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Rezoning Application 
 
TO:   ACRD Board of Directors 
 
MEETING DATE: June 23, 2021 
 
FROM:   Alex Dyer, Planner 
 
ACRD FILE NO: RD20003   
  
APPLICANTS:  Ross & Shary Stevens (agent: Jim McManus) 
  
LEGAL    
DESCRIPTION:  LOT 1, DISTRICT LOT 149, ALBERNI DISTRICT, PLAN 1647 
  
LOCATION:  7956 Pacific Rim Highway, Port Alberni 
 
ELECTORAL AREA: “D” Sproat Lake 
 
Applicants Intention: The applicants intend to rezone a +/- 2.4 ha (6 ac) portion on the south 
end of the property to Light Industrial (M2) District and retain the existing Rural (A2) District 
zoning on a 2 ha (5 ac) portion of the property fronting the highway. The M2 zoned portion of 
the property would allow for mini storage, open storage, a mechanical shop and a caretaker 
dwelling. The proposal also requires an OCP amendment to redesignate a portion of the 
property from “Rural Use” to “Industrial Use”. The amended proposal differs from the original 
application to rezone an 8.5 ac portion of the property to M2 District and to rezone the 
remaining 2.5 ac property adjacent to the highway to Small Holdings (A1) District. 
 
 
Recommendation: On March 23, 2021, the Board directed staff to amend the bylaws as per the 
applicants’ amended proposal and refer the application back to the Sproat Lake Advisory 
Planning Commission for their input. The APC considered the application on June 10, 2021 at 
which time they resolved to not support the amended application. The planning staff 
recommendation is to deny the application. 
______________________________________________________________________________ 
 
Options:  
 

1) If the Board wishes to deny the application, the following resolution would be 
appropriate:  

 
• THAT the Board of Directors deny rezoning application RD20003. 
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2) If the Board wishes to proceed with first reading of the bylaws and initiate a public 
hearing process, the following resolutions would be appropriate: 

 
• THAT Bylaw P1411 Sproat Lake Official Community Plan Amendment Bylaw be read 

a first time; 
 

• THAT Bylaw P1412 Regional District of Alberni-Clayoquot Zoning Atlas 
Amendment Bylaw be read a first time; 
 

• THAT the public hearing for Bylaws P1411 and P1412 be delegated to the Director 
for Electoral Area ‘D’, the Alternate Director or the Chairperson of the Regional 
District; 
 

• THAT the Board of Directors confirm that adoption of Bylaws P1411 and P1412 are 
subject to: 
 
a. Confirmation from a Registered On-Site Wastewater Practitioner that the 

property can accommodate an onsite sewage disposal system for the proposed 
industrial use and caretaker dwelling;  

b. Positive referral response from the Ministry of Transportation and 
Infrastructure regarding industrial road access off Sarenga Road;  

c. Registration of restrictive covenants to:  
i. Limit industrial uses to closed storage and warehousing, open storage, and 

motor vehicle and commercial truck repair; 
ii. Require landscaped screening that includes a berm, fencing and no 

vegetation removal between any industrial zoned area and Highway 4 and 
any adjacent rural residential and agricultural properties. Screening plan to 
be provided to the satisfaction of the ACRD; 

iii. Require an engineered drainage plan that considers pollutant control from 
surface runoff from the industrial zoned area. Drainage infrastructure to be 
in place prior to any industrial use of the property; and  

iv. Restrict any future subdivision of the industrial zoned area. 
d. Meeting all technical referral agency requirements. 

______________________________________________________________________________ 
 
June 2021 Update: After the Board passed a resolution at their February 10, 2021 meeting to 
consider denying the application and to defer a decision on the application while inviting the 
applicants to present to the Board, the applicants made a delegation to the March 24, 2021 
Board meeting. The applicants proposed a number of measures to address concerns raised by 
staff, the Sproat Lake Advisory Planning Commission and the ACRD Board, including:  

• Reduction in the size of the M2 District zoning to reduce the area to be rezoned 
industrial from +/- 8.5 acres to +/- 6 acres; 

• Installing a berm, fencing and replanting vegetation along the highway secured by 
Restrictive Covenant;  
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• Maintaining a 6 metre landscaped buffer within M2-zoned lands; and 
• Providing a drainage plan with retention pond and installing oil catchment and 

separation utilities as required. 
 
The applicants’ amended proposal is detailed in letters to the Board dated March 12, 2021 and 
June 11, 2021 (both attached as Appendix ‘A’). At the March 24 meeting, the Board directed 
staff to amend the bylaws as per the applicants’ proposal and to refer the application back to 
the Sproat Lake APC for further discussion. The Board also resolved to direct the applicants to 
remove equipment from the property and to cease using the property for industrial purposes. 
 
The applicants have appeared to cease operations on the site since the March 2021 meeting 
and have made efforts to remove heavy equipment from the property. A June 10, 2021 site visit 
confirmed that about 12 pieces of equipment remain, mostly flat bed trailers and one 
excavator. Some of the equipment appears to have been relocated to the south end of the 
Sarenga Road right-of-way and to another property the applicant owns on the south end of the 
road.  
 
The applicants have been working on the requirements for a drainage plan and pollutant 
control plan, which is detailed in a letter from McGill Engineering Associates (attached as 
Appendix ‘B’). The McGill assessment recommends a silt-trapped ditch surrounding the 
graveled area to direct runoff into an oil-grit separator before discharging treated water into 
the existing downstream ditch. The applicants have also proposed a vegetated retention pond 
downstream of the oil-grit separator to control runoff flows.  
 
 
Advisory Planning Commission Recommendation: The Sproat Lake APC considered the original 
proposal at their October 19, 2020 and January 28, 2021 meetings. When the APC first considered 
the application on October 19, 2020, the APC passed a motion to support the application provided 
a draft restrictive covenant limiting industrial uses was available for input at the public hearing. 
After the industrial activities expanded on the site over October and November, the APC 
considered the application again on January 28, 2021 where they passed a motion to recommend 
that the Board deny the application.  
 
The amended rezoning application was considered by the APC on June 10, 2021 where the APC 
passed a motion to recommend that the Board deny the application as presented until a detailed 
environmental report is provided to assess the impact of drainage from the site. 
 
Observations: 

i) Status of Property: The +/- 11.2 ac (4.5 ha) property is located on the corner of the Pacific 
Rim Highway and Sarenga Road. It slopes gradually from north to south and includes a 
treed buffer along the Pacific Rim Highway, the eastern and southern property lines, and 
along most of Sarenga Road. A single family dwelling and decommissioned kennel are 
located in the northwestern corner of the property. Approximately 2-3 acres have been 
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cleared for storing heavy equipment and parking logging trucks. Surrounding properties 
include Crown Land across the Pacific Rim Highway to the north, large rural properties to 
the east and south, and timberland across Sarenga to the west. 
 

ii) Services 
a. Sewage Disposal: On-site sewage disposal. 
b. Water Supply: On-site water (well).  
c. Fire Protection: Sproat Lake Volunteer Fire Department. 
d. Access: There is access to the property from both Sarenga Road and the Pacific Rim 

Highway. The applicants access the proposed industrial lands from Sarenga Road. The 
Ministry of Transportation and Infrastructure will review the development for 
commercial/industrial access requirements and for development adjacent to a 
Controlled Access Highway. 
 

iii) Existing Planning Policies Affecting the Site 
 

A. Agricultural Land Reserve: Not within the ALR. The property abuts the ALR 
boundary to the east and north-east. 

 
B. Official Community Plan: The property is currently designated “Rural Use”. The 

applicants are proposing to redesignate a +/- 2.4 ha (6 acre) portion of the property 
to “Industrial Use” to facilitate the proposed development.  
 
The property lies approximately 1 km north of Tseshaht Market and a property 
where a mini storage facility was approved by the ACRD in 2016. While the Sproat 
Lake OCP encourages economic diversification, industrial uses are not supported 
along the Pacific Rim Highway. Potential impacts could be mitigated by 
incorporating the subject property into DPA III – Objectives for Form and Character. 
 
Policy 7.2.2 - Requirements include buffering and screening of industrial uses where 
they are located adjacent to non-industrial land. 
 
Policy 7.2.4 - Encourages industrial uses to locate in areas so designated, such as the 
airport area and hector road. 
 
The Pacific Rim Highway is one of the most heavily traveled roads in the ACRD and 
the scale and character of the built environment along this travel corridor have an 
impact on the impression formed by both residents and visitors as they travel 
through. Bringing the proposed Industrial portion of this property into DPA III – 
Objectives for Form and Character would intend to protect the visual aesthetics 
along the Pacific Rim Highway. Guidelines included in DPA III include, but are not 
limited to: 

a. Screening and buffering of sites adjacent to residential uses; 
b. Appropriate scaling, massing, and shape of buildings; 
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c. Maintenance of view planes; and 
d. Requirements for landscaping and use of native plant species. 

 
Planning staff have significant concerns with the visual impact of un-screened 
industrial uses along the highway corridor. This high visibility location along a 
heavily trafficked highway corridor represents the main connection between the 
Alberni Valley and the west coast and staff have concerns about the aesthetic 
impression formed by those traveling the highway corridor. Any staff support for 
the application is contingent upon reinstating a vegetative buffer and securing 
appropriate screening with a berm and fencing between any industrial uses and 
Highway 4. 
 
This proposal would be inconsistent with the current Rural Use policies and 
objectives of the Sproat Lake OCP and with Section 7.2.4 which encourages 
locating industrial uses to the airport and Hector Road. Redesignating a portion of 
the property to Industrial Use would be required in order to facilitate the 
industrial rezoning of this site.  
 
Zoning: The property is zoned Rural (A2) District and the property owner is applying 
to rezone a +/- 2.4 hectare (6 acre) portion of the property to Light Industrial (M2) 
District. 
 A2 District 

(existing) 
M2 District 
(proposed) 

Minimum Lot Area: 5 ac 10,000 m2 (2.4 ac) 

Minimum Lot Width 330 ft 100 ft 
Lot Coverage: - 60% 

Minimum Setbacks   
Front: 50 ft 10 ft 
Rear: 30 ft 10 ft 
Side: 15 ft Total > than 20ft 

 
The property owners intend to retain the current Rural (A2) District zoning for rural 
residential use over a 2 ha (5 ac) portion of the property adjacent to the highway. 
The property includes a single family dwelling, outbuildings, and a decommissioned 
former dog kennel. The applicants do not intend to reopen the kennels.  
 
The property owners intend to rezone a +/- 2.4 ha (6 ac) portion of the property 
from Rural (A2) District to Light Industrial (M2) District. The owners have cleared 2-3 
acres for storing heavy equipment. The proposed industrial area would be accessed 
from Sarenga Road with no direct access to the highway. 

 
The applicants intend to use the property for a mechanic shop to primarily service 
the logging industry, outdoor storage for larger equipment related to the mechanic 
shop, mini storage, and a caretaker dwelling to oversee the mini storage facility. The 



RD20003 
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) 

Light Industrial (M2) District permits these uses. If the Board wishes to proceed with 
industrial zoning for this site, planning staff recommend registering a restrictive 
covenant to the property that restricts uses to the above-mention uses and 
consequently prohibits the additional uses otherwise permitted in the Light 
Industrial (M2) District.   
 
If this application is furthered by the Board, the Ministry of Transportation and 
Infrastructure must approve the OCP and zoning amendments as per the 
Transportation Act requirements for development adjacent to a Controlled Access 
Highway. This requirement would be noted as part of the referral process to the 
Ministry prior to Public Hearing.  
 
The applicant is applying to rezone a +/- 2.4 hectare (6 acre) portion of the 
property from Rural (A2) District to Light Industrial (M2) District. 

 
Comments: A site visit conducted on September 9, 2020 found that vehicles and 
equipment were stored on the property, contrary to the current A2 District zoning. 
Subsequent site visits on October 26/20 and November 25/20 indicated that the 
industrial equipment storage and marshalling use on the site appeared to be 
ongoing and expanding. After the Board passed a resolution on March 24, 2021 to 
direct the property owners to remove equipment from the property and to cease 
any industrial operations from the property, the applicants have made efforts to 
cease operations and there is a visible improvement to the site. 
 
The applicant had initially applied to rezone an 8.5 acre portion of the property to 
Light Industrial (M2) District and to rezone the remaining 2.5 acre property adjacent 
to the highway to Small Holdings (A1) District. In a presentation to the Board on 
March 24, 2021, the applicants proposed a number of amendments to their 
proposal intended to address concerns raised:  

• Reduction in the size of the M2 District zoning to reduce the area to be 
rezoned industrial from +/- 8.5 acres to +/- 6 acres; 

• Installing a berm and fencing as a visual and aesthetic barrier from the 
highway, replanting vegetation along the highway and maintaining a 6 metre 
landscaping buffer within M2-zoned lands. Landscaping, vegetative buffering, 
and screening to be secured by Restrictive Covenant; and 

• Providing a drainage plan with retention pond and installing oil catchment and 
separation utilities as required. 

 
The proposed industrial use on this property represents a significant change from 
the current land use supported in the Sproat Lake Official Community Plan. The OCP 
designates the property as Rural Use, which supports the predominantly rural 
character of the area. The property is also directly adjacent to the Agricultural Land 
Reserve boundary to the east and north-east. The OCP supports regulation of the 
form and character of development along the Highway 4 corridor recognizing the 
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highway represents one of the most heavily travelled roads in the region providing 
the primary access between the Alberni Valley and the west coast.  

Planning staff have concerns with any negative impact to the visual aesthetic along 
the highway corridor, the significant change to the land use in the area represented 
by the proposed industrial use directly adjacent to rural residential and agricultural 
land, and the potential for environmental impact from surface runoff. If the Board 
proceeds with conducting a public hearing for the proposed development, planning 
staff recommend that the above-noted concerns be addressed by the conditions of 
rezoning approval noted within the report. 

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

Approved by: __________________________________________ 
Douglas Holmes, BBA, CPA, CA, Chief Administrative Officer  
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McGILL & ASSOCIATES ENGINEERING LTD. 
Consulting Engineers 

4610 Elizabeth Street, Port Alberni, BC V9Y 6L7 Phone 250-724-3400 
 
 

 
June 14, 2021         McGill Project #4195 
 
Ross & Shary Stevens 
7956 Pacific Rim Highway  
Port Alberni, BC V9Y 8Y7 
 
Reference:  Onsite Stormwater Treatment - Equipment Storage Area 

Rezoning Application File Number RD20003 
 
Dear Mr. & Mrs. Stevens: 
 
McGill & Associates Engineering Ltd. (McGill) understands you have submitted a rezoning 
application for 7956 Pacific Rim Highway, proposing to revise the property from Rural Use (A-2) 
to a mix of Rural Use (A-2) and Industrial Use (M-2, Light Industrial). We completed a site visit 
with yourselves and Jim McManus on May 20, 2021, to review the existing drainage onsite and 
the proposed uses of the property. 
 
The proposed use of the industrial portion is mini storage, open storage, a caretaker dwelling, 
and a mechanical shop. The existing property includes a gravelled area that is to remain following 
rezoning. 
 
Based upon contours of the area, the stormwater flows from the south and north toward the center 
of the property where it is collected in a ditch that ultimately drains east into a culvert beneath the 
highway which outlets approximately 180 metres from Sproat River to the north. The existing 
drainage ditch drains the cleared low-lying area at the west of the property into the same culvert. 
Silt traps have been established along the ditch to mitigate sediment transport from the previously 
completed clearing as it continues to re-establish vegetation. 
 
We understand that there are concerns regarding the storage of construction machinery on the 
gravelled parking area due to the possibility of leaks which may migrate into the drainage routes 
and ultimately into the Somass River. There are several potential options that can be used on the 
site for treatment of the site runoff including the use of an oil-grit separator, a settling pond, 
bioswales, or rain gardens.  
 
For this site we recommend a ditch be installed surrounding the gravel parking area, located as 
necessary to collect all runoff from the area. This ditch system is to be directed into an oil-grit 
separator before discharging the treated water into the existing ditch downstream. Based on the 
existing gravel area and the expected runoff, McGill has sized the oil-grit separator and 
determined that a Langley Concrete Type II Oil Interceptor (API Style) meets the requirements. 
To reduce sediment into the oil-grit separator, several silt traps should be installed along the ditch 
line. Additionally, a sump can be installed before the inlet to the oil-grit separator. These measures 
will minimize maintenance required for the oil-grit separator.   
 

hdunn
Text Box
Appendix 'B'



Page 2 of 2 
 

 
A separate ditch offset from that which is described above is to be constructed to collect the clean 
overland runoff. This will reduce the drainage volume directed through the oil-grit separator. This 
ditch will be connected downstream of the proposed oil-grit separator to ultimately flow to the 
culvert beneath the highway, generally maintaining the existing drainage patterns. 
 
In addition, you have indicated that you will be installing a vegetated retention pond before the 
culvert beneath the highway which will provide redundancy for the treatment of any sediments or 
contaminants from runoff from the site.  
 
We trust that this information satisfies any concerns related to mitigating any potential leakage 
from machinery on the gravelled equipment storage area. If we can be of any further assistance 
in this matter, please do not hesitate to contact us. 
 
With regards, 
 
 
 
 
 
 
 
Mike Lange, P.Eng. 
For McGill & Associates Engineering Ltd. 
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Parking Lot #1 
2020/11/25

Parking Lot #2 
2020/11/25



Parking Lot #3 
2020/11/25

Temp Power Pole 
2020/11/25



View from edge of parking 
lot towards highway 
2020/11/25

View from edge of parking lot 
towards highway 
2020/11/25 



View from edge of highway 
2020/11/25

Ditch from property joins highway ditch. 
2020/11/25



View from edge of highway #2 
2020/11/25

Culvert outlet on opposite 
side of highway 
2020/11/25



View from across highway 
2020/11/25




