
 

 

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, 2022 
 
 
 
 
SPROAT LAKE ADVISORY PLANNING COMMISSION 
 
Please find enclosed the following applications for your review and consideration: 
 

• TUP21007 – 9221 Central Lake Road (Jantzen &Richmond) 
• TUP22002 – 7676 Bell Road (Ditty) 

 
Please review these applications so that your Director can submit your recommendations to the 
Board of Directors on Wednesday, July 27th, 2022. 
 
Your next meeting is scheduled for Monday, July 18th at 7:00 pm through Zoom Webinar 
Conferencing. Please refer to the email for details and Zoom invitation. 
 
Thanks in advance! 
 
Sincerely, 
 
 
      
Alex Dyer, MCIP, RPP 
Planning Manager 
 
Enclosures 
 
Cc Applicants  
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TUP21007 
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:   Sproat Lake Advisory Planning Commission 
 
MEETING DATE: July 18, 2022 
 
TUP APPLICATION: TUP21007 
 
APPLICANT:   Dwayne Richmond & Catherine Jantzen 
 
LEGAL  
DESCRIPTION: LOT B DISTRICT LOT 58 ALBERNI DISTRICT PLAN EPP99973 
 
LOCATION:   9211 Central Lake Road  
 
ELECTORAL AREA:  “D” Sproat Lake 
 
Applicant’s Intention: The applicants intend to develop a 10-site campground on the 2.4 hectare (6 
acre) property to be used primarily for seasonal and long-term accommodation in recreational vehicles 
(RVs). The applicants intend to develop the campground as a master planned RV community with an 
internal access road, water and sewer servicing, screening from the road and neighbouring properties 
with solid fencing, landscaping, common areas and an amenity building to include laundry facilities.  
 
 
Recommendation: Planning staff recommend that the ACRD Board of Directors defer a decision on 
Temporary Use Permit TUP21007 until the Board has considered an Official Community Plan (OCP) 
amendment bylaw that would redesignate the area to a new Rural Central Lake land use designation in 
the Sproat Lake OCP. 
 
Planning staff are seeking input from the Sproat Lake APC on three options for proceeding with the 
review TUP21007 which would allow for a ten (10) site RV campground at 9211 Central Lake Road. 
 
 
Options: The Board of Directors have the following options in considering the Temporary Use Permit 
(TUP) application: 
 

1. Proceed with the consideration of TUP21007 and advance the application to the neighbour 
notification process.  
 
Note: If the Board proceeds with considering Temporary Use Permit TUP21007 as presented, 
staff recommend that the following conditions of approval be applied: 
• Neighbouring properties being notified as per section 494 of the Local Government Act. 
• The applicant agreeing to proposed conditions of TUP21007 numbered 1 through 16. 
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• Positive referral responses from Island Health, Sproat Lake Fire Department, and the 
Ministry of Transportation & Infrastructure (MOTI). 

• Require that the applicant provide a security to guarantee the performance of the terms of 
the permit as per section 496 of the Local Government Act. 

 
2. Consider denying TUP21007. If the Board is considering denying the application, the Board 

policy is to defer a decision on the application and invite the applicants to attend the following 
meeting to address the Board prior to a decision being made on the application. The appropriate 
motion would be “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.” 
 

3. Defer a decision on TUP21007 until the Board has considered an Official Community Plan 
(OCP) amendment that would redesignate the area to a new Rural Central Lake land use 
designation in the Sproat Lake OCP. 

 
The Board has directed staff to draft an amendment to the Sproat Lake OCP that would create a 
new Rural Central Lake Use designation that would support the maintenance of the rural 
residential and agricultural character of the Central Lake Road area. The OCP amendment would 
be drafted for the Board’s consideration following the completion of the Zoning Bylaw Review 
Project. Planning staff recommend this option. 

 
Advisory Planning Commission Recommendation: The Sproat Lake APC will consider the TUP 
application at a meeting to be held on July 18th. 
 
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 a subsequent meeting, the Board can issue or deny the Temporary Use Permit. 
 
Observations: 
 
1. Property Description: The 2.4 hectare (6 acre) property is mostly cleared and slopes up away from 

Central Lake Road. There is an existing single family dwelling located on the first level bench of land 
in the southern portion of the property. The driveway to the house location extends further up the 
hill to a large gravel area developed to the north where the proposed campground would be located. 
The +/- 1 hectare (2.5 acre) mostly-level gravel area where the campground would be located is 
screened with a solid wood and metal corrugated fence from the house and road to the south and 
from a portion of the neighbouring property to the west. The north end of the lot slopes up away 
from the gravel area. The lot was created by subdivision of the larger parent parcel in 2020. The 
property borders the Agricultural Land Reserve boundary to the south across the road and is 
surrounded by rural residential and agricultural acreage parcels ranging from 5 to 14 acres in lot size.  

 
2. Services: 

(a) Sewage Disposal: On-site sewage disposal. The applicants have indicated that they have 
engaged a Registered On-site Wastewater Practitioner to install a new septic system that would 
be dedicated for the campground. If the Board proceeds with considering the TUP to allow the 
campground, staff recommend that the installation of a certified septic system be required prior 
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to occupancy. 
(b) Water Supply: On-site water. The existing single family dwelling is serviced by a well and the 

applicants intend to utilize the well to service the campground. If the Board proceeds with 
considering the TUP to allow the campground, staff recommend that the applicants provide 
support from Island Health for the operation of the private water system prior to occupancy. 

(c) Fire Protection: Sproat Lake Fire Department. 
(d) Access: The property is accessed from Central Lake Road. The campground would share the 

existing driveway with the single family dwelling. There is a solid fence along the bank at the top 
of the driveway that provides screening from the road. 

 
3. Existing Planning Documents Affecting the Site: 
 

A. Agricultural Land Reserve: Not within the ALR. The property is adjacent to the ALR boundary to 
the south. 

 
B. Official Community Plan: The Sproat Lake Official Community Plan designates the property as 

Rural Use. The objective of the Rural Use designation is to maintain the predominantly rural 
character of the area with policies to maintain a 2 hectare (5 acre) minimum lot size and to 
permit a variety of compatible uses on rural lots to make their retention viable.  
 
The ACRD Board passed a resolution on September 22, 2021 to direct staff to draft an 
amendment to the Sproat Lake OCP to redesignate the Central Lake Road area to a new ‘Rural 
Central Lake Use’ designation following the adoption of the updated Zoning Bylaw. The Board 
direction followed the receipt of a neighbourhood petition that requested a halt to any ongoing 
rezoning applications for development in the area that would, in the opinion of the petitioners, 
alter the form and character of the rural residential and agricultural neighbourhood and put a 
strain on limited ground water supply in the area. Staff expect to start work on the OCP 
amendment following the completion of the Zoning Bylaw Review Project. 
 
The proposed campground development does not comply with the policies and objectives of 
the Rural Use designation in the Sproat Lake OCP. The Board has directed staff to draft a new 
Rural Central Lake Use designation for this neighbourhood that would support maintaining a 
rural residential and agricultural character to the area. 

 
C. Zoning: The property is zoned Rural (A2) District which permits single family residential, 

agricultural and accessory uses on the subject property. The A2 zoning does not permit the 
operation of a campground.  

 
The proposed 10-site campground does not comply with the Rural (A2) District zoning and the 
temporary use permit application would facilitate the development and operation of the 
campground on a temporary basis. 

 
D. Temporary Use Permits: 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 TUP may allow a use not permitted under the Zoning Bylaw, specify conditions under 
which the temporary use may be carried out, and allow the construction of buildings to support 
the use for which the permit is issued. 
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Where a TUP 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 permit would be 
valid for up to three (3) years. 
 
The applicants intend to develop the 10-site campground to be used primarily for seasonal and 
long-term recreational vehicle accommodation. The campground would include a gated internal 
access road, water and sewer servicing, screening from the road and neighbouring properties 
with solid fencing, landscaping, common areas and an amenity building to include laundry 
facilities. At the expiry of the three year TUP, the applicants would either apply to renew the 
temporary use permit for an additional three years or apply to rezone the property to a 
commercial campground use. 

 
Temporary Use Permit: Should the Board of Directors proceed with the consideration of this 
application, the TUP to allow for the development of a 10-site campground on the property located at 
9211 Central Lake Road would be subject to the following conditions, and any others, that the Board of 
Directors considers appropriate at the time of issuance: 
 

1. This permit is issued to allow for the operation of a campground with a maximum of ten (10) 
campsites. 

2. Individual campsites may be used as either long-term seasonal accommodation sites by 
individual occupants, or short-term vacation accommodation sites by transient occupants. 

3. The campground may be operated 365 days of the year. 
4. Individual campsites must be a minimum of 120 square meters. 
5. All campsites are to be clearly marked and delineated. 
6. All campsites are to be setback a minimum of 50 metres from Central Lake Road. 
7. The campground shall be screened from neighbouring properties by a solid fence or a 5 metre wide 

vegetation buffer maintained along the north, west and east boundaries of the campground area and 
screened from the road by a solid fence along the south boundary of the campground area. 

8. The property owner must ensure that a minimum distance of 5 meters is maintained between individual 
recreational vehicles occupying campsites. 

9. Access within the campground to be maintained, clearly marked and accessible at all times to emergency 
vehicles. 

10. The property owner must comply with all conditions required by the Ministry of Transportation and 
Infrastructure. 

11. The property owner must comply with all conditions required by the Sproat Lake Fire Department. 
12. The property owner must comply with all conditions required by Island Health. 
13. This permit is valid for three (3) years from the date of execution. 
14. At the time this permit expires, the property owner may apply to the Regional District to re-issue 

the TUP or return the property to the uses permitted in the ACRD Zoning Bylaw. 
15. The operation of the STR must be in compliance with all Provincial Health Officer orders. 
16. If the conditions of this permit are not met or if there is a change of ownership of the property, 

the ACRD may rescind or terminate the TUP. 
 

Comments: The applicants intend to develop a master planned RV community with a maximum of ten 
(10) camping sites; power, water and sewer servicing; internal access road that connects to existing 
driveway into the property; screening from the road and neighbouring properties with solid fencing; 
landscaping; common areas; and an amenity building to include laundry facilities. The applicants would 
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install a new on-site sewage disposal system and develop a private water system to service the 
development. The intention of the development would be to allow for seasonal and long-term 
temporary accommodation in RVs rather than nightly and weekly tourist accommodation. The 
applicants believe that the proposed RV campground fills a need for long-term RV accommodation in 
the region for both seasonal workers and retirees.   
 
Planning staff are seeking input from the Sproat Lake APC on this file and have presented three options 
for the Board to consider in reviewing TUP21007:  

i. consider issuing the TUP and proceed with neighbour notification;  
ii. consider denying the TUP and invite the applicants to address the Board; 

iii. defer a decision on the TUP until the Board has considered an OCP amendment that would 
redesignate the area to a new Rural Central Lake land use designation in the Sproat Lake OCP. 

 
In September 2021, the Board directed staff to draft an amendment to the Sproat Lake OCP to 
redesignate the Central Lake Road area to a new ‘Rural Central Lake Use’ designation following the 
adoption of the updated Zoning Bylaw. Staff recommend that the Board defer a decision on the 
temporary use permit application until the Board has considered the OCP amendment and has provided 
direction on future development in the Central Lake Road area. There is a property approximately 400 
metres to the east that is zoned for campground accommodation to allow for up to ten (10) camping 
sites but in general the character of the area is predominantly rural residential and agricultural. 
 
If the Board is considering proceeding with the TUP to allow for the 10-site campground, staff 
recommend that the Board endorse the TUP conditions of use and the conditions of approval outlined 
in the report. The TUP allows the ACRD to require conditions that are not allowed under zoning 
regulations, including minimum servicing requirements; support from Island Health, Sproat Lake Fire 
Department and MOTI; screening and buffering; security to ensure the performance of the terms of the 
permit; a three-year expiry date; and the ability to revoke the TUP if needed. If the Board proceeds with 
permitting long-term RV accommodation at this property, there are characteristics of the site and the 
development proposal that in staff’s view would benefit the proposed use, including solid fence 
screening from the road and neighbouring uses, 50 metre minimum setback from the road, and 
minimum site servicing levels regulated by the relevant Provincial authorities. 
 
 
 
 
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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TEMPORARY USE PERMIT APPLICATION 

 
TO:   ACRD Board of Directors 
 
MEETING DATE: July 27, 2022 
 
TEMPORARY USE PERMIT 
APPLICATION #: TUP22002 
 
APPLICANT:   Robert & Tracy Ditty 
 
LEGAL  
DESCRIPTION:  LOT 5, DISTRICT LOT 140, ALBERNI DISTRICT, PLAN 13469 
 
LOCATION:   7676 BELL ROAD 
 
ELECTORAL AREA:  “D” Sproat Lake 
 
Applicant’s Intention:  To operate a short term vacation rental of the existing single family dwelling 
located on the subject property while the owners are away.  
 
 
Recommendation: THAT the Board of Directors consider issuing Temporary Use Permit TUP19020, 
subject to: 

• Neighbouring properties being notified as per Local Government Act s. 494. 
• Confirmation of appropriate sewerage capacity and performance by a Registered Onsite 

Wastewater Professional. 
• Applicant providing contact details of an acceptable property caretaker who can access the 

property within 20 minutes. 
• Assessment by a building inspector to ensure safety of guests on the property. 

 
 
Advisory Planning Commission Recommendation: The Sproat Lake APC will review this application 
at their July 18th meeting.  The resolution will be added following the meeting. 
 
Procedure: Prior to the issuance of a Temporary Use Permit (TUP), 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 TUP. 
 
Observations: 
 

1. Property Description: The 0.2 hectare (0.5 acre) subject property is accessed from Bell Road. 
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The 3 bedroom single family dwelling is typically used as the main residence of the owners. The 
house includes three bedrooms, one bathroom, and sufficient parking to support the proposed 
short term rental (STR). The applicants are looking to pursue STR while they vacation 
occasionally during the summer and winter. There has been an easement on the property since 
1959 for the BC Hydro to gain access to and use the property to allow for improvements to the 
local community power system. The property is mostly cleared and is located adjacent to A1-
zoned rural acreage and farm properties. 
 

2. Services: 
 
a. Sewage Disposal: On-site septic system. 
b. Water Supply: On-site water. 
c. Fire Protection: Sproat Lake Fire Department. 
d. Access: Access to the property is from Bell Road. 

 
3. Existing Planning Documents Affecting the Site: 

 
A. Agricultural Land Reserve: Not within the ALR. 

 
B. Official Community Plan: The Sproat Lake Official Community Plan (OCP) designates this 

property as “Rural Use”. This designation supports a variety of compatible uses on rural lots 
in order to make retention of these properties viable (Policy 9.2.2) and to maintain the 
predominantly rural character of the area (9.1.1). 
 
Section 3.2 of the OCP contains general planning policies that apply to all properties within 
the OCP area. Policy 3.2.11 in this section allows the issuance of temporary use permits at 
the discretion of the ACRD Board of Directors in accordance with s. 493 of the Local 
Government Act. 
 
The property does not fall within the boundaries of any Development Permit Areas (DPAs). 
The issuance of this TUP will not trigger any DPA requirements. 
 

C. Zoning: The property is zoned Small Holdings (A1) District. The A1 zoning permits a single 
family dwelling but does not permit short-term vacation rentals. 
 
The Temporary Use Permit application would permit the use of the property for short-
term vacation rental uses. 
 

D. Temporary Use Permits: Under Section 493 of the Local Government Act, the Regional 
District may issue a TUP, by resolution, in areas designated in an OCP. A TUP may do one or 
more of the following: 
 
a. Allow a use not permitted under the Zoning Bylaw; 
b. Specify conditions under which the temporary use may be carried out; 
c. Allow and regulate the construction of buildings or structures in respect of the use for 

which the permit is issued. 
 

Where a TUP is designated in an OCP, the Regional District must give notice to the public in 



| 3 
 

TUP22002 
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) 

accordance with the requirements of the Act, which includes notifying the neighbouring 
property owners and tenants, and publishing a notice in the newspaper. The TUP is valid for 
up to three 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.  
 
A Short Term Vacation Rental Temporary Use Permit Policy was adopted by the Board on 
January 24, 2018. This policy specifies regulatory areas, notification requirements, terms and 
renewals, criteria for evaluation, and conditions of use.  
 
When issuing a TUP, the ACRD may specify conditions that restrict the permit including: 

a. The buildings to be used; 
b. The area of use; 
c. The hours of use; 
d. Form and character;  
e. Environmental protection;  
f. Site-related restrictions; and 
g. Any other relevant conditions determined by the ACRD. 

 
Temporary Use Permit:  

 
Should the Board of Directors resolve to proceed with this application, the Temporary Use Permit for 
LOT 5, DISTRICT LOT 140, ALBERNI DISTRICT, PLAN 13469 to permit short term rentals may be subject to 
the following conditions, and any others, that the ACRD Board of Directors considers appropriate at the 
time of issuance: 
 

1. This permit is issued for the operation of a three (3) bedroom short term vacation rental (STR) 
unit, with a maximum of six (6) guests, within the single family dwelling located at 7676 Bell 
Road.  

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

3. The owner or a caretaker must live on-site or be available within 20 minutes. 

4. Contact information for the owner or caretaker and a copy of the TUP must be posted in a 
location visible to the public. 

5. This permit is valid for three (3) years from the date of execution. 

6. At the time this permit expires, the property owner 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. 

7. The operation of the STR must be in compliance with all Provincial Health Officer orders. 

8. If the conditions of this permit are not met or if there is a change of ownership of the property, 
the ACRD may rescind or terminate the TUP. 
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Comments: The applicants have provided staff with documentation to support their application, 
including a site plan and parking confirmation. There are several trees surrounding the property on the 
north, east, and west sides to mitigate potential privacy and noise concerns in the neighbourhood. The 
neighbouring properties are all zoned A1. The house includes three bedrooms, with the capacity to 
sleep six (6) people. When the proposed STR is not being used for short term rentals it is used by the 
applicants as their permanent residence. 
 
The applicants have not provided a sewage disposal Performance Inspection from a Registered On-site 
Wastewater Practitioner which will be required to confirm the current septic system is functioning and 
has the capacity to accommodate the 3-bedroom house. As the building was constructed over 30 years 
ago and there has not been a recent inspection of the property, an assessment by a qualified building 
inspector is required to ensure the safety of guests staying at the property. 
 
The applicants advise they intend to make use of a Vacation Rental Management company called Hands 
Free Property to act as their caretaker, and they have a son in Courtenay who is available for any issues. 
There is little information on the company website as to what service STR guests can receive in Sproat 
Lake and staff are recommending that the Board require further research before being able to advise 
that an acceptable caretaker will be available within 20 minutes of the subject property to address any 
issues. 
 
ACRD staff recommend that the ACRD Board consider issuing Temporary Use Permit TUP22002, subject 
to the conditions outlined in the report. 
 
 
 
 
Submitted by:   ________________________________ 
    Sarah Foulkes, Junior Planner 
   
 
 
Reviewed by:  ________________________________  

Alex Dyer, MCIP, RPP, Planner 
 
 
 

Approved by:  ________________________________ 
Daniel Sailland, MBA, Chief Administrative Officer 
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