
 

 

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) 

 
 
 
February 10, 2022 
 
 
 
 
BEAVER CREEK ADVISORY PLANNING COMMISSION 
 
Please find enclosed the following applications for your review and consideration: 
 

• DVE21008 – 5389 Highland Drive (Zimmerman) 
• RE21012 – 6629 Beaver Creek Road (Brooks) 

 
Please review these applications so that your Director can submit your recommendations to the 
Board of Directors on February 23, 2022. 
 
Your next meeting is scheduled for Tuesday, February 15th at 7:00 pm through Zoom Video 
Conferencing. Please refer to the email for details and Zoom invitation. 
 
Thank you, 
 
 
 
      
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 

 

DVE21008 
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: February 23, 2022 
 
ACRD FILE NO.: DVE21008 
 
APPLICANTS:  Eric and Amanda Zimmermann 
 
LEGAL  
DESCRIPTION:  LOT 7 DISTRICT LOT 42A ALBERNI DISTRICT PLAN VIP79780 
 
LOCATION:   5389 Highland Drive, Port Alberni 
 
ELECTORAL AREA:  “E” Beaver Creek 
 
 
APPLICANT’S INTENTION: The applicants have applied for a development variance permit to reduce 
the required front yard setback to facilitate the siting and construction of a detached accessory 
building. 
   
Recommendation:  THAT the Board of Directors consider issuing development variance permit 
DVE21008, subject to: 

i. Neighbouring properties being notified as per Local Government Act s.499. 
 

Development Variance DVE21008:  
 

i. Development variance of the ACRD Zoning Bylaw, Section 6.5 Accessory Buildings and Uses, 
to reduce the required front yard setback from 12.2 m (40 ft) to 7.32 m (24 ft) in the 
Acreage Residential (RA2) District, to facilitate siting and construction of a detached 
accessory building. 

 
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. 
 
Beaver Creek Advisory Planning Commission (APC) Recommendation: The Beaver Creek APC 
will review this application at their February 15th meeting.  Recommendations will be added here 
following the meeting. 
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DVE21008 
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 0.405 ha (1 ac) and is accessed from Highland Drive.  The property is 
mostly landscaped and is steeply sloped upwards from Highland Drive.  Improvements include 
a single family dwelling on the upper eastern half of the property, and a small utilities shed on 
the lower western portion. 
 

ii. Services: 
a. Sewage Disposal:  Onsite sewage disposal. 
b. Water Supply:  Beaver Creek Water System.   
c. Fire Protection:  Beaver Creek Volunteer Fire Department. 
d. Access: Highland Drive.  

 
iii. Existing Planning Policies Affecting the Site: 

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

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

property as “Residential Use”.  The objective of this designation is to allow for a range of 
housing options within the Plan area. 
 
The proposal complies with the Beaver Creek Official Community Plan. 

 
c. Zoning: The property is zoned Acreage Residential (RA2) District. 
 

Building Setbacks 
RA2 - Accessory Buildings Required Proposed 

Front lot line setback: 12.2 m (40 ft) 7.32 m (24 ft) 
Rear yard setback: 0.914 m (3 ft) - 
Side yard setback: 0.914 m (3 ft) - 

 
The applicant is applying for a Development Variance Permit in order to reduce the 
required front yard setback from 12.2 m (40 ft) to 7.32 m (24 ft) in the Acreage 
Residential (RA2) District, to facilitate the siting and construction of a detached 
accessory building. 

 
Comments:  
The topography of the land is very steep and makes it challenging to find a suitable site for 
construction.  It is unlikely that the increased height would impact views from surrounding homes, 
as they are located at the highest points on the neighbouring properties, and the proposed site is at 
the lowest point.  The site is level and would be easily accessed from the driveway and road.  The 
proposed variance is in compliance with the Ministry of Transportation and Infrastructure’s (MoTI) 
setback from a roadway of 4.572 m (15 ft). 
 
Due to the proposed siting of ~15 m (50 ft) from both side yard property boundaries, and ~ 60 m 
(197 ft) from the rear yard property boundary, a height variance is not required for this project.   
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DVE21008 
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) 

 
ACRD staff is supportive of the variance as requested and recommends proceeding with 
neighbourhood notification. 
 
 
 
 
 
Submitted by:  _______________________________________ 
    Charity Hallberg Dodds, Planning Technician 
    
 
 
 
Reviewed by:  _______________________________________ 
   Alex Dyer, MCIP, RPP, Planning Manager 
 
 
 
 
Reviewed by:  _______________________________________ 

Daniel Sailland, MBA, Chief Administrative Officer 



DVE21008 – Zimmermann, 5389 Highland Drive 
Site Photos taken January 20, 2022 

 

 
 

Looking east from Highland Drive. 
 
 

 
 

Looking at building site from bottom of driveway. 
 

  



 
 
 

 
 

Looking down at building site from approximately mid-point of driveway.   
 
 

 
 
Looking at building site and sewage disposal system area. 
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ALBERNI-CLAYOQUOT 
REGIONAL DISTRICT 
3008 Fifth Avenue, Port Alberni BC, CANADA  V9Y 2E3 Telephone (250) 720-2700  Fax (250) 723-1327 

 

RE21012 
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) 

Rezoning Application 
 
MEETING DATE: February 23, 2022 
 
ACRD FILE NO.: RE21012 
 
APPLICANTS:  Justin Brooks 
 
LEGAL  
DESCRIPTION:  LOT 15, DISTRICT LOT 162, ALBERNI DISTRICT, PLAN 1502 
 
LOCATION:   6629 Beaver Creek Rd 
 
ELECTORAL AREA:  “E” Beaver Creek 
 
Applicant’s Intention: The property owner is applying to rezone the 2.02 hectare (5 acre) 
property to Acreage Residential (RA2) District to facilitate subdivision to a 1 acre minimum lot 
size. The applicant intends to subdivide the property into two parcels: a +/- 3.5 acre vacant 
parcel at the rear of the property accessed via panhandle and the remainder +/- 1.5 acre parcel 
with the existing house and improvements adjacent to Beaver Creek Road. 
 
 
Recommendations:   
 

• THAT Regional District of Alberni-Clayoquot Zoning Atlas Amendment Bylaw P1439 be 
read a first time; 
 

• THAT the public hearing for Bylaw P1439 be delegated to the Director for Electoral Area 
‘E’, the Alternate Director or the Chairperson of the Regional District; 
 

• THAT the Board of Directors confirm that adoption of Bylaw P1439 is subject to: 
 

a. Confirmation from a Registered On‐Site Wastewater Practitioner that the 
property is capable of accommodating on‐site sewage disposal to a minimum 1 
acre density;  

b. Meeting technical referral agency requirements.  
   

 
Advisory Planning Commission Recommendation: The Beaver Creek APC will consider this 
application at a meeting to be held February 15th.  
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RE21012 
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 property is 100.5 metres (330 feet) wide by 201 metres (660 feet) 
deep. The property slopes up away from Beaver Creek Road with the majority of the 
property being mostly level. There is an existing residence and a large, roofed structure 
with no walls located on approximately 1.5 acres adjacent to Beaver Creek Road.  The 
property is surrounded by trees, but the interior has been mostly cleared. A portion of 
Plested Creek dissects the north side of the property line and the adjacent land slopes 
down towards the creek. There is a small area of marshy land roughly in the middle of the 
property. 

 
ii) Services 

a. Sewage Disposal: On-site sewage disposal. As a condition of rezoning, the applicants will 
be required to engage a Registered On-site Wastewater Practitioner to assess the 
capability of the land to accommodate on-site sewage disposal to a 1-acre density. 
Confirmation will be required prior to the public hearing. 

b. Water Supply: Beaver Creek Community Water. If the rezoning is successful and the 
property owner proceeds with subdivision, the applicant will need to satisfy the 
requirements of Beaver Creek Water System (BCWS) Development Cost Charge Bylaw 
F1133, including a development cost charge of $5,023, and any additional BCWS water 
connection requirements. 

c. Fire Protection: Beaver Creek Fire Department. 
d. Access: The existing residence is accessed from Beaver Creek Road. The proposed new 

lot would also be accessed from Beaver Creek Road via a 10 metre wide panhandle 
proposed along the southern boundary of the property. The final lot layout would be 
determined at the subdivision stage. Due to the proximity of Plested Creek, and the 
limited sightlines along Beaver Creek Road, it may be advisable to recommend a shared 
driveway access for the existing and proposed lots. 

 
iii) Existing Planning Policies Affecting the Site 

 
a. Agricultural Land Reserve: Not within the Agricultural Land Reserve. The property is 

adjacent to ALR land at the north east boundary of the property. 
 

b. Official Community Plan: The Beaver Creek Official Community Plan designates the 
property as “Residential Use”. The objective of this land use designation is to provide a 
range of housing options within the plan area. The Residential Use designation supports 
a 0.24 hectare (0.6 acre) minimum lot size for lots serviced by community/communal 
water or sewer. The lots would be connected to the BCWS.  
 
Plested Creek and a tributary run through the property, approximately following the 
northern boundary. The Beaver Creek OCP designates a 15 metre Development Permit 
Area I – Riparian Areas Protection along the creek and tributary. The development 
permit area covers most of the north half of the property, and a development permit 
will be required as part of any future subdivision application and prior to any 
development or land clearing.  
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RE21012 
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) 

 
The zoning amendment complies with the policies and objectives of the Beaver Creek 
OCP. A development permit application to satisfy the requirements of DPA I – Riparian 
Areas Protection will be required at the time of subdivision. 

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

applying to rezone to Acreage Residential (RA2) District to accommodate a proposed 2 
lot subdivision. 

 
 A1 District (existing) RA2 District (proposed) 

Minimum Lot Area: 2 acres 1 acre 
Minimum Lot Width: 165 ft. 120 ft. 

Lot Coverage: - 25% 
Minimum Setbacks   

Front: 25 ft. 40 ft. 
Rear: 30 ft. 30 ft. 
Side: 5 ft. 15 ft. 

 
The property and structures on it conform to the existing A1 District and the siting of the 
house and existing accessory buildings would appear to comply with the RA2 District 
requirements following subdivision. The existing single family dwelling is located +/- 75 
feet from the southern boundary. If the property is subdivided with a 30 foot wide 
panhandle along the southern boundary, the house would be located +/- 45 feet from 
the new parcel along the side lot line. 
 
The proposed +/- 3.5 acre vacant parcel will comply with the minimum lot size and 
minimum average lot width required by the RA2 District zoning. The road frontage of 
the panhandle lot will not meet the minimum 10% road frontage requirements of the 
Local Government Act and a parcel frontage waiver application will be required at the 
time of subdivision.  
 
Planning staff note that the 1 acre minimum density supported by the RA2 District 
zoning could facilitate subdivision of the 5 acre property in up to five lots. The applicant 
has only proposed a two-lot subdivision with the rezoning to RA2 required to allow the 
flexibility in creating a 1.5 acre lot with the existing improvements. There would be 
challenges to be addressed at the subdivision application stage if the property owner 
were to pursue the creation of any additional lots including: minimum lot width and 
road frontage requirements, road access, water connection, building and riparian 
setbacks and parkland dedication where applicable. 
 
The proposed two-lot subdivision to a 1 acre minimum lot size requires a rezoning of 
the subject property from Small Holdings (A1) District to Acreage Residential (RA2) 
District.  

 
Comments: The rezoning is the first step in the applicant’s proposal to subdivide the property to 
a 1 acre density. If the rezoning application proceeds, the following items would need to be 
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RE21012 
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) 

addressed at the subdivision application process: 
• Development Permit Application to address any impact to the riparian area of the Plested 

Creek and tributary that run through the property. The watercourse riparian area dissects 
the length of the north west side of the property. 

• Depending on the final lot layout, a Parcel Frontage Waiver may be required to waive the 
10% minimum road frontage required by the Local Government Act for the proposed 
vacant lot accessed via panhandle. Safe access to the proposed vacant parcel will be 
confirmed with the Ministry of Transportation & Infrastructure at the subdivision stage. 

• Development Cost Charge payment of $5,023 for the new lot created, to satisfy the 
requirements of ACRD Bylaw F1133 and confirmation that the new lot can be serviced by 
the Beaver Creek Water System. 

 
Planning staff are supportive of proceeding with the public hearing process to gather public input 
on the application. The proposed development complies with the policies and objectives of the 
Beaver Creek OCP and is located close to residential zoned lands that support small acreage lot 
sizes. The ACRD Board approved a similar rezoning for a two lot subdivision on the property directly 
across Beaver Creek Road in August 2021 and a rezoning for another small acreage subdivision 
approximately 300 metres to the north along the Beaver Creek Road corridor in 2020. The rezoning 
provides another opportunity for infill development that is in keeping with the character of the 
surrounding area. 
 
 
 
 
Submitted by:  _______________________________________ 
   Alex Dyer, MCIP, RPP, Planning Manager 
  
   
 
Reviewed by:  _______________________________________ 
   Mike Irg, MCIP, RPP, General Manager of Planning & Development 
 
 
 
Approved by:  _______________________________________ 

Daniel Sailland, MBA, Chief Administrative Officer 
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RE21012 
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) 

 
Property viewed from Beaver Creek Road 
 

 
Looking northeast towards the rear of the property 
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RE21012 
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) 

 
Looking towards the rear of the property from the centre. 
 

 
Looking northeast towards the creek. The marshy area can be seen in the foreground. 
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RE21012 

REGIONAL DISTRICT OF ALBERNI-CLAYOQUOT 
 

BYLAW NO. P1439 
 

OFFICIAL ZONING ATLAS AMENDMENT NO. 747 
 
 
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; 
 
AND WHEREAS 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 No. P1439. 
 

2. Bylaw No. 15 of the Regional District of Alberni-Clayoquot is hereby amended by rezoning 
LOT 15, DISTRICT LOT 162, ALBERNI DISTRICT, PLAN 1502 from Small Holdings (A1) District 
to Acreage Residential (RA2) 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          , 2022 
Public Hearing held this     day of          , 2022 
Read a second time this     day of          , 2022 
Read a third time this     day of          , 2022 
 
Adopted this     day of          , 2022. 

 
 
 
 
 
_____________________________________ ____________________________________ 
Corporate Officer     Chair of the Regional Board 
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