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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 25, 2026 

From: Alima Khoja, Planner I Voting Structure: Electoral Area Directors 

Electoral Area: “F” Cherry Creek 

Subject:  Rezoning Application RF24008 – 450 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 Text Amendment Bylaw, be read a first time. 

THAT Bylaw P1535, Regional District of Alberni-Clayoquot Zoning Atlas Amendment Bylaw, be read a first time. 

THAT the public hearing for Bylaws P1533, P1534, and P1535 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, P1534, and 
P1535 are subject to: 

a. The property owners agreeing to the registration of a Restrictive Covenant that would limit the industrial 
uses within the Light Industrial (M2B) 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 M2B District and the proposed full build-out of 
the campground in the Mixed Accommodation Commercial (MAC) District.

c. Confirmation of support from the Ministry of Transportation and Transit for the access 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 Official Community Plan (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 
northeast portion be rezoned to Light Industrial (M2B) District and the southwest portion to Mixed Accommodation 
Commercial (MAC) District to allow for a mix of cottages for short term-rental and campsites for recreational vehicles. 

Northeast Portion 
The Light Industrial (M2B) District would support the applicant’s proposed business in the future as the zone would 
allow uses such as a workshop, outdoor equipment storage, employee marshalling, and gravel sales. The applicants 
propose developing access from Franklin River Road, with a driveway which rises to the centre of the parcel where the 
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proposed workshop would be located. The new M2B District zone would allow for the same uses and conditions of use 
as those permitted under the M2 District with additional density restrictions to align with the minimum lot size 
supported by the policies of the Cherry Creek OCP. 
 
Southwest Portion 
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 reviewed the 
rezoning application at their December 8th, 2025, meeting and supported the application as presented.  
 
Property Owner(s)/Applicant(s): Tilley’s Plumbing and Heating Ltd.           Agent: Tyson and Penny Tilley 
 
Property Information: 
 

Civic Address 450 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 (M2B) 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. 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.  

 
Surrounding Zoning and Land Use 
North Forest Reserve (A4) District South Forest Rural (A3) District 
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.  
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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. The rezoning would be referred to the ACRD’s 
Regional Fire Services Manager and the Cherry Creek Fire Department to review and provide recommendations. 
 

d) Access: Both portions of the property are accessed from Franklin River Road. The upper portion rises 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 about 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 of the designation is to maintain the primarily rural character of the area.  
 
The applicants propose redesignating the northeast portion of the parcel to Industrial Use, which would allow 
for workshops, marshalling areas, outdoor equipment storage, and sand and gravel sales. The southwest portion 
is proposed to be redesignated to Commercial Use to permit visitor-serving accommodations such as small 
cottages, campsites, or a mix of both. 
 
Policy 3.2.13 of the OCP requires “a minimum lot size of 1 hectare for subdivision purposes in all land-use 
designations if the lot is serviced with an on-site well and septic system. The minimum lot size may be reduced 
to 0.24 hectares if the lot is serviced by a community or communal water or sewer system”. The new M2B 
District zone has been created to require a 2 hectare minimum lot size in order to be consistent with the density 
requirements of Policy 3.2.13. 
 
Proposed DPA III – Form and Character 
Planning staff recommend adding the property to the Cherry Creek OCP as DPA III – Form and Character.  

• DPA III is intended to guide the design, screening, and visual quality of industrial and commercial 
development along key transportation corridors.  

• As the southern gateway to the Alberni Valley and an increasingly travelled route to Bamfield following 
recent road improvements, this corridor warrants enhanced design oversight.  
 

Designation under DPA III requires an OCP amendment, which can be processed concurrently with the rezoning 
application. A development permit would then be required prior to any industrial or commercial development 
to ensure compliance with the applicable guidelines. 
 
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. Additionally, the OCP amendment will include the property 
within DPA III – Objectives for Form and Character.  
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b) Zoning: The parcel is zoned Rural (A2) District. The applicants intend to create a split-zoned parcel. 

 
Light Industrial (M2B) District 
The portion northeast of Franklin River Road would be rezoned to a new Light Industrial (M2B) District. The new 
zone has been drafted to align with the M2 District permitted uses and conditions of use, as well as aligning with 
the density requirements of the Cherry Creek OCP. The M2B-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 M2B zone has been drafted to include a 2 hectare minimum lot size, a 100 
metre minimum lot width, and building setbacks, lot coverage, and building height requirements that are 
appropriate for an industrial-zoned property. 
 
Mixed Accommodation Commercial (MAC) District 
The portion southwest of the road would be zoned Mixed Accommodation Commercial (MAC) District. 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: M2B Proposed: MAC 
Minimum Lot Area (ha) 2.0 2.0 1.0 
Minimum Lot Width (m) 100.5 100 100 
Principal & Accessory Front Yard  
Setback (m) 15.2 15.2 10 
Principal Side Yard Setback (m) 4.5 15.2  10 
Principal Rear Yard Setback (m) 9.1 15.2 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 M2B and MAC would 
accommodate the proposed development.  
 

Comments:  
 
Site topography and Drainage 
The property is steep from Franklin River Road and rises to three clear 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. 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. 
 
Debris and Site Remediation 
While visiting the parcel in September 2024, staff observed several accumulations of construction debris and garbage. 
Staff also noted that a drainage channel on the upper portion of the parcel appears to be partially filled with debris, as 
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shown in the images below. Staff recommend that the applicant be required to remediate all debris, including 
construction waste and material obstructing drainage pathways, prior to rezoning the upper portion of the property. 
During the Cherry Creek APC meeting, the committee discussed the existing debris on the site and identified 
remediation as a condition of rezoning. This requirement was communicated to the applicants. 
 
Access, Visibility, and Transportation 
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 issuance of a Commercial Access Permit 
would be required as a condition of rezoning. 
 
Form and Character (Proposed DPA III Inclusion) 
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 
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 recommended that the Board proceed with first reading of Bylaws P1533, P1534, and P1535 subject to the 
conditions outlined in the report, and that a public hearing is delegated to gather community input on the zoning and 
OCP amendment application. 
 
 
 
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 
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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. 



Page 12 of 13 
 

PL20240071 / RF24008 
 
 

 
 

 
 

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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REGIONAL DISTRICT OF ALBERNI-CLAYOQUOT 

 
BYLAW NO. P1533 

 
A BYLAW TO AMEND BYLAW NO. P1278 

ELECTORAL AREA F - CHERRY CREEK OFFICIAL COMMUNITY PLAN 
 
 
WHEREAS by Section 478(2) of the Local Government Act, all bylaws enacted by the Regional 
Board must be consistent with an existing official community plan; 
 
AND WHEREAS the Regional Board may amend an existing official community plan; 
  
NOW THEREFORE the Board of Directors of the Regional District of Alberni-Clayoquot in open 
meeting assembled enacts as follows: 
 
1. TITLE 

This bylaw may be cited as the Cherry Creek Official Community Plan Amendment Bylaw No. 
P1533. 
 

2. Schedule A, Map 2, Land-Use Designations map, is hereby amended by redesignating 
DISTRICT LOT 272 ALBERNI DISTRICT EXCEPT PART IN PLAN 149 RW from “Rural Use” to a 
mix of “Industrial Use” and “Commercial Use” as shown on Schedule ‘A’ which is attached 
to and forms part of this bylaw.  
 

3. Schedule A, Map 3, Development Permit Areas and Development Approval Information 
Areas map, is hereby amended by including DISTRICT LOT 272 ALBERNI DISTRICT EXCEPT 
PART IN PLAN 149 RW within “Development Permit Area (DPA) III – Objectives for Form and 
Character” as shown on Schedule ‘B’ which is attached to and forms part of this bylaw. 
 

4. This bylaw shall come into force and take effect upon the adoption thereof. 
 
Read a first time this         day of   ,  
Public Hearing held this        day of  , 
Read a second time this         day of   ,  
Read a third time this         day of   ,  
 
Adopted this         day of  , 

 
 
_____________________________________ ____________________________________ 
Corporate Officer     Chair of the Regional Board 







 
REGIONAL DISTRICT OF ALBERNI-CLAYOQUOT 

 
BYLAW NO. P1534 

 
OFFICIAL ZONING TEXT AMENDMENT 

 
 
A bylaw of the Regional District of Alberni-Clayoquot to amend Bylaw No. 15, being the 
“Regional District of Alberni-Clayoquot Zoning By-law No. 15, 1971”. 
 
WHEREAS the Local Government Act authorizes the Regional Board to amend a zoning bylaw 
upon the affirmative vote of the directors in accordance with Sections 464, 465, 470 and 479 of 
the Local Government Act; 
 
NOW THEREFORE the Board of Directors of the Regional District of Alberni-Clayoquot, in open 
meeting assembled, enacts the following amendment to the text of the Regional District of 
Alberni-Clayoquot Zoning By-law No. 15, 1971: 
 
1. TITLE 

This bylaw may be cited as the Regional District of Alberni-Clayoquot Zoning Text 
Amendment Bylaw No. P1534. 
 

2. Bylaw No. 15 of the Regional District of Alberni-Clayoquot is hereby amended by: 
 
a. Adding Section “132B Light Industrial (M2B) District” and sub-sections to read as 

follows:  
 
132B Light Industrial (M2B) District 
 
This District provides for the accommodation of general industrial activities under 
conditions designed to minimize conflicts with surrounding uses. 
 
132B.1 Uses Permitted: 
 
(1) Uses permitted in the Industrial Park District (M 1).  

 
(2) Offices, storage buildings, and workshops for that part of the Construction Industry 

not permitted in the Industrial Park District (M 1).  
 

(3) Wholesalers of Lumber and Building Materials including screening and grinding of 
sand and gravel.  
 



(4) Open storage as a principal use.  
 

(5) Truck Transport.  
 

(6) Commercial nurseries and greenhouses.  
 

(7) Accessory buildings and uses, including display, storage and retail sale of goods 
produced on the premises. 

 
132B.2 Conditions of Use: 
 
(1) Nothing shall be done which is or will become an annoyance or nuisance to the 

surrounding areas by reason of unsightliness, the emission of odours, liquid effluent, 
dust, fumes, smoke, vibration, noise or glare; nor shall anything be done which 
creates or causes a health, fire or explosion hazard, electrical interference or undue 
traffic congestion.  
 

(2) Where a lot or any part thereof is used or intended to be used as an outside storage 
area, that portion of such storage area which fronts upon or adjoins a public street, 
a lot in an R or RM district or is separated by a lane therefrom, shall be screened and 
no material located within 15.39 meters [50 feet] of the screen shall be piled to 
extend above such screening. Required front screening shall be so situated as to 
conform with the front yard setback provisions 

 

b. By amending Section 200, Schedule II – Bulk and Site Regulations as follows:  
 

Zoning 
District 
or Use 

Minimum 
Lot Width 

(feet) 

Minimum 
Lot Area 

Maximum 
Lot 

Coverage 

Minimum Setbacks  
(feet) 

Maximum 
Height 
(feet) 

    Front Rear Side  

M2B 328.1 2 hectares 30% 50 50 50 35 

 
 

c. By amending Section 4.3, Interpretation, to include “M2B” on the line which references  
“M districts”. 
 

d. By amending Section 5.1, Designation of Districts, to include “132B Light Industrial 
(M2B) District” in the Industrial Section.  
 
 
 
 



 
 

3. This bylaw shall come into force and take effect upon the adoption thereof. 
 
 

4. Read a first time this   day of   ,  
Public hearing held this  day of  , 
Read a second time this   day of   ,  
Read a third time this   day of   ,  
 
Adopted this    day of  , 

 
 
 
 
 
_____________________________________ ____________________________________ 
Corporate Officer     Chair of the Regional Board 
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REGIONAL DISTRICT OF ALBERNI-CLAYOQUOT 

 
BYLAW NO. P1535 

 
OFFICIAL ZONING ATLAS AMENDMENT NO. 802 

 
 
A bylaw of the Regional District of Alberni-Clayoquot to amend Bylaw No. 15, being the 
“Regional District of Alberni-Clayoquot Zoning By-law No. 15, 1971”. 
 
WHEREAS the Local Government Act authorizes the Regional Board to amend a zoning bylaw 
after a public hearing and upon the affirmative vote of the directors in accordance with 
Sections 464, 465, 470 and 479 of the Local Government Act; 
 
AND WHEREAS an application has been made to rezone a property; 
 
NOW THEREFORE the Board of Directors of the Regional District of Alberni-Clayoquot, in open 
meeting assembled, enacts the following amendment to the Official Zoning Atlas of the 
Regional District of Alberni-Clayoquot Zoning By-law No. 15, 1971: 
 
1. TITLE 

This bylaw may be cited as the Regional District of Alberni-Clayoquot Zoning Atlas 
Amendment Bylaw P1535. 
 

2. Bylaw No. 15 of the Regional District of Alberni-Clayoquot is hereby amended by rezoning: 
DISTRICT LOT 272 ALBERNI DISTRICT EXCEPT PART IN PLAN 149 RW from “Rural (A2) 
District” to a mix of “Light Industrial (M2B) District” and “Mixed Accommodation 
Commercial (MAC) District” as shown on Schedule ‘A’ which is attached to and forms part of 
this bylaw. 
 

3. This bylaw shall come into force and take effect upon the adoption thereof. 
 
Read a first time this     day of   ,  
Public Hearing held this    day of  , 
Read a second time this     day of   ,  
Read a third time this     day of   ,  
 
Adopted this     day of  , 

 
 
_____________________________________ ____________________________________ 
Corporate Officer     Chair of the Regional Board 



Schedule 'A' 
This schedule is attached to and forms part of Regional District of Alberni­

Clayoquot Zoning Atlas Amendment Bylaw P1535, 2026 
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