
 
 
 
 
 
 
 

 
 
 

Date of Notice – February 21, 2024 

NOTICE OF DEVELOPMENT 
VARIANCE PERMIT 

 
The Alberni-Clayoquot Regional District’s Board of 
Directors will consider issuing a Development 
Variance Permit at their next meeting. 
 

 
 
MEETING DETAILS 
When: Wednesday, March 13, 2024 at 1:30 pm 
Where: Electronic or in-person attendance at 
the Alberni-Clayoquot Regional District (ACRD) 
office located at 3008 Fifth Avenue,  
Port Alberni, BC 
 
 
 
WHAT’S THIS ABOUT? 
File #: DVC23010 
Property Owner/Applicant: Anders (Matt) Olcen 
The subject property is located at 2430 Willowbrae 
Road and is legally described as LOT A DISTRICT LOT 
468 CLAYOQUOT DISTRICT PLAN VIP87429. 
The property owner has applied for a development 
variance permit to reduce the watercourse setback 
from 30.48 metres (100 feet) to 25 metres (82 feet) 
to allow placement of a 960 square foot mobile 
home on the 0.35 hectare (0.865 acre) subject 
property.  
 
HOW CAN I LEARN MORE? 
All related information, including background 
documents, report and permit, is available at the 
ACRD office and on the ACRD website at 
https://www.acrd.bc.ca/events/13-3-2024/  
Planning staff can answer questions in person, 
through email, or by phone during regular office 
hours 8:00 am to 4:30 pm, Monday through Friday, 
excluding statutory holidays. 
If you would like to attend the Board of Directors 
Meeting, you can do so in person at the ACRD office, 

or electronically on our website at 
https://www.acrd.bc.ca/events/13-3-2024/  
 
PROVIDE INPUT! 
Providing an opportunity for public input is a top 
priority for the ACRD. Written correspondence can be 
submitted by: 
• Hard copy delivered to the ACRD office in person 

or by mail 
• Email sent to planning@acrd.bc.ca 

Email submissions will only be considered received if 
receipt confirmation is provided by ACRD staff. 
Written submissions must be received by 4:30 pm on 
Tuesday, March 12, 2024 
Alternatively, if you wish to appear as a delegation to 
present your views to the Board in person, please fill 
out the Delegation Request Form on the ACRD website 
at www.acrd.bc.ca/delegation and submit the 
completed form by 12:00 pm on Thursday, March 7, 
2024. For further information or assistance with the 
Delegation Request Form contact us at 250-720-2700. 
 
ASK US! 
If you have questions or experience technical 
difficulties with website access, Planning staff are 
available to provide assistance during regular office 
hours 8:00 am to 4:30 pm, Monday through Friday, 
excluding statutory holidays. We can be reached at: 
 

Alberni-Clayoquot Regional District 
Planning Department 

3008 Fifth Ave, Port Alberni, BC  V9Y 2E3 
Phone: 250-720-2700 

Email: planning@acrd.bc.ca 
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SUBJECT PROPERTY MAP 
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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:  ACRD Board of Directors     Meeting Date:  February 14, 2024 
 
From:  Brooke Eschuk, Jr. Planner    File #:  PL20230079/DVC23010 
 
Application Type:  Development Variance Permit  Voting Structure:  EA Directors Only 
 
Electoral Area: “C” Long Beach 
 
Subject:  DVC23010 – 2430 Willowbrae Road (Olcen) 
 

 
 

Recommendation: 
THAT the Board of Directors consider issuing Development Variance Permit DVC23010, subject to neighbouring 
properties being notified as per Local Government Act s. 499. 
 
Development Variance DVC23010: 

i. Development variance of the ACRD Zoning Bylaw, Section 6.2(4)(a) to reduce the required watercourse setback 
from 30.48 metres (100 feet) to 25 metres (82 feet) to allow for the placement of a mobile home.  

 

 
 

Development Proposal:  The applicant intends to reduce the watercourse setback from 30 metres to 25 metres in order 
to locate a 960 square foot mobile home on the 0.35 ha (0.86 ac) subject property. Willowbrae Creek dissects the 
northern point of the property. The mobile has been temporarily placed on-site in the area where a previous structure 
burned down in 2021 and the property owner has applied for a development variance, development permit, and 
building permit to authorize the permanent siting of a new foundation for the mobile home. 
 
Advisory Planning Commission (APC) Recommendation:  The Long Beach APC considered this application at their 
February 5, 2024 meeting where they passed a motion to recommend that the Board proceed with the development 
variance application. 
 
Property Owner(s)/Applicant(s):  Anders (Matt) Olcen 
 
Property Information: 
 

Civic Address 2430 Willowbrae Road 
Legal Description LOT A DISTRICT LOT 468 CLAYOQUOT DISTRICT PLAN VIP87429 
PID 028-110-323 Folio 3445.060 ALR? (Y/N) N Lot Size 0.34 ha (0.86 ac) 
 
Current Zoning Small Holdings (A1) District Proposed Zoning n/a 
Current OCP Residential Use Proposed OCP n/a 
Development Permit Area(s) DPA II – Freshwater Riparian Areas Protection 

DPA IV – Natural Hazard Areas Protection 
Current Use & Description The property is mostly cleared with the exception of a treed buffer along the 

southern boundary and a treed area within the riparian area adjacent to 

http://www.acrd.bc.ca/
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Willowbrae Creek at the northern tip of the property. A mobile home was moved 
to the property in 2023 to replace a previous structure that was burned in 2021.   

 
Surrounding Zoning and Land Use 
North Land Use Contract to allow for a shake and  

shingle mill. The mill is no longer operational 
and there is a single family dwelling and a 
number of accessory buildings currently located 
on the property. 

South Vacant rural residential land zoned 
Small Holdings (A1) District  

East Vacant residential land zoned  
Acreage Residential (RA1) District 

West Cottage Residential (RC) District 

 
Services: 

a) Sewage Disposal:  On-site sewage disposal. The applicant has submitted an assessment from a Registered On-
Site Wastewater Practitioner dated December 4, 2023 that certifies that the existing on-site sewage system will 
support the two-bedroom mobile home and meet the Island Health sewerage regulations. 

b) Water Supply:  On-site water. 
c) Fire Protection:  Ucluelet Fire Department under the South Long Beach Specified Area Fire Protection Services 

Agreement. 
d) Access:  The property is accessed from the south side of Willowbrae Road. 

 
Planning Policy Discussion: 

a) Official Community Plan:  The South Long Beach Official Community Plan (OCP) designates the property as 
Residential Use. The OCP policies support the proposed use. The property is impacted by two development 
permit areas (DPAs): DPA II – Freshwater Riparian Areas Protection and DPA IV – Natural Hazard Areas 
Protection. 
 
DPA II – Freshwater Riparian Areas Protection 
 
The DPA II designation intends to ensure that the ecological values of riparian and wetland habitats have been 
considered prior to development and that measures will be taken to limit or avoid damage to these ecosystems. 
The northern point of the property dissects the 30 metre riparian area identified along Willowbrae Creek and 
the applicant has located the mobile 25 metres from the natural boundary of the creek.  
 
A Qualified Environmental Professional (QEP) must be retained to prepare a report detailing site conditions and 
describing any measures that must be taken in order to protect the riparian area. The applicant has provided a 
report from D.R. Clough Consulting dated January 16, 2024 that recommends a 25 m2 planting area within the 
northern portion of the property to restore and enhance the previously disturbed riparian area. 
 
DPA IV – Natural Hazard Areas Protection 
 
The DPA IV designation covers areas that are or may be subject to natural hazards such as flooding, sea-level 
rise, and areas within the 20 metre tsunami-hazard zone as identified on the OCP mapping. The entire property 
is located within the 20 metres tsunami inundation zone.  
 
A QEP must be retained to prepare a report identifying and describing any hazards which may affect the safe 
development of the land and certify that the land is safe for the intended use. The applicant has provided a 
report from Lewkowich Engineering Associates dated December 4, 2023 that assesses the tsunami inundation 
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risk and provides certification that the site is considered safe and suitable for the placement of the mobile 
home. 

The property owner has applied for the development permit and has submitted the required QEP reports to 
satisfy the DPA II and DPA IV guidelines. The development permit would be issued if the development variance 
proceeds and prior to the issuance of a building permit. 

b) Zoning:  The property is zoned Small Holdings (A1) District.

Current: Proposed: 
Minimum Lot Area (ha) 0.809 - 
Minimum Lot Width (m) 50 - 
Principal & Accessory Front Yard Setback (m) 7.62 8.2 
Principal Side Yard Setback (m) 1.5 3.4 
Principal Rear Yard Setback (m) 9.14 - 
Accessory Side and Rear Yard Setback (m) 4.6 - 
Watercourse Setback (m) 30 25 

The proposed use and the siting of the 960 square foot two-bedroom mobile home complies with the 
requirements of the A1 District zoning. The property owner has applied for a variance to the required 30 metre 
watercourse setback to allow for the mobile home to be located 25 metres from the natural boundary of 
Willowbrae Creek. 

Comments:  The subject property previously contained a house and accessory building which were lost to a structure 
fire in 2021. The property owner has cleaned up the property and temporarily placed a mobile home on blocks in a 
similar location to the previous dwelling. If the variance is approved, the mobile home would be moved within the 
property onto a new foundation that would align with the existing pond and landscaping on the lot in an area located 25 
metres from the neighbouring Willowbrae Creek.  

The variance application appears to be reasonable given the likelihood of limited impact on neighbouring properties. 
The 25 metre (82 ft) setback from the creek represents a minor encroachment into the 30 metre setback. The applicant 
has submitted an assessment from a Geotechnical Engineer that certifies that the siting is safe for the intended use and 
an assessment from a Professional Biologist that supports the location of the mobile provided a 25 m2 portion of the 
riparian area is replanted with native vegetation. The new mobile home would represent much needed new housing in 
the community and would return a long-term housing option to a site that has been vacant since 2021. Staff recommend 
that the Board consider issuing the development variance permit and proceed with the neighbour notification process 
to gather public input. 

Submitted by: ______________________________________________ 
Alex Dyer, MCIP, RPP, Planning Manager 

Reviewed by: ________________________________________________ 
Cynthia Dick, General Manager of Administrative Services 

Approved by: _______________________________________________ 
Daniel Sailland, MBA, Chief Administrative Officer 
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