m Alberni-Clayoquot
A Regional District PLANNING REPORT

|

3008 Fifth Avenue, Port Alberni BC, CANADA V9Y 2E3 Telephone (250) 720-2700 Fax (250) 723-1327
To: ACRD Board of Directors Meeting Date: June 14, 2023
From: Amy Needham, Junior Planner File #: PL20220030/RD22007
Application Type: Rezoning Electoral Area: ‘D’ Sproat Lake

Recommendation:
e THAT Bylaw P1461, Sproat Lake Official Community Plan Amendment Bylaw, be read a first time;

THAT Bylaw P1462, Regional District of Alberni-Clayoquot Zoning Atlas Amendment Bylaw, be read a
first time;

e THAT the public hearing for Bylaws P1461 and P1462 be delegated to the Director for Electoral
Area ‘D’, the Alternate Director or the Chairperson of the Regional District;

o THAT the Board of Directors confirm that adoption of Bylaws P1461 and P1462 is subject to:
a. Confirmation from a Registered On-Site Wastewater Practitioner that the property is capable

of accommodating on-site sewage disposal to a minimum 0.8 ha density;
b. Meeting technical referral agency requirements.

Development Proposal: The property owner is applying to rezone their 7 ha (17.5 acre) property located on Trill Pit
Road from Forest Rural (A3) District to Small Holdings (A1) District in order to accommodate a six-lot subdivision. The
applicant has provided a conceptual subdivision plan demonstrating a layout of six 1.0 to 1.4 ha (2.5 to 3.5 acre) lots.
This rezoning application will also require an OCP Amendment from Rural Use to Residential Use to accommodate the
zoning change.

Advisory Planning Commission Recommendation: This application was reviewed at the May 29, 2023 Sproat Lake APC
Meeting and the APC passed a resolution to support staff’s recommendation.

Property Owner(s)/Applicant(s): Myles Danielsen

Property Information:

Civic Address 7655 Trill Pit Road

Legal Description LOT 1, DISTRICT LOT 86, ALBERNI DISTRICT, PLAN 43803

PID 004-466-799 Folio 1049.100 ALR? (Y/N) No Lot Size 7 ha (17.5 ac)
Current Zoning  Forest Rural (A3) District Proposed Zoning  Small Holdings (A1) District

Current OCP Rural Use Proposed OCP Residential Use

Development Permit Area(s) DPA | — Riparian & Foreshore Areas Protection

PL20220030/RD22007

Members: City of Port Alberni, District of Ucluelet, District of Tofino, Yuutu?it?ath Government, Huu-ay-aht First Nations, Uchucklesaht Tribe, Toquaht Nation
Electoral Areas "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek)
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The 7 ha (17.5 acre) property was created by subdivision in 1985 from the ALR
portion to the north. It is currently undeveloped and much of the east half of
the property has been logged. There are three creeks that run through the west
side of the property from north to south. The irregularly shaped parcel runs 414
m (1358 ft) along the south road ROW dedication, 504 m (1653 ft) along the
Catalyst Paper pipeline ROW to the north, 128 m (419 ft) along the west
property boundary, and 336 m (1102 ft) along the east property boundary.

The property is situated in an area of large rural lots. Neighboring properties are
a mixture of Small Holdings (A1) District, Rural (A2) District, and Forest Rural
Current Use & Description (A3) District. The land to the north and west of the property is within the ALR.

Surrounding Zoning and Land Use

North  Rural (A2) District within the ALR - residential South Forest Rural (A3) District — vacant, treed

Forest Rural (A3) District within the ALR — contains
East Forest Rural (A3) District — vacant, treed West one single family dwelling

Services:
a) Sewage Disposal: On-site sewage disposal. As a condition of rezoning, planning staff recommend that the
applicants engage a Registered On-site Wastewater Practitioner to assess the capability of the land to
accommodate on-site sewage disposal to a minimum 0.8 ha density.

b) Water Supply: No water supply as yet. Future development will utilize on-site water.
c) Fire Protection: Sproat Lake Fire Department Service Area

d) Access: Access is via a panhandle to Trill Pit Road. There is a gravel driveway constructed within the dedicated
road ROW along the southern boundary of the property. The driveway was developed to access the area that
was logged and to provide future access to the new lots connecting to a proposed 20 m road allowance that
would run north and east into the property to service Proposed Lots E & F.

i. Parcel Frontage Waiver: This parcel currently has only panhandle access to a road. Depending on the
final lot layout, a parcel frontage waiver may be required as a condition of future subdivision.

Planning Policy Discussion:

a) Official Community Plan: The Sproat Lake Official Community Plan designates the property as “Rural Use.” The
objective of the Rural Use designation is to maintain the predominantly rural character of the area. The
designation supports a minimum lot size of 2 hectares.

The applicant intends to make six lots, each 1.0 to 1.4 ha (2.5 to 3.5 acres) in size. Minimum lot size for the Rural
Use designation is 2 ha (5 acres). To permit the 1 ha (2.5 acre) lots to be created by subdivision, the Sproat lake
OCP must be amended to designate the subject property Residential Use. The objective of the Residential Use
designation is to allow a range of housing options within the plan area. Therefore, the proposed rezoning would
be in keeping with this land use designation.

This proposed development is the first of its kind in this relatively undeveloped forested area. Policy 3.2.4 of the
Sproat Lake OCP supports the requirement of a 10 m fuel free or fuel-reduced buffer between forested lands
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b)

and any building or structure for development adjacent to forested lands and woodlots of 20 ha (49 acres) or
more. The Crown Provincial resource land to the south of the subject property is greater than 20 ha and this
policy should be considered at the subdivision stage. It is possible that the dedicated road right-of-way would
fulfill this requirement if it is developed across the entire south boundary of the lot to service subdivided
parcels.

Conflicts with agricultural lands, operations and uses may occur when development occurs adjacent to ALR land.
Policy 3.2.6 of the Sproat Lake OCP supports the requirement of a treed, vegetated buffer between agricultural
land and non-agricultural development to help mitigate these issues. ALR edge planning should be considered at
subdivision for the new parcels which will border the ALR land located to the north and west of the subject
property. The water pipeline right-of-way bordering the property provides a 30 metre wide buffer between the
subject property and the ALR lands for the north.

Policy 10.2.5 considers density averaging for subdivision applications with communal or community sewer
servicing is provided. This could be considered at the subdivision stage if the proponent were to consider
focusing development into smaller parcels located away from the riparian areas within a bare land strata
subdivision with communal sewer.

The subject property is affected by a Development Permit Area for DPA | — Riparian Areas Protection. A qualified
environmental professional will need to prepare a report identifying and describing the impacts of any
development on the riparian areas within the subject property, such as road building and subdivision.

This proposal will require an amendment to the Sproat Lake OCP to designate the parcel ‘Residential Use.” A
development permit application will be required at the subdivision stage to satisfy the requirements of the
DPA | - Riparian Area Protection zone, as well as for road development across the creeks on the property.

Zoning: Minimum lot size for the Forest Rural (A3) District is 4 ha (10 acres). In order to facilitate a future six lot
subdivision, the property must be rezoned to Small Holdings (A1) District, which allows a minimum lot size of 0.8
ha (2 acres).
i. Parkland Dedication: This property is being rezoned in order to facilitate a six-lot subdivision. Parkland
dedication will be required at time of subdivision in the form of either 5% of the land as dedicated
parkland or 5% of the appraised market value of the land as cash-in-lieu of parkland.

Current: A3 Proposed: Al
Minimum Lot Area (ha) 4 0.8
Minimum Lot Width (m) 100 50
Principal & Accessory Front Yard Setback (m) 15.2 7.6
Principal Side Yard Setback (m) 4.6 1.5
Principal Rear Yard Setback (m) 9.1 9.1
Accessory Side Yard Setback (m) 4.6 4.6
Accessory Rear Yard Setback (m) 4.6 4.6
Watercourse Setback 30 30

The subject property requires rezoning from Forest Rural (A3) District to Small Holdings (A1) District to
facilitate a six-lot subdivision.

PL20220030/RD22007
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Comments:

Rezoning is the first step in the applicant’s proposal to subdivide the property into six lots. If the rezoning
application proceeds, the following items would need to be addressed at the subdivision stage:

e Confirmation of safe and suitable access to the property, and to the proposed subdivision, as the
maintenance status of Trill Pit Road is unknown. The Ministry of Transportation & Infrastructure would be
included in the agency referral process completed ahead of the public hearing.

e At time of original subdivision from the ALR portion to the north in 1985, the ALC indicated this parcel
(south of the Catalyst Paper water pipeline ROW) is too wet to farm and contains three creeks, two of
which are fish bearing. The presence of these waterways triggers the DPA | — Riparian & Foreshore Areas
Protection requirements on a significant portion of the parcel’s west side and will influence future
subdivision proposals and road development. DPA | includes all lands within 15 metres of a minor stream.

e As future subdivision would result in more than three lots, parkland dedication or cash-in-lieu will be
required. This may be a good use for the large riparian area in the parcel, both to protect it from
development encroachment and also to provide the future residents with dedicated parkland to enjoy, as
outlined in the Sproat Lake OCP policy 3.2.18. However, this area has not been identified in the OCP for
potential future parkland and dedicating parkland would impact the overall design of the subdivision
considering the riparian areas. Parkland dedication would be determined at the subdivision stage.

e Consider bare land strata development and density averaging to conserve the sensitive riparian ecosystem
and fish habitat on the west portion of the lot. Smaller strata lots concentrated on the east side of the
property may also reduce the amount of land required for road dedication.

Planning staff recommend that confirmation of on-site sewage disposal capability to a 0.8 ha minimum density
be required as a condition of rezoning approval. Staff are initially supportive of the zoning and OCP amendment
bylaws proceeding to the public hearing process to gather public input on the application. While there are no
other properties in this area designated as Residential Use in the Sproat Lake OCP, there are a number of Al-
zoned parcels in the vicinity with a similar 0.8-1.0 hectare density and the development would allow for
additional rural residential lots close to community amenities in the Alberni Valley.
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Submitfed by: Amy Needham, P. Ag, Junior Planner
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Reviewed byf:/ Alex Dyer, MCIP, RPP, Planning Manager

Dancel Sailan

Approved by: Daniel Sailland, MBA, Chief Administrative Officer
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7655 Trill Pit Road
LOT 1, DISTRICT LOT 86, ALBERNI DISTRICT, PLAN 43803
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Site Pictures — 7655 Trill Pit Road
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