
 

 

ALBERNI-CLAYOQUOT 
REGIONAL DISTRICT 
3008 Fifth Avenue, Port Alberni BC, CANADA  V9Y 2E3 Telephone (250) 720-2700  Fax (250) 723-1327 

 

Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ 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) 

 
 
March 25, 2021 
 
 
 
 
 
BEAVER CREEK ADVISORY PLANNING COMMISSION 
 
Please find enclosed the following application for your review and consideration: 
 

• DVE20010 – 7194 McKenzie Road (Jamieson) 
• TUP20004 – 5458 Highland Drive (Dahling/Mohan) 

 
Please review this application so that your Director can submit your recommendations to the 
Board of Directors on April 14th, 2021. 
 
Your next meeting is scheduled for Monday, March 29th at 7:00 pm through Zoom Video 
Conferencing. Please refer to the email for details and Zoom invitation. 
 
Thanks in advance! 
 
Sincerely, 
 
 
 
      
Alex Dyer, MCIP, RPP 
Planner 
 
Enclosures 
 
Cc Applicants  
 



 

 

ALBERNI-CLAYOQUOT 
REGIONAL DISTRICT 
3008 Fifth Avenue, Port Alberni BC, CANADA  V9Y 2E3 Telephone (250) 720-2700  Fax (250) 723-1327 

 

DVE20010 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ 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) 

Development Variance Application 
 
MEETING DATE: April 14, 2020 
 
ACRD FILE NO.: DVE20010 
 
APPLICANT:  Michele Jamieson 
 
LEGAL  
DESCRIPTION:  LOT 3 DISTRICT LOT 166 ALBERNI DISTRICT PLAN 12220 
 
LOCATION:   7194 McKenzie Road 
 
ELECTORAL AREA:  “E” Beaver Creek 
 
APPLICANT’S INTENTION: The applicant has applied for a development variance permit to reduce 
the required front lot line setback from 50 feet (15 meters) to 25 feet (7.5 meters) for a property 
zoned Rural (A2) District in order to place a mobile home as a primary residence. 
 
   
Recommendation: THAT the Board of Directors consider issuing development variance permit 
DVE20010, subject to neighbouring properties being notified as per Local Government Act s.499. 
 
Development Variance DVE20010: 
 

i. Development variance of Section 200 – Schedule No. II – Bulk and Site Regulations of the 
ACRD Zoning Bylaw to reduce the required front lot line setback for a property zoned Rural 
(A2) District from 50 feet (15 meters) to 25 feet (7.5 meters). 

    
 

Procedure: Prior to the issuance of a development variance permit, the Board must first pass a 
resolution to consider issuing the permit. Staff then notify neighbouring property owners and 
tenants to afford them the opportunity to make written or verbal submissions to the Board. At the 
subsequent meeting, the Board issues or denies the development variance permit. 
 
Observations: 
 

i. Status of Property: This 0.19 ha (0.46 ac) property is relatively level vacant lot that has been 
cleared of trees. There is a gulley at the rear (south end) of the property. The applicant has 
indicated that there is fill on the rear portion of the property and that the most suitable 
building sit is within the front yard set-back. 
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DVE20010 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ 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) 

ii. Services 
a. Sewage Disposal: On-site septic system. 
b. Water Supply: Beaver Creek Water Service Area.   
c. Fire Protection: Beaver Creek Volunteer Fire Department. 
d. Access: Access to the property is from McKenzie Road. 

 
iii. Existing Planning Policies Affecting the Site 

 
a. Agricultural Land Reserve: Not within the ALR. 

 
b. Official Community Plan: The Beaver Creek Official Community Plan (OCP) designates the 

property “Rural Use”.  
 

The proposal complies with the policies and objectives of the Beaver Creek OCP.  
 
c. Zoning: The property is zoned Rural (A2) District which permits rural residential, 

agricultural, and accessory uses. The minimum lot area is 5 acres (2 ha) and this 
property is legal non-conforming. 

 
Principal building setbacks within the Rural (A2) District  

 Required Proposed 
Front lot line 50 feet 25 feet 
Rear lot line 15 feet - 
Side lot line 15 feet - 

 
The applicant is applying for a Development Variance Permit in order to reduce the 
required front lot line setback from 50 feet (15 meters) to 25 feet (7.5 meters) to locate 
a mobile home on the vacant property. 

 
Comments: The applicant is proposing to locate a mobile home on this 0.46 acre lot. Following a 
site visit, staff are supportive of the variance application. This is a small, non-conforming lot that 
was subdivided prior to the ACRD Zoning Bylaw adoption. If the variance is approved, there is still 
ample room between the proposed building site and the road. Staff note that there are A1 zoned 
properties, which have 25 foot front yard setbacks, within this neighbourhood. Given the existence 
of fill on the property. The proposed variance is considered appropriate. 
 
Staff recommend that the Board of Directors consider issuing development variance permit 
DVE20010, subject to neighbouring properties being notified as per Local Government Act s.499. 
 
 
Submitted by:  ______________________________________ 
   Mike Irg, MCIP, RPP, General Manager of Planning & Development 
 
 
 
Approved by:  _______________________________________ 

Douglas Holmes, BBA, CPA, CA, Chief Administrative Officer 













SUBJECT PROPERTY



TUP20004 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ Government, Huu-ay-aht First Nations, Uchucklesaht Tribe and Toquaht Nation 

Electoral Areas "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek) 
 

TEMPORARY USE PERMIT APPLICATION 
 
TO:   ACRD Board of Directors 
 
MEETING DATE: April 14, 2021 
 
TEMPORARY USE PERMIT 
APPLICATION #: TUP20004 
 
APPLICANT:   Joshua Dahling & Heather Mohan 
 
LEGAL  
DESCRIPTION: LOT 17 DISTRICT LOT 23 ALBERNI DISTRICT PLAN VIP79780 
 
LOCATION:   5458 Highland Drive, Port Alberni 
 
ELECTORAL AREA:  “E” Beaver Creek 
 
Applicant’s Intention:  To allow for a two (2) bedroom Accessory Dwelling Unit located within 
the single family dwelling to be operated as a short term vacation rental on the 0.4 hectare (1 
acre) subject property. 
 
 
Recommendation: THAT the Board of Directors consider issuing Temporary Use Permit 
TUP20004, subject to neighbouring properties being notified as per Local Government Act 
s.494. 
 
 
Procedure: Prior to the issuance of a Temporary Use Permit, the Board must first pass a 
resolution to consider issuing the permit. Staff then notify neighbouring property owners and 
tenants and publish a notice in the newspaper to afford the public an opportunity to make 
written or verbal submissions to the Board. At the subsequent meeting, the Board issues or 
denies the Temporary Use Permit. 
 
Observations: 
 

1. Property Description: The parcel is 0.4 hectare (1 acre) in lot area. The property slopes 
gradually from north east to south west, and is mostly cleared, apart from a treed buffer 
along the southern property line and within the backyard. The five (5) bedroom single 
family dwelling was constructed in 2008 and included a two (2) bedroom suite located 
within the basement. A building permit was issued in January 2021 for alterations to the 
existing basement suite and to legalize the suite as an Accessory Dwelling Unit (ADU). 

 
3008 Fifth Avenue, Port Alberni, B.C. CANADA  V9Y 2E3 Telephone (250) 720-2700   FAX: (250) 723-1327 
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TUP20004 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ Government, Huu-ay-aht First Nations, Uchucklesaht Tribe and Toquaht Nation 

Electoral Areas "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek) 

The property is adjacent to similar residential uses as well as a linear park to the south, 
and a railway right-of-way to the south west.  
 

2. Services: 
 
a. Sewage Disposal: On-site septic system. A letter from a Registered On-Site 

Wastewater Practitioner, dated November 3, 2020, has been provided which 
confirms that the system has been appropriately constructed and installed given the 
size and projected demand from the house and that the system is functioning as 
expected. The septic system was installed when the house was constructed in 2008. 

b. Water Supply: Beaver Creek Water System. 
c. Fire Protection: Beaver Creek Volunteer Fire Department. 
d. Access: Access to the property is off Highland Drive. The ADU shares a driveway 

access and parking area with the single family dwelling. The ADU has secure, private 
access directly to the unit that is separate from the remainder of the house. 

 
3. Existing Planning Documents Affecting the Site: 

 
A. Agricultural Land Reserve: Not within the ALR. 
 
B. Official Community Plan: The Beaver Creek Official Community Plan (OCP) 

designates this property as “Residential Use”. This designation supports a variety 
of compatible uses on residential lots, including the residential use of the 
property. 

 
Section 3.2 of the OCP contains general planning policies that apply to all 
properties within the OCP area. Policy 3.2.10 allows for the consideration of 
temporary use permits in appropriate areas within all land use designations in 
accordance with s. 493 of the Local Government Act. 
 
The proposal complies with the policies and objectives of the Beaver Creek OCP. 
A TUP may be issued to allow for the use requested on the subject property. 

 
C. Zoning: The property is zoned Acreage Residential (RA2) District. This zoning 

designation does not allow short term vacation rentals, but the proposed TUP 
would allow the STR use to occur on a temporary basis and under specific 
conditions.  
 
A Short-term Vacation Rentals Temporary Use Permit Policy was adopted by the 
ACRD Board in January 2018 for the consideration of STR applications in the 
Regional District. This policy specifies regulatory areas, notification 
requirements, terms and renewals, criteria for evaluation, and provides 
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TUP20004 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ Government, Huu-ay-aht First Nations, Uchucklesaht Tribe and Toquaht Nation 

Electoral Areas "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek) 

guidelines for the conditions that the permit may apply.  
 
Under Section 493 of the Local Government Act, the Regional District may issue a 
Temporary Use Permit, by resolution, in areas designated in an Official 
Community Plan. A Temporary Use Permit may do one or more of the following: 
 

i. Allow a use not permitted under the Zoning Bylaw; 
ii. Specify conditions under which the temporary use may be carried out; 

iii. Allow and regulate the construction of buildings or structures in respect 
of the use for which the permit is issued. 

 
Where a Temporary Use Permit is considered within an area designated in an 
OCP, the Regional District must give notice to the public in accordance with the 
requirements of the Act and the Development Procedures Bylaw, which includes 
notifying the neighbouring property owners and residents within 100 metres of 
the property, and publishing a notice in the newspaper. 
 
Within the Beaver Creek OCP area, a TUP can be issued for up to 3 years and 
renewed upon application by the property owner. After the expiry of the TUP, 
the property owner must apply to rezone the property to allow for the 
continued STR use or discontinue the use.  

 
Temporary Use Permit:  
The Temporary Use Permit to operate the existing Accessory Dwelling Unit as a 
Short Term Rental may be subject to the following conditions and any other 
conditions that the ACRD Board of Directors deems appropriate at the time of 
issuance: 
 

1. This permit is issued for the operation of a two (2) bedroom short term 
vacation rental (STR) unit located within the existing single family dwelling at 
the subject property. 

2. The maximum occupancy shall be two (2) persons per bedroom when the 
dwelling unit is being occupied as an STR. 

3. The rental unit is limited to the Accessory Dwelling Unit within the single family 
dwelling on the subject property.  

4. The rental use of the property shall not change the residential appearance of 
the single family dwelling. 

5. The owner, or a caretaker, must live on-site or be available within 20 minutes 
of the property. 

6. Contact information for the owner, or caretaker, and a copy of the TUP must 
be visible in a public location. 

7. This permit is valid for three (3) years from the date of execution. 
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TUP20004 
Members:  City of Port Alberni, District of Ucluelet, District of Tofino, Yuułuʔiłʔatḥ Government, Huu-ay-aht First Nations, Uchucklesaht Tribe and Toquaht Nation 

Electoral Areas "A" (Bamfield), "B" (Beaufort), "C" (Long Beach), "D" (Sproat Lake), "E" (Beaver Creek) and "F" (Cherry Creek) 

8. The operation of the STR must be in compliance with any orders or directives 
issued by the Provincial Health Officer. 

9. At the time of the expiry of this permit, the property owners may apply to the 
Regional District to have it re-issued for a period of up to three (3) years or 
return the property to the original use permitted under the current zoning. 

10. If the conditions of this permit are not met, or if there is a change of ownership 
of the property, the Regional District may rescind or terminate the TUP. 
 

Comments: The applicants purchased the property in 2018 and intend to operate a two (2) 
bedroom short term rental suite within the existing home. The applicant’s intent is to limit 
guest stays to one week unless they are in the Alberni Valley for a short term work opportunity, 
in which case a guest could stay for up to three weeks.  
 
The applicants have provided the following documents to support their application: 

• A building permit, issued January 18, 2021, for alterations to the suite and for the 
legalization of the existing basement suite as an Accessory Dwelling Unit in compliance 
with the Zoning Bylaw and the Building Bylaw. 

• Registered On-Site Wastewater Practitioner assessment, dated November 3, 2020, that 
confirms that the 2008 system is appropriate given the size and projected demand from 
the house and that the system is functioning as expected. 

• Site plan for the single family dwelling indicating that the location of the house complies 
with the required setbacks in the RA2 District.  

• Pictures of the Accessory Dwelling Unit demonstrating access/egress, bedrooms, kitchen 
and bathroom facilities. 

 
The application generally complies with the guidelines set out in the STR TUP policy provided 
the proposed TUP conditions of use are followed. Staff recommend that the ACRD Board 
consider issuing Temporary Use Permit TUP20004, subject to neighbouring properties being 
notified as per Local Government Act s. 494. 
 
 
Submitted by:  ________________________________  

Alex Dyer, MCIP, RPP, Planner 
 
 
 
Reviewed by:  ________________________________  

Mike Irg, MCIP, RPP, General Manager of Planning & Development  
 
 
 

Approved by:  ________________________________ 
Douglas Holmes, BBA, CPA, CA, Chief Administrative Officer 
























