
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) 

July 14, 2021 

SPROAT LAKE ADVISORY PLANNING COMMISSION 

Please find enclosed the following applications for your review and consideration: 

• SD19007, Parcel Frontage Waiver – Parcel A of Lot 197, Katherine Drive (1077514BC Ltd.
– Sproat Highland Estates Ltd.)

• DVD20012 – Parcel A of Lot 197, Katherine Drive (1077514BC Ltd. – Sproat Highland 
Estates Ltd.)

Please review this application so that your Director can submit your recommendations to the 
Board of Directors on Wednesday, July 28, 2021. 

Your next meeting is scheduled for Monday, July 19th 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 
Planning Manager 

Enclosures 

Cc Applicants 



 

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

 

  

SD19007 
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) & "F" (Cherry Creek) 

MEMORANDUM 
 
To:  ACRD Board of Directors 
 
From:  Charity Hallberg Dodds, Planning Technician 
 
Meeting  
Date:  July 28, 2021 
 
Subject: Subdivision Application SD19007 – 1077514 BC Ltd (Sproat Highlands) Parcel Frontage 

Waiver for Proposed Subdivision Parcel A of Lot 197, Katherine Drive, Port Alberni 
 

 
Recommendation: 
THAT the Board of Directors waive the 10% road frontage requirement for proposed Lots 7, 8, 
9, 12, 13, 21, 35 and 36 as per subdivision plan of Parcel A of Lot 197, Katherine Drive. 
 
Sproat Lake Advisory Planning Commission (APC) Recommendation: 
The Sproat Lake APC will review this waiver request at their July 19th meeting.  
Recommendations will be included (here) following that meeting. 
 
Background: 
The property owners have applied to subdivide the subject property into thirty-six (36), five-
acre+ lots. The subdivision proposal complies with the requirements of ACRD zoning and the 
Sproat Lake Official Community Plan.  The property was rezoned in 2017 to facilitate the 
subdivision. 
 
Proposed lots 7, 8, 9, 12, 13, 21, 35 and 36 do not meet the ten percent (10%) road frontage as 
required by Section 512 of the Local Government Act (LGA). Section 512(2) of the Act allows a 
local government to exempt a parcel from the 10% parcel frontage requirement by Board 
resolution. The proposed frontage onto internal roadways appears to be adequate for safe road 
access and will be confirmed and approved by the Ministry of Transportation and 
Infrastructure.  
 
The applicants have worked to create a subdivision that minimizes impact on the natural 
watercourses and riparian areas, and complies with ACRD zoning and the Sproat Lake Official 
Community Plan requirements around lot size and width.  Planning staff are supportive of the 
proposed subdivision and recommend that the 10% road frontage requirement be waived for 
proposed lots 7, 8, 9, 12, 13, 21, 35 and 36. 
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SD19007 
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) & "F" (Cherry Creek) 

Submitted by: __________________________________________ 
Charity Hallberg Dodds 
Planning Technician 

Reviewed by: __________________________________________ 
Alex Dyer, MCIP, RPP 
Planning Manager  

Approved by: __________________________________________ 
Douglas Holmes, BBA, CPA, CA 
Chief Administrative Officer 
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Legal Description: PARCEL A (DD 11574N) OF LOT 197 ALBERNI DISTRICT PLAN 1860 EXCEPT
PARTS IN PLANS 29218, 34905 AND EPP49002



 

 

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

 

DVD20012 
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: July 28, 2021 
 
ACRD FILE NO.: DVD20012 
 
APPLICANT:  1077514 BC Ltd - Sproat Highland Estates Ltd. 
 
 AGENT:  Helen Sims, Fern Road Consulting 
 
LEGAL  
DESCRIPTION:  PARCEL A (DD 11574N) OF LOT 197 ALBERNI DISTRICT PLAN 1860 EXCEPT 

PARTS IN PLANS 29218, 34905 AND EPP49002 
 
LOCATION:   Parcel A Lot 197 Katherine Drive, Port Alberni 
 
ELECTORAL AREA:  “D” Sproat Lake 
 
 
APPLICANT’S INTENTION: The applicant has applied for a development variance permit to reduce 
the required watercourse setback from 30.48 m (100 ft) to 15 m (49.21 ft) for future development 
within the proposed subdivision. 
   
Recommendation:  THAT the Board of Directors consider issuing development variance permit 
DVD20012, subject to neighbouring properties being notified as per Local Government Act s.499. 
 
Development Variance DVD20012:  
 

i. Development variance of Section 6.2(4)(a) to reduce the watercourse setback from 30.48 m 
(100 ft) to 15 m (49.21 ft) for future development within the proposed subdivision 

 
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 a 
subsequent meeting, the Board issues or denies the development variance permit. 
 
Sproat Lake Advisory Planning Commission (APC) Recommendation: The Sproat Lake APC will 
review this application at their July 19th meeting.  Recommendations will be included (here) 
following that meeting. 
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DVD20012 
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) 

Observations: 
i. Status of Property: 

The subject property is 86 hectares (213 acres) and is accessed from Katherine Drive. In 2017 
the property was rezoned from Forest Rural (A3) District to Rural (A2) District in order to 
facilitate subdivision into 5 acre parcels. The property is undeveloped rural land with no 
improvements and varying topography throughout. Much of the property includes impervious 
bedrock and rocky outcroppings.  
 
A number of wetland areas and tributaries to Nook Creek have been identified on the site 
plan and assessed in the biologist report prepared by Toth and Associates Environmental 
Services, dated November 18, 2020.  Approximately two-thirds of the property has been 
selectively logged, including some of the riparian areas surrounding the streams and 
wetlands.  
 
The property is bounded by private forest lands to the north and west, a 13-lot subdivision to 
the south, and pasture farm land to the east. 
 

ii. Services: 
a. Sewage Disposal:  Onsite sewage disposal. 
b. Water Supply: On-site water system.   
c. Fire Protection: Sproat Lake Volunteer Fire Department. 
d. Access: The property is accessed from Katherine Drive. 

 
iii. Existing Planning Policies Affecting the Site: 

 
a. Agricultural Land Reserve: Not within the Agricultural Land Reserve. 

 
b. Official Community Plan: The Sproat Lake Official Community Plan (OCP) designates the 

property as “Rural Use”. The objective of the Rural Use designation is to maintain the 
predominantly rural character of the area (Objective 9.1.1). The Rural Use designation 
supports a minimum lot size of 2 hectares (4.94 acres) for subdivision.  
 
The property is impacted by Development Permit Area I – Riparian Areas Protection (DPA 
I).  DPA I is used 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.  DPA I applies to all lands within 15 m (49.21 ft) of Sproat 
Lake and minor streams. 
 
A development permit was issued in August 2019 to install engineered culverts for two 
stream crossings; and another in May 2021 to address impacts of the subdivision on the 
watercourses and wetlands and their associated riparian areas. 
 
The active subdivision application and current use of the property complies with the 
Sproat Lake Official Community Plan.  Required development permits have been issued.  
This reduction of the watercourse setback is aligned with the 15 m DPA I. 
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DVD20012 
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) 

c. Zoning: The property is zoned Rural (A2) District.

Building Setbacks 
A2 - Single Family Dwellings Required Proposed 

Front lot line setback: 15.24 m (50 ft) - 
Rear yard setback: 9.14 m (30 ft) - 
Side yard setback: 4.57 m (15 ft) - 

A2 - Accessory Buildings - 
Front lot line setback: 15.24 m (50 ft) - 

Rear yard setback: 4.57 m (15 ft) - 
Side yard setback: 4.57 m (15 ft) - 

Section 6.2(4)(a) - 
Watercourse 

30.48 m (100 ft) 15 m (49.21 ft) 

The active subdivision application complies with lot size and width requirements of the 
Rural (A2) District zone.  No variance of A2-specific zoning setback requirements has 
been requested. 

Comments:  
In order to increase flexibility for construction and development of the proposed 5-acre+ lots 
impacted by watercourses, the applicant has applied to reduce the watercourse setback to be 
aligned with the recommendations of the biologist report (attached) and the Sproat Lake Official 
Community Plan Development Permit Area I – Riparian Areas Protection. 

Section 3, page 10, of the biologist report recommends “watercourse setbacks of 15 m from high 
water mark of the streams and wetlands on the property, with the exception of the isolated 
wetlands on proposed Lots 20, and the east end of Lot 24 where we recommend 10 m setbacks.”  
The applicant has applied for 15 m setbacks for all. 

Staff are supportive of the variance request and recommend that the Board of Directors consider 
the application and proceed with neighbour notification. 

Submitted by: _______________________________________ 
Charity Hallberg Dodds, Planning Technician 

Reviewed by: _______________________________________ 
Alex Dyer, MCIP, RPP, Planning Manager 
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DVD20012 
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) 

Reviewed by: _______________________________________ 
Douglas Holmes, BBA, CPA, CA, Chief Administrative Officer 
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Legal Description: PARCEL A (DD 11574N) OF LOT 197 ALBERNI DISTRICT PLAN 1860 EXCEPT
PARTS IN PLANS 29218, 34905 AND EPP49002
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