and construction waste.  
f. Including the property within the Cherry Creek OCP Development Permit Area III – Objectives for Form and 

Character. 
g. Meeting all other technical referral agency requirements. 

 

 
 

Development Proposal:  The 15.3 ha (37.8 ac) property is split by Franklin River Road and the applicants propose the 
upper eastern portion to be rezoned to Light Industrial (M2) District and the lower western portion to Mixed 
Accommodation Commercial (MAC) District to allow for a mix of cottages for short term-rental and campsites for 
recreational vehicles. A preliminary report has been prepared for discussion with the Cherry Creek Advisory Planning 
Commission (APC). 
 
The Light Industrial (M2) District would support the applicant’s business including a workshop, outdoor equipment 
storage, employee marshalling, and gravel sales. The applicants propose developing the access from Franklin River Road, 
where a driveway rises from the road to the centre of the parcel where the proposed workshop would be located. 

http://www.acrd.bc.ca/


Page 2 of 12 
 

PL20240071 / RF24008 
 
 

 
The MAC District zoned lower portion would encompass space for up to 50 RV campsites or 25 cottages for short term 
rentals. The property owners propose an internal access road connecting to the south side of Franklin River Road. On-
site sewer and water servicing will be required, in addition to an internal road network that is accessible for emergency 
vehicles, to service the proposed campground development. 
 
Advisory Planning Commission Recommendation:  The Cherry Creek Advisory Planning Commission will review the 
rezoning application at their December 8th meeting and provide their recommendations to the ACRD Board of Directors.  
 
Property Owner(s)/Applicant(s):  Tilly’s Plumbing and Heating Ltd.           Agent:  Tyson and Penny Tilly 
 
Property Information: 
 

Civic Address 551 Franklin River Road 
Legal Description DISTRICT LOT 272 ALBERNI DISTRICT EXCEPT PART IN PLAN 149 RW 
PID 008-691-703 Folio 002101.000 ALR? (Y/N) N Lot Size 15.3 ha (37.8 ac) 
 
Current Zoning Rural (A2) District Proposed Zoning Light Industrial (M2) District and  

Mixed Accommodation Commercial 
(MAC) District 

Current OCP Rural Use Proposed OCP Industrial and Commercial 
Development Permit Area(s) DPA I – Riparian Protection Areas 
Current Use & Description The 15.3 ha (37.8 ac) parcel is vacant and partially cleared. The +/- 9.8 ha portion to 

the property north of Franklin River Road is mostly cleared and is undeveloped except 
for an internal road with three landings cleared and leveled. 
 
During a site visit, staff noted several accumulations of construction debris. It is staff’s 
understanding that the applicants have been working with ACRD Bylaw and the 
Province to address any concerns. There are several drainage channels present on the 
parcel.  
 
The lower +/- 5.2 ha portion of the property is completely forested except for the 
internal road making It difficult to view the entirety of the lower portion. Cox Lake 
which runs into North McFarland Creek is located to the southwest of the parcel.  
 
Access to the lower portion of the parcel may be challenging. A referral response was 
received from The Ministry of Transportation and Transit (MOTT). No preliminary 
concerns were raised for the subject property for future use. However, a Commercial 
Access Permit will be required for a detailed MOTT review for acceptance.  
 
There is currently no waste disposal systems installed on either the upper or lower 
portions of the parcel. The applicant has submitted a letter from a Registered Onsite 
Wastewater Practitioner (ROWP) with the confirmation that the property can support 
onsite sewage disposal.  

 
Surrounding Zoning and Land Use 
North Forest Reserve (A4) District South Forest Rural (A3) District 
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East Forest Reserve (A4) District West Forest Rural (A3) District 
 
Services: 

a) Sewage Disposal:  The applicants have submitted a preliminary letter from a Registered Onsite Wastewater 
Practitioner (ROWP) dated October 30, 2025 that confirms that the parcel has been assessed and that it has 
sufficient potential to disperse pre-treated wastewater in the ground safely without any degradation of the local 
environment or contamination of the local drinking water source that under-lays the site. Type “1” wastewater 
disposal is being proposed for the development of the RV campground and the design is to be undertaken by a 
ROWP. Additional on-site sewage capacity review will be required as a condition of rezoning to determine 
whether the site has capacity for the overall build-out of the campground and cottage development as well as 
the industrial uses.  
 

b) Water Supply:  On-site water. The property owners will need to provide potable water for the proposed 
development and the private water system for the campground will require approval by Island Health under the 
Drinking Water Protection Act and Regulations. 
 

c) Fire Protection:  The parcel is not within a fire protection area. 
 

d) Access: Both portions of the property are accessed from Franklin River Road. The upper portion rises fairly 
steeply from Franklin River Road to the top of the parcel. The proposed campground on the lower portion has 
two access points on Franklin River Road and is located where the road curves slightly to the south. A referral 
response was received from the Ministry of Transportation and Transit (MOTT). No preliminary concerns were 
raised for the subject property for future use. However, a Commercial Access Permit will be required for a 
detailed MOTT review for acceptance. 
 

Planning Policy Discussion: 
a) Official Community Plan:  The parcel is designated as Rural Use in the Cherry Creek Official Community Plan. 

The objective to the designation is to maintain the primarily rural character of the area. As part of this 
application, the property owners are proposing to redesignate the upper portion as Industrial Use, and the 
lower portion to Commercial Use, to allow for the operation of a mix of industrial and commercial campground 
uses. The northern portion of the parcel would contain workshops, marshalling, outdoor storage of heavy 
equipment, and sand and gravel sales, while the southern portion would contain accommodations for visitors in 
either small cottages, campsites, or a combination of both.  
 
Planning staff recommend including the property within the Cherry Creek Official Community Plan as DPA III – 
Form and Character. The intent of DPA III is to encourage high quality design and screening of new industrial and 
commercial development along transportation corridors and to minimize the impacts on the transportation 
network. This corridor is the southern gateway to the Alberni Valley and the City of Port Alberni. Since recent 
road improvements, an increasing number of visitors and residents use the corridor to travel to and from 
Bamfield. Including this area in the Cherry Creek OCP form and character development permit area will require 
an amendment and can be completed concurrently with the amendment to rezoning. A development permit 
would be required to satisfy the guidelines of DPA III prior to any commercial or industrial development of the 
property. 
 
This proposal is not in compliance with the Cherry Creek OCP. An OCP amendment is required to redesignate 
the parcel to Industrial Use and Commercial Use to allow the combined operation of the applicant’s industrial 
business and a commercial tourist accommodation business. As an OCP amendment is required to facilitate 
the rezoning, a public hearing will be required. 
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b) Zoning:  The parcel is zoned Rural (A2) District. The applicants intend to create a split-zoned parcel where the 

portion north of Franklin River Road would be zoned Light Industrial (M2) and the portion south of the road 
would be zoned Mixed Accommodation Campground (MAC) District. The M2-zoned portion would be limited by 
Restrictive Covenant to the use of the property for offices and workshops for enterprises within the 
Construction Industry, closed storage and warehousing, open storage, motor vehicle and commercial truck 
repair, and the wholesale and retail sale of sand and gravel. The MAC-zoned portion would accommodate a 
campground with a mix of camping sites and small cottages with a maximum density of 50 camping sites, or 25 
cottages, or a mix of the two uses. 
 

 Current:  A2 Proposed: M2 Proposed: MAC 
Minimum Lot Area (ha) 2.02 0.09 1 
Minimum Lot Width (m) 100.5 30.4 10 
Principal & Accessory Front Yard  
Setback (m) 15.2 3.0 10 

Principal Side Yard Setback (m) 4.5 

Total of both side 
yards not less than 
6m  10 

Principal Rear Yard Setback (m) 9.1 3.0 10 
Accessory Side Yard Setback (m) 4.5 0.9 0.9 
Accessory Rear Yard Setback (m) 4.5 0.9 0.9 
Watercourse Setback (m) 30 30 30 

 
The proposed combination of industrial uses limited to mechanic workshops, outdoor storage of heavy 
equipment, and sand and gravel sales, mixed with commercial campground uses for RV sites and cottages, 
does not comply with the ACRD Zoning Bylaw. The proposed rezoning to a split-zone of M2 and MAC would 
accommodate the proposed development.  
 

Comments:  The property is steep from Franklin River Road and rises to three cleared landings. While walking the site, 
staff observed several drainages running from the top of the parcel, under Franklin River Road and draining to the lake 
and watercourse below the lower portion of the parcel. The larger drainage is partially culverted at the top of the parcel 
while it is filled in with debris lower on the upper parcel as seen in the images below. A development permit would be 
required for any development within 15 metres of a natural watercourse and the property owners would need to 
engage a Qualified Environmental Professional (QEP) to assess the drainages for potential habitat and impacts on Cox 
Lake and North McFarland Creek to the southwest of the parcel. 
 
While visiting the parcel in September 2024, staff observed several accumulations of construction debris and garbage. 
Staff recommend the applicant be required to remediate the debris prior to rezoning the upper portion of the property. 
 
The parcel spans Franklin River Road where the road curves to the south. The vegetation along the road on the south 
side of the parcel is overgrown and hinders visibility. An initial referral response was received from the Ministry of 
Transportation and Transit (MOTT) and they have noted no preliminary concerns for the subject property for future use. 
A Commercial Access Permit will be required for a detailed MOTT review and the issuance of a Commercial Access 
Permit would be required as a condition of rezoning. 
 
Residents and visitors enter the City of Port Alberni via Franklin River Road from Bamfield on the West Coast and 
southern Vancouver Island. The area is not currently encompassed by DPA III – Form and Character, however planning 
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staff recommend this corridor be included in the DP area to require a development plan that would provide for 
adequate screening of industrial and commercial development, safe access/egress, parking, landscaping, and signage. 
 
It is recommend that the Cherry Creek APC provide initial input on the application that would be compiled for the ACRD 
Board to consider as the bylaws are considered for first reading. 
 
 
 
Reviewed by: ___________________________________________________ 
   Alex Dyer, MCIP, RPP, General Manager of Planning & Development  
 
 
Reviewed by: ____________________________________________________ 
   Cynthia Dick, General Manager of Administrative Services 
 
 
Approved by: ____________________________________________________ 
   Daniel Sailland, MBA, Chief Administrative Officer 
 

Site Photos – September 2024 
 
 

 

Access to top of parcel from Franklin 
River Road. Driveway climbs for 
approximately 200 to the top of the 
development. 
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Looking East, first lower landing. The 
drainage is hidden by the logs in the 
centre of the image and continues 
downhill under Franklin River Road. 
There is a second landing slightly 
above and to the left of the image. 

Construction debris at uppermost 
landing. Drainage to the top right of 
the image. 
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Construction debris at uppermost 
landing. Debris pushed in drainage 
channel. 

Uppermost landing location of 
proposed shop. Property slopes up to 
the right of image. 
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Looking south toward Franklin River 
Road at culverted drainage 
downstream at uppermost landing. 

Looking east from first landing toward 
upper landing. Debris in drainage 
channel. 
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Looking south from first landing 
toward Franklin River Road. Same 
drainage channel as the image above.  

Looking east from Franklin River Road 
from easternmost proposed access to 
campground on lower portion of 
parcel. Neighbour’s driveway visible in 
centre of image. Franklin River Road 
curves to the right. 
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Looking west from Franklin River Road 
from easternmost proposed access to 
campground on lower portion of 
parcel. The road curves to the left. 

Proposed access has a gentle slope 
and curves to the right. 
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Looking south from Franklin River 
Road from easternmost proposed 
access to campground on lower 
portion of parcel.  

Proposed access has a gentle slope 
and curves to the right. 

Looking south from proposed internal 
road.  Site plan suggest proposed 
septic would be installed here. The 
land slopes toward the wetland at the 
end of the lake. 

Internal road has a gentle slope and 
curves to the right. 
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Looking south from internal road. 
Drainage originates from top portion 
of the parcel. The land continues to 
slope to lake. 

Looking northeast from internal road 
toward Franklin River Road. Drainage 
originates from top portion of the 
parcel. The land continues to slope 
down to lake. 
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