ALBERNI-CLAYOQUOT
REGIONAL DISTRICT

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

June 2, 2021

CHERRY CREEK ADVISORY PLANNING COMMISSION
Please find enclosed the following applications for your review and consideration:
e TUP20005 - 3133 Alberni Highway (1047819 BC LTD/Heather Powell)

Please review this application so that your Director can submit your recommendations to the
Board of Directors on Wednesday, June 9t", 2021.

Your next meeting is scheduled for Monday, June 7th at 7:00 pm through Zoom Video
Conferencing. Please refer to the email for details and Zoom invitation.

Thanks in advance!

Sincerely,

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

Enclosures

Cc Applicants

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)



3008 Fifth Avenue, Port Alberni, B.C. CANADA V9Y 2E3 Telephone (250) 720-2700 FAX: (250) 723-1327

TEMPORARY USE PERMIT APPLICATION

TO: ACRD Board of Directors
DATE: June 9, 2021
FROM: Mike Irg, GM of Planning and Development

TEMPORARY USE PERMIT

APPLICATION #: TUP20005 (Application to Renew TUP17010)

APPLICANTS: Heather Powell

LEGAL

DESCRIPTION: LOTS 21 &22, DISTRICT LOT 18, ALBERNI DISTRICT, PLAN 906
LOCATION: 3133 Alberni Highway

ELECTORAL AREA: “F” Cherry Creek

Applicant’s Intention: A TUP application for a campground with a maximum of 22 RV sites on the non-
ALR portion of the properties adjacent to the Alberni Highway was approved in 2017. The owner has
applied to renew the TUP and then intends to apply for rezoning.

Recommendation: THAT the Board of Directors is, at this time, disposed to deny this temporary use
permit application. Prior to doing so, the Board wishes to offer the applicants the opportunity to present
their own case as to why this matter should be supported.

If the Board is considering denying an application, the Board’s policy is to defer a decision on the
application until the next meeting and invite the applicant to address the Board prior to a decision being
made on the application.

Procedure: If the Board is considering proceeding with this application, the process is:

Prior to the issuance of a Temporary Use Permit, the Board must first pass a resolution to consider
issuing the permit. Staff then notifies neighbouring property owners and tenants, and publishes 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: This property is approximately 4 hectares (10 acres), with an existing golf
course and a temporary campsite. The non-ALR portion of the property is approximately 0.4
hectares (1.99 acres). The property has been used as an RV campground since May 24, 2017.
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2. Services:

(a) Sewage Disposal: On-site septic or pump and haul.

(b) Water Supply: Within the Cherry Creek Improvement District.
(c) Fire Protection: Cherry Creek Fire Department

(d) Access: Highway 4 and Old Nanaimo Highway.

3. Existing Planning Documents Affecting the Site:

A Agricultural Land Reserve: Partially within ALR. The application is for the non-ALR
portion of the property.

B. Official Community Plan: Within the Cherry Creek Official Community Plan area. The
property is designated “Recreational Use”.

Policy 3.2.12 “Consider issuing temporary use permits in appropriate areas in all land use
designations, in accordance with section 921 (now Section 463) of the LGA.”

This property is within a Development Permit Area under Section 16.6 DPA Il — Form
and Character. A development permit is only required for this property if there is
commercial building or exterior building alterations.

Under Section 463 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;
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 designated in an OCP, the Regional District must give
notice to the public in accordance with the requirements of the Act, which includes
notifying the neighbouring property owners and tenants, and publishing a notice in the
newspaper.

The Temporary Use Permit is valid for up to 3 years and may be renewed by the
Regional District once. After this time has expired, the property owner must apply to
rezone the property to allow for the continued use or discontinue the specified use.

C. Zoning: The property is zoned a combination of Rural (A2) District, Small Holdings (A1)
District and Recreation Commercial (C7) District. Campgrounds are not a permitted use.

Controlled Access Highway approval: A temporary use permit requires approval from
the Ministry of Transportation and Infrastructure under Section 505 of the Local
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Government Act and Section 52 of the Transportation Act as the property lies within 800
metres of a controlled access highway.

A Temporary Use Permit:

In May 2017, the ACRD issued temporary use permit TUP17010 with the following
conditions:

1. This permit is only applicable to that part of the lands not within the Agricultural Land
Reserve.

2. This permit is issued for a seasonal commercial campground for a maximum of 22 camping

sites.

All campsites are to be clearly marked and delineated.

There is to be no vegetation removal within 15 metres of any streams.

No campsites to be located within the Agricultural Land Reserve.

Access within the campground to be maintained and clearly marked.

No permanent structures to be erected within the individual campsites.

A 5-metre vegetation buffer be maintained on the west and east sides of that portion of the

properties that are subject to the temporary use permit.

9. This permit is valid until May 24, 2020.

® N U AW

Comments:

TUP17010 was issued in May of 2017. The owner did not contact the ACRD when the TUP expired.
Once ACRD bylaw staff became involved, an application to renew was submitted. The original
application was for a temporary commercial use permit for a 22 sites campground / RV park. The
current number of RVs now exceeds the 22 permitted in the original TUP. Once the TUP expired,
the number of RV campsites increased. On December 10, 2020 staff observed 26 RVs onsite and
fill that has been brought on to the property. On March 29, 2021, staff observed 31 RVs onsite
(one of the RVs is owned by the applicant), and on April 21 there were 30 RVs. Staff noted that
the campsites are not clearly marked and delineated. (The campground layout from the original
2017 application is attached).

Island Health accepted an on-site sewage filing in June of 2019. If The Board wishes to proceed
with renewing this TUP, staff recommend one of the conditions be confirmation that the septic
system construction meets Island Health regulations.

The Ministry of Transportation and Infrastructure must approve any temporary use permit
renewal under Section 505 of the Local Government Act and Section 52 of the Transportation Act.

It is noted that the original limit of 22 campsites was based on the limited amount of non-ALR
available for this temporary commercial use. Given that there are now 30 RVs on-site, which is
well in excess of number of campsites allowed under the original temporary use permit, staff does
not recommend renewing this temporary use permit. Since TUP17010 expired, the number of RVs
and size of the campground has increased significantly. In 2017, staff recommended the Board
issue TUP17010 based on a number of conditions, including limiting the maximum number of RV
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campsites to 22.

Options:

1/That the Board resolves to proceed with renewing TUP17010. If the Board is considering
renewing this TUP, an appropriate motion would be:

“That the Board refer this application to staff to provide appropriate conditions and referral to
Island Health.”

2/ That the Board denies the TUP renewal application and provides a grace period for the

property owner to return the property to the original use permitted under the current Zoning
recognizing that some tenants appear to be residing at the site seasonally or permanently.

Mike Irg MCIP, RPP, GM of Planning and Development

T

Douglas Holmes BBA, CPA, CA, Chief Administrative Officer

Prepared by:

Reviewed by:
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