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NOTICE OF PUBLIC HEARING 
Notice is hereby given that a Public Hearing will be held at the Ucluelet Community Centre, located at 500 Matterson Drive, Ucluelet B.C., on 
the Following dates: 

Thursday, August 13, 2020 Commencing at 5:30 p.m. 
A public hearing will be held on the following proposed Bylaws, Development Variance Permit, and Temporary Use Permit pursuant to Sections 
464, 466, 499, and 493 of the Local Government Act. 

District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020  
In general terms the purpose of this proposed Bylaw is to amend the District of Ucluelet 
Zoning Bylaw No. 1160, 2013 (the “Zoning Bylaw”) by:  

1. changing the zoning designation of the property at 796 Marine Drive (Lot 8, District Lot
283, Clayoquot District, Plan VIP84686) from VR-1 Zone - Vacation Rental to GH Zone–
Guest House; 

2. despite section GH1.1 of the zoning bylaw, allow a Secondary Suite and remove Guest
House as an allowable use on 796 Marine Drive (Lot 8, District Lot 283, Clayoquot
District, Plan VIP84686); and 

3. replacing subsection 405.2 (1) (c) with the following text: “as accessory to a permanent
residential use and administered by the full-time and present resident occupying the
principal Single Family Dwelling or Guest House. “

District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019  
In general terms the purpose of this proposed Bylaw is to amend the Zoning Bylaw by: 

1. changing the zoning designation of 221 Minato Road (Lot 286, Clayoquot District, Plan
VIP79908) from “RU: Rural Residential” to areas designated as “CG: Campground”, “GH: 
Guest House” and “P-1: Public Institutional”  as outlined in the adjacent map. 

Development Variance Permit DVP19-02 
The owners of the property at 221 Minato Road (Lot 286, Clayoquot District, Plan VIP79908) 
have requested a Development Variance Permit to vary the following aspects of the Zoning 
Bylaw:  

1. for the lot proposed to be zoned as CG Campground, the applicant has requested to
reduce the required side yard setback for a campsite to 1.5m whereas the District of 
Ucluelet Zoning Bylaw No. 1160, 2013, section CG.5.2 (1) (c) requires a minimum of 
7.5m; and

2. for the lot proposed to be zoned as GH Guest House, the applicant has requested to
increase the allowable Maximum Height for the principle building (Single Family
Dwelling) to 10.9m whereas the District of Ucluelet Zoning Bylaw No. 1160, 2013
indicates a maximum allowable height of 8.5m.

Temporary Use Permit TUP 19-01 
The owners of the property at 221 Minato Road (Lot 286, Clayoquot District, Plan VIP79908) have requested a Temporary Use Permit to permit seasonal employee 
accommodation of up to 10 Camping Spaces for the lot proposed to be zoned as CG Campground. This change would allow camping for six months less a day compared to 
thirty days or less currently allowed.   

District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019  
In general terms the purpose of this proposed Bylaw is to amend the Zoning Bylaw by adding a new zoning for Campgrounds and to add a regulatory section specific to 
Campgrounds. The specific Campground zone will allow properties designated as CG Campground to be used only for that use and to set specific lot regulations for: density, 
setbacks, and heights. The proposed campground regulatory section of the Zoning Bylaw will give a supplemental regulatory framework for such items as internal roads, 
washrooms, and showers. 

 Anyone who believes the proposed bylaws and permits will affect their interest in property will be given an opportunity to be heard at the public hearing.  

Review the Bylaws The proposed bylaws and other relevant materials may be inspected at the District of Ucluelet office at 200 Main Street from the date of this 
notice until the public hearing, Monday to Friday between 9:00 a.m. to 4:00 p.m., except on Statutory holidays and online at  
 https://ucluelet.ca/community/district-of-ucluelet-council/public-hearings 

Participate by 
Written Submission 

Drop-off or Mail 
Box 999 200 Main Street 
Ucluelet, BC, VOR 3A0 

Email 
communityinput@ucluelet.ca 

Written submissions must be received before the start of the Public Hearing and include your name and street address. They are considered
part of the public record pursuant to the Freedom of Information and Protection of Privacy Act. 

Attend the Public 
Hearing 

In-person – with physical 
distancing 

Via Zoom 
URL: https://us02web.zoom.us/j/82949776259 
Webinar ID: 829 4977 6259  /  Participant ID NOT required 
Phone: +1 778 907 2071  
See  https://ucluelet.ca/community/district-of-ucluelet-council/public-hearings for more information. 

Questions? Contact the District of Ucluelet’s Planning Department at 250-726-7744 or jtowgood@ucluelet.ca. 

Notice of Public Hearing
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District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020  Page 1 
  

DISTRICT OF UCLUELET 

Zoning Amendment Bylaw No. 1267, 2020 

A bylaw to amend the “District of Ucluelet Zoning Bylaw No. 1160, 2013”.  

(796 Marine Drive) 
 

 

WHEREAS the District of Ucluelet Council by Bylaw No. 1160, 2013, adopted the Zoning 
Bylaw and now deems it appropriate to amend the Zoning Bylaw;  

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows: 

 
1. Map Amendment: 
 

Schedule A (Zoning Map) of District of Ucluelet Zoning Bylaw No. 1160, 2013, as 
amended, is hereby further amended by changing the zoning designation of Lot 8, 
District Lot 283, Clayoquot District, Plan VIP84686 [PID 027-473-481 at 796 Marine 
Drive], shown shaded on the map attached to this Bylaw as Appendix “A”, from VR-1 
Zone - Vacation Rental to GH Zone–Guest House. 

 
2. Text Amendment: 

 
Schedule B of the District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is 
hereby further amended as follows: 

a. by adding the following subsection to section GH.1 in alphanumerical order, as 
follows: 

“GH-1.2 Despite section GH.1.1 above, Secondary Suite is permitted as a 
secondary use and a Guest House is not permitted as a principle use on the 
following properties: 

(a) PID 027-473-481, Lot 8, District Lot 283, Clayoquot District, Plan 
VIP84686 [796 Marine Drive]” 

b. by replacing subsection 405.2 (1) (c) with the following text: 

“as accessory to a permanent residential use and administered by the full-time 
and present resident occupying the principal Single Family Dwelling or Guest 
House. “   

 

Presentation of Bylaw No. 1267, 2020 (796 Marine Drive)
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District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020 Page 2 

3. Citation:

This bylaw may be cited as “District of Ucluelet Zoning Amendment Bylaw No. 1267,
2020”.

READ A FIRST TIME this 23rd day of June, 2020. 

READ A SECOND TIME this 23rd day of June, 2020. 

PUBLIC HEARING held this      day of  , 2020. 

READ A THIRD TIME this      day of         , 2020. 

ADOPTED this      day of                  , 2020. 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1267, 2020.” 

Mayco Noël 
Mayor 

Mark Boysen 
Corporate Officer 

THE CORPORATE SEAL of the 
District of Ucluelet was hereto 
affixed in the presence of: 

Mark Boysen 
Corporate Officer 

Presentation of Bylaw No. 1267, 2020 (796 Marine Drive)
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Appendix ‘A’  

Bylaw No. 1267, 2020 
From: VR-1 
To: GH 
 

 
 

Subject Property 

N 

Presentation of Bylaw No. 1267, 2020 (796 Marine Drive)
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Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Chelsea Ruben & Nigel Harrison  Dec 11, 2019 
PO Box 1367, Cumberland, BC V0R1S0 
frogfur@hotmail.com 
778-992-0362 

RE: rezoning application for 796 Marine Drive 

Dear John Towgood, and Ucluelet planning staff, 

Please find attached our application for rezoning the property at 796 Marine Drive. We have worked 
with John Salmen (from Station Design) in preparing the plans and application. As you probably 
remember from conversations with ourselves and John, our aim in asking for a rezoning is to allow for 
the two vacation rental suites that the property is currently zoned for to be detached cottages, and to 
allow an additional long-term residential suite to be added to the main house, to provide local housing. 

We fi
coast, and were drawn to the natural beauty of the area and the laid-back, friendly community. We 
began to spend more and more time there, and when we came across this lot for sale, right on the edge 
of the Pacific Crest Trail, we decided to make some changes to our lives and commit to the area.  

We understand that a previous prospective buyer had applied for guesthouse zoning, to allow four 
attached guest rooms on the main house and two detached vacation cottages. This application was 
denied, but the council did offer that the two vacation rentals could be detached. We were intrigued by 
this offer. By having the vacation cottages be detached, we feel that we can 
and our privacy, as well as tuck multiple smaller buildings in among the stands of larger trees, in order to 
preserve as much of the mature forest as possible.     

The previous application also made us wonder if it would be possible to help address the housing 
situation in Ucluelet. We understand from local friends that housing is very hard to come by. Nigel 
comes from a region of the UK with similar difficulties, where some villages have more than half of their 
housing stock rented out to vacationers. We talked about how we would love to be able to provide local 
housing as well as vacation rentals. However, looking at finances, the current zoning that allows for two 
vacation rentals was important for us to be able to afford to build a home on the property. Thus we are 
asking for a spot zoning that would allow for an additional long-term residential suite attached to the 
house, rather than four more guest suites. I understand there is no specific zoning that exists for this 
scenario, so we are asking for a spot zoning. (Except that it is similar to, but certainly less dense, than 
the guest house zoning, which the lot is large enough to qualify for.)  

In working with John Salmen we have explored ways to make the house and cottages fit in with the land, 
both to minimize their aesthetic and physical impact on the forest. John suggested the idea to make one 
of the guest cottages accessible, which we heartily agreed with. We have gotten such pleasure from our 
own outdoor lifestyle, we would love to help people enjoy the lovely coastline and nature paths who 
also need accessible accommodation.  

Please let me know if you have any questions, concerns or comments on our application. 

Regards, 

Chelsea 

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Schedule A, Bylaw 1164, 2015  June 2015  

District of Ucluelet
Planning Department 

200 Main Street, Ucluelet, BC 
V0R 3A0, PO. Box 999  

tel 250-726-4770 fax 250 726 7335 

Type of Application  

An application is submitted for one or more of the following: 

Official Community Plan Amendment Development Variance Permit 
Zoning Bylaw Amendment Temporary Use Permit  
Development Permit (no variances) Board of Variance 
Development Permit (with variances) Strata Conversion 
Development Permit Amendment Subdivision 

Description of Property 

Civic Address (es):______________________________________________________________________ 
Legal Description:  Lot _______ Plan ________________ Block ______ Section ______ DL____________ 

Applicant Information 

Notice of Disclosure to Applicant(s): The following contact information will be available to the public and may be posted on the 
 

Applicant name: _________________________ Company name: ________________________________ 
Mailing address: ________________________________________________    Postal Code: ___________ 
Tel : ___________________________________ Cell : _________________________________________ 
Email : _________________________________ Fax : _________________________________________ 

The undersigned owner/authorized agent of the owner makes an application as specified herein, and declares that the 
information submitted in support of the application is true and correct in all respects.  

Applicant Signature: ______________________________________ Date: _____________________ 

Registered Owner(s) 

List all registered owners. For strata properties, provide accompanying authorization from all strata owners (not just strata 
corp.). If the owner is an incorporated company/society, attach a current corporate/society search or "notice of directors . 

Registered Owner (s) name: ______________________________________________________________ 
Mailing address: ________________________________________________ Postal Code: ____________ 
Tel : __________________________________ Cell : _________________________________________ 
Email : _________________________________ Fax : _________________________________________ 

Freedom of Information and Protection of Privacy Act (FOIPPA): Personal information is collected, used and disclosed under the 
authority of the Local Government Act, and section 26 (c) of the FOIPPA. The information will be used for the purpose of 
processing this application. 

Owner Signature: ______________________________________ Date: _____________________ 

Office Use Only: 

Folio No.: File No.: Date: Receipt No.: Fee: 

796 Marine Drive, Ucluelet
8 VIP84686 283

Chelsea Ruben n/a
PO Box 1367, Cumberland, BC V0R1S0

(778) 992-0362
frogfur@hotmail.com

Dec 12, 2019

Chelsea Ruben, Nigel Harrison
PO Box 1367, Cumberland, BC V0R1S0

(778) 992-0362
frogfur@hotmail.com

Dec 12, 2019

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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stationdesign@shaw.ca
stationdesign

Topographical data is derived from Municipaility of
Ucluelet Lidar data. Landscape foliage is approximate
and intended to represent the existing landscape.

Building and drive locations are approximate
- final locations are dependent on maintaining existing
native landscape and topographical features.

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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stationdesign@shaw.ca
stationdesign

FINAL IFP PLANS TO BE 
AS PER OWNERS SPECIFICATIONS, 
BCBC, AND MUNCIPALITY OF UCLUELET

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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stationdesign@shaw.ca
stationdesign

FINAL IFP PLANS TO BE AS PER 
OWNERS SPECIFICATIONS, BCBC, AND
MUNCIPALITY OF UCLUELET

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020 Page 1 

DISTRICT OF UCLUELET 

Zoning Amendment Bylaw No. 1267, 2020 

A bylaw to amend the “District of Ucluelet Zoning Bylaw No. 1160, 2013”. 

(796 Marine Drive) 

WHEREAS the District of Ucluelet Council by Bylaw No. 1160, 2013, adopted the Zoning 
Bylaw and now deems it appropriate to amend the Zoning Bylaw;  

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows: 

1. Map Amendment:

Schedule A (Zoning Map) of District of Ucluelet Zoning Bylaw No. 1160, 2013, as 
amended, is hereby further amended by changing the zoning designation of Lot 8, 
District Lot 283, Clayoquot District, Plan VIP84686 [PID 027-473-481 at 796 Marine 
Drive], shown shaded on the map attached to this Bylaw as Appendix “A”, from VR-1 
Zone - Vacation Rental to GH Zone–Guest House. 

2. Text Amendment:

Schedule B of the District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is 
hereby further amended as follows:

a. by adding the following subsection to section GH.1 in alphanumerical order, as
follows:

“GH-1.2 Despite section GH.1.1 above, Secondary Suite is permitted as a
secondary use and a Guest House is not permitted as a principle use on the
following properties:

(a) PID 027-473-481, Lot 8, District Lot 283, Clayoquot District, Plan 
VIP84686 [796 Marine Drive]” 

b. by replacing subsection 405.2 (1) (c) with the following text:

“as accessory to a permanent residential use and administered by the full-time
and present resident occupying the principle Single Family Dwelling or Guest
House. “

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020 Page 2 

3. Citation:

This bylaw may be cited as “District of Ucluelet Zoning Amendment Bylaw No. 1267,
2020”.

READ A FIRST TIME this day of , 2020. 

READ A SECOND TIME this      day of        , 2020. 

PUBLIC HEARING held this      day of  , 2020. 

READ A THIRD TIME this      day of            , 2020. 

ADOPTED this      day of            , 2020. 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1267, 2020.” 

Mayco Noël
Mayor 

Mark Boysen 
Corporate Officer 

THE CORPORATE SEAL of the 
District of Ucluelet was hereto 
affixed in the presence of: 

Mark Boysen 
Corporate Officer 

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020 Page 3 

Appendix ‘A’  

Bylaw No. 1267, 2020
From: VR-1 
To: GH 

Subject Property 

N 

Reports and Materials Related to Bylaw No. 1267, 2020 (796 Marine Drive)
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DISTRICT OF UCLUELET 

Excerpts from the Tuesday, June 23, 2020 Regular Meeting Minutes  
These Minute Excerpts are DRAFT as they have NOT been adopted by Council. 

14. LEGISLATION

14.4  Zoning Bylaw Amendment for 796 Marine
Drive John Towgood, Planner 1 

Mr. Greig presented this report. He noted that the proposed bylaw would allow two 
detached cottages, and a single family dwelling with a secondary suite on the subject 
property. The secondary suite may not be used as a short term accommodation. He 
also noted that the total square footage of the three proposed structures is only 
2225 sq ft.  

The owner spoke to the application. She explained that multiple structures are 
proposed to preserve as many trees as possible on the property. 

2020.132.REGULAR  It was moved by Councillor McEwen and seconded by Councillor Hoar 

THAT Council approve recommendation 1 of report item "Zoning Bylaw 
Amendment for 796 Marine Drive" which states:  

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1267,
2020, be given first and second reading and advanced to a public
hearing.

CARRIED. 

Excerpts from Previous Council Meetings Minutes Related to Bylaw No. 126...
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District of Ucluelet Zoning Bylaw Amendment Bylaw No. 1244, 2019 Page 1 

DISTRICT OF UCLUELET 

Zoning Bylaw Amendment Bylaw No. 1244, 2019  

A bylaw to amend the District of Ucluelet Zoning Bylaw (221 Minato Road). 

WHEREAS Section 479 and other parts of the Local Government Act authorize zoning 
and other development regulations; 

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows; 

1. Map Amendment:

Schedule A (Zoning Map) of District of Ucluelet Zoning Bylaw No. 1160, 2013, as
amended, is hereby further amended by changing the zoning designation of Lot B,
District Lot 286, Clayoquot District, Plan VIP79908 (221 Minato Road, PID 026-487-
764), from “RU: Rural Residential” to areas designated as “CG: Campground”, “GH:
Guest House” and “P-1: Public Institutional”  as outlined in black on the map attached
to this Bylaw as Appendix “A”.

2. This bylaw may be cited as “District of Ucluelet Zoning Bylaw Amendment Bylaw No.
1244, 2019”.

READ A FIRST TIME this 8th day of October, 2019. 

READ A SECOND TIME this 8th day of October, 2019. 

PUBLIC HEARING held this       day of  , 2019. 

READ A THIRD TIME this     day of        , 2019. 

ADOPTED this     day of               , 2019. 

Presentation of Bylaw No. 1244, 2019, Development Variance Permit DVP 19...
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District of Ucluelet Zoning Bylaw Amendment Bylaw No. 1244, 2019 Page 2 
  

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1244, 2019.” 

 

 

 

 

Mayco Noël 
Mayor 

 
Mark Boysen 
Corporate Officer 

    

 

 

 

THE CORPORATE SEAL of the District of Ucluelet was hereto affixed in the presence of: 

 

 

 

 
  Mark Boysen 

Corporate Officer 
  

 

Presentation of Bylaw No. 1244, 2019, Development Variance Permit DVP 19...
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Appendix A to Ucluelet Zoning Amendment Bylaw No. 1244, 2019 

GH  

CG  

CG  

P‐1  

Presentation of Bylaw No. 1244, 2019, Development Variance Permit DVP 19...
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Page 1 of 7 

DEVELOPMENT VARIANCE PERMIT DVP19-02 
Pursuant to section 498 of the Local Government Act, 2015: 

1. This Development Variance Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0 

2. This Development Variance Permit applies to, and only to, those lands within the District of Ucluelet described
below, and the buildings, structures, and other development thereon:

LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221 MINATO ROAD) PID:  026-487-764  

3. The work authorized by this Permit may only be carried out:

a. in compliance with the requirements of the District of Ucluelet Zoning Bylaw No. 1160, 2013, except where
specifically varied or supplemented by this development variance permit.

b. in compliance with all federal, provincial, and municipal statutes, regulations, and bylaws.

4. This Permit authorizes the following variances for the proposed campsite development of the Lands as shown on
the plans attached as Schedule A:

i. Reduce the required side yard setback for a campsite to 1.5m whereas the District of Ucluelet Zoning
Bylaw No. 1160, 2013, section CG.5.2 (1) (c) requires a minimum of 7.5m.

5. This Permit authorizes the following variances for the proposed Guest House of the Land as shown on the plans
attached as Schedule B:

ii. Increase the allowable Maximum Height for the principle building (Single Family Dwelling) to 10.9m
whereas the District of Ucluelet Zoning Bylaw No. 1160, 2013 indicates a maximum allowable height of
8.5m.

6. The above variances are granted for the proposed development of the Land as shown on Schedules A and B.
Should the Land or portions of the Land be redeveloped at some future date, this Development Variance Permit
shall cease to apply and the zoning and servicing standards in effect at the time shall apply.

7. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and upon such filing,
the terms of this Permit or any amendment hereto shall be binding upon all persons who acquire an interest in
the land affected by this Permit.

8. This Permit is NOT a Building Permit.

Appendix I
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AUTHORIZING RESOLUTION passed by the Municipal Council on the      day of  , 2020. 

THE DISTRICT OF UCLUELET     
by its authorized signatories:   

ISSUED the        day of      , 2020. 

_______________________________ 

Bruce Greig - Manager of Community Planning 
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SCHEDULE A 
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SCHEDULE B 
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TEMPORARY USE PERMIT TUP19-01 
General Terms 

1. This Temporary Use Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0

(the “Permittee”)

as the registered owner and responsible tenant of, and shall apply only to, the lands and
premises situate in the District of Ucluelet, in the Province of British Columbia, and more
particularly described as:

AREA DESIGNATED PHASE 1 ON LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221
MINATO ROAD) PID:  026-487-764

(the "Lands").

2. This Temporary Use Permit is issued pursuant to section 492 to 497 of the Local
Government Act.

3. This Temporary Use Permit is issued subject to compliance with all applicable District of
Ucluelet Bylaws.

4. This permit does not relieve an owner or occupier from obtaining any other approvals
required by any other jurisdiction, or from meeting any other applicable regulations.

5. This Temporary Use Permit authorizes the following use of the Lands, despite the
regulations adopted in Ucluelet Zoning Bylaw No. 1160, 2013, as amended:

a. to permit seasonal accommodation in up to 10 Camping Spaces, located on the
Lands as shown on Schedule 2 and subject to the conditions listed on Schedule 1.

6. The permit holder, as a condition of issuance of this Permit, agrees to comply with the
requirements and conditions of Schedules 1, which are attached hereto and form part of
this permit.

7. The land described herein shall be used and developed strictly in accordance with the terms
and conditions and provisions of this Permit.

8. If the Permittee does not substantially commence the use with respect to which this permit
was issued within six months after the date it was issued, the Permit shall lapse.

9. Notice shall be filed in the Land Title Office under section 503 of the Local Government Act,
and upon such filing, the terms of this Permit or any amendment hereto shall be binding
upon all persons who acquire an interest in the land affected by this Permit.

10. This Permit is NOT a Building Permit.
11. This Permit is NOT a Development Permit.
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AUTHORIZING RESOLUTION passed by the Municipal Council on the     day of                  , 2020. 

IN WITNESS WHEREOF this Temporary Use Permit is hereby executed and issued by the Municipality 
the           day of                 , 2020. 

THIS PERMIT SHALL EXPIRE on the       day of   , 2023. 

THE DISTRICT OF UCLUELET             
by its authorized signatories:              

___________________________________________      ___________________________________________ 
Mayco Noël – Mayor           Mark Boysen – Corporate Officer 

OWNER   
by its authorized signatory 

___________________________________________ 
PLEASE PRINT 

ISSUED the  day of  , 2020. 

__________________________________________ 
Bruce Greig - Manager of Community Planning 
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Schedule 1   Terms of Temporary Use Permit Conditions TUP19-01 

a) The permitted temporary use shall be limited to the following:

A maximum of Ten (10) long-term seasonal recreational vehicle (RV) / trailer camping units, in 
the spaces shown. 

b) The RV spaces are to be located only as indicated on the site plan (Schedule 2).
c) The Permittee must oversee the use of the Lands and keep a manager / caretaker resident on

site during any period when the seasonal employee units are occupied.  The on-site manager’s
telephone and email contact shall be provided to the District and updated as required.

d) The campground manager is to maintain a register of campers, contact information and vehicle
registration, and make the register available at all times if requested by the District.

e) The proposed seasonal RV spaces are for local and regional staff accommodation,
f) At the end of each seasonal stay, or within 6 months less a day, the Permittee shall notify the

Bylaw Services Officer in writing that the unit has been vacated.
g) No person shall make, allow, or cause to be made any loud, objectionable, or unnecessary noise

anywhere within the seasonal camping area which may disturb the peace, quiet, rest,
enjoyment, comfort, and/or convenience of the neighborhood between the hours of 10 pm of
one day and 7 am of the next day.

h) The Permittee shall provide for collection and pickup of garbage and recycling in appropriate
wildlife-proof containers.

i) No RV spaces are to be occupied unless they are serviced by approved potable water and
sewage disposal systems.  Any failure to properly collect and dispose of septic waste will result
in suspension of this permit and forfeit of the security deposit.

j) No RV spaces are to be occupied until the access drive aisles, parking spaces, trailer pads and
fire lanes are delineated to the satisfaction of the District.  Access aisles and vehicle turnarounds
are to be kept free at all times, for emergency access.

k) No RV spaces are to be occupied until the Permittee has provided the site amenities and
landscaping as shown on Schedule 2.  The Permittee is to provide a detailed plan for fencing,
landscaping and site amenities prior to construction, for approval by District staff.

l) An on-site parking space shall be provided for each seasonal RV pad, in addition to the required
parking for all other uses on site.

m) No additions, accessory buildings, structures or outdoor storage is permitted in long-term
seasonal RV spaces;

n) The municipal Bylaw Services Officer may arrange for site inspection at any time, in a reasonable
manner, to monitor compliance with the terms of the Temporary Use Permit.
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STAFF REPORT TO COUNCIL 

Council Meeting: JUNE 23, 2020 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:  BRUCE GREIG, MANAGER OF COMMUNITY PLANNING FILE NO:       3360-20-RZ18-08  
 3060-20-DP19-01 
 3060-20-DP19-02 
 3060-20-DP20-02 
 3090-20-DVP19-02 
 3070-20-TUP19-01 
 FOLIO  196-036  

SUBJECT:     PROPOSED REZONING, SUBDIVISION AND DEVELOPMENT 
PERMITS FOR 221 MINATO ROAD (LOT B, DISTRICT LOT 
286, CLAYOQUOT DISTRICT, PLAN VIP79908). 

REPORT NO:  20-52  

ATTACHMENT(S): APPENDIX A – APPLICANTS’ UPDATED PROPOSAL 
APPENDIX B – STAFF REPORT DATED OCTOBER 8, 2019 
APPENDIX C – STAFF REPORT DATED APRIL 9, 2019  
APPENDIX D – ZONING AMENDMENT BYLAW NO. 1244 (MAP AMENDMENT)  
APPENDIX E – ZONING AMENDMENT BYLAW NO. 1256 (TEXT AMENDMENT - CAMPGROUND 
REGULATIONS)  
APPENDIX F – DEVELOPMENT PERMIT DP19-01 (ENVIRONMENT REMEDIATION) 
APPENDIX G – DEVELOPMENT PERMIT DP19-02 (SUBDIVISION) 
APPENDIX H – DEVELOPMENT PERMIT DP20-02 (PHASE 1 CAMPGROUND) 
APPENDIX I  – DEVELOPMENT VARIANCE PERMIT DP19-02 (CAMP SITE, BUILDING HEIGHT) 
APPENDIX J  – TEMPORARY USE PERMIT TUP19-01 (LONG TERM CAMPING) 
APPENDIX K – DRAFT S.219 NO BUILD COVENANT 

RECOMMENDATIONS: 

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019, be advanced to a
public hearing.

2. THAT Council rescind second reading of District of Ucluelet Zoning Amendment Bylaw No.
1256, 2019.

3. THAT District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given second
reading as amended and be advanced to a public hearing.

4. THAT Council direct staff to give notice to receive comment on Development Variance
Permit DVP19-02 and Temporary Use Permit TUP19-01 in conjunction with the public
hearing on the zoning amendment bylaws and proposed development at 221 Minato Road.
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BACKGROUND 

At its April 9, 2019 meeting Council received an initial report on the proposed development and 
subdivision of the property at 221 Minato Road (Lot B, District Lot 286, Clayoquot District, Plan 
VIP79908), (the “Subject Property”).  At that meeting Council authorized Development Permit 
DP19-01 for the environmental mitigation of the riparian areas of the site (see Appendix “F”), and 
passed the following motions:  

1. “THAT Council authorize issuance of Development Permit DP19-01 for the restoration of the
previously damaged riparian and marine shoreline areas of the property at 221 Minato Road.

2. THAT Council indicate support for the concept of rezoning the property at 221 Minato Road
for a 2-lot subdivision to create a Guest House parcel and a Campground parcel, and indicate
that adoption of a zoning amendment bylaw for the requested uses would be subject to the
following:

a. completion of the site restoration work under Development Permit DP19-01 including
monitoring and sign-off by the Qualified Environmental Professional;

b. including, as part of the subdivision to create the two parcels, dedication for park
purposes of a 30m corridor upland from the natural boundary along the marine
shoreline adjacent to the proposed Campground parcel, plus the entire stream setback
area surrounding Stream 1;

c. the owners providing a restrictive covenant on the proposed Guest House parcel which
would restrict any further subdivision of that lot unless at that future date the
following are provided by the property owner:

i. dedication for park purposes a 30m corridor upland from the natural
boundary along the marine shoreline adjacent to the property; and,

ii. appropriate funds to construct a trail system and viewing platform to
municipal standards in the shoreline park dedicated in (i) above;

d. the owners providing a contribution for half the cost of constructing the stream
section of trail and viewing platform, prior to commencing construction of the Long-
Term Camping spaces in the proposed Phase 1;

e. the owners providing a restrictive covenant on the proposed Campground parcel
ensuring that construction of the Short-Term Camping shown as Phase 3 will not
commence before the adjacent section of Olsen Bay trail has been constructed.

3. THAT Council indicate support for the concept of issuing a Temporary Use Permit to permit
long-term camping in the proposed designated area of the campground, subject to conditions
including:

a. Seasonal camping stays are not to exceed six months;
b. No additions, accessory buildings, structures or outdoor storage is permitted in long-

term camping spaces;
c. A resident campground manager is required on-site; and,
d. The campground manager is to maintain a register of campers, contact information

and vehicle registration, and make the register available at all times if requested by
the District.
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4. THAT Council indicate support for the concept of issuing a Development Permit for the
subdivision of the property into the proposed Guest House and Campground parcels, subject to
the following conditions:

a. that the owners provide a detailed landscape plan showing replanting of native tree
and understory species in the undeveloped portions of the Minato Road 10m road
right-of-way dedication areas:

i. at the future public access trail to Olsen Bay at the end of Minato Road; and,
ii. screening of the proposed long-term camping spaces adjacent to Minato Road

including appropriate fencing;
b. that prior to subdivision approval, the owners providing:

i. a civil engineering assessment and design for all required services including
road, water, sewer, on- and off-site stormwater management and the location
of private power and data utilities; and,

ii. a traffic engineering safety assessment of vehicle and pedestrian movements
resulting from the proposed development and upgrades, if necessary, at the
intersection of Peninsula Road and Minato Road and at the future trail
crossing of Peninsula Road to the Ancient Cedars loop, for review and approval
by the municipality and the Ministry of Transportation and Infrastructure.

5. THAT, subject to public comment, Council indicate support for considering a variance to
increase the maximum permitted height of the main house on the proposed Guest House parcel
from 8.5m (28 ft.) to 10.9m (36 ft.); and,

6. THAT Council indicate that issuance of a future Development Permit for construction of the
proposed Short-Term Campground (phase 3) would be subject to protecting the full 30m
forested buffer along the Peninsula Road frontage, unless the owners can demonstrate that the
proposed tent sites within this area would not be visible from the road.”

At the October 8, 2019, regular meeting of Council, Staff presented a report and draft zoning 
amendment bylaws for Council review. It was confirmed that the proposed contribution for trail 
construction contemplated in resolution 2(d) from the April 2019 meeting (noted above) is to be 
$50,000.00.  After discussion Council passed the following resolutions: 

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given First and Second
readings and be referred for legal review.

2. THAT Council:
a. indicate support for the updated proposal including an offer of a $10,000 contribution

to the District of Ucluelet for adding fencing, interpretive signs and protective barriers
at trail ends to protect adjacent marine shoreline habitat;

b. give the District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019 First and Second
reading; and,

c. direct staff to prepare the necessary permits, covenants and agreements and present
them to Council prior to Bylaw No. 1244 proceeding to a public hearing.

The applicant forwarded Staff detailed development drawings on February 24, 2020. Staff also 
worked with the applicant to refine the campground bylaw. This report focuses on the new 
information provided by the applicant and proposed changes to the draft Bylaw No. 1256.   
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REZONING – BYLAW 1244 (MAP AMENDMENT) 

This bylaw has not changed from what was presented in the previous October 8, 2019 report. 
Please refer to Appendix “B” for details, and Appendix “D” for the text of the bylaw. 

 REZONING – BYLAW 1256 (CAMPGROUND ZONE) 

Section 7 of draft Bylaw No. 1256 was modified to recognize a lesser bathroom requirement for 
RV’s, showers and toilets. The applicant considered the original bathroom requirements as high 
which initiated a staff review of Parks Canada campground facility requirements. This comparative 
review concluded that the following would be a reasonable amendment to the original text: 

The following is the original text: 

 (7) Campground Washroom facilities: 
(a) Campgrounds shall provide a minimum of one centrally located washroom facility.  
(b) washroom facility(s) are to be equipped with a minimum of one (1) toilet and one (1) shower 
stall per four (4) Camping Spaces.  
(c) each washroom facility must contain an accessible washroom in conformance with the BC 
Building Code. 

The following is the amended text: 

 (7) Campground Washroom facilities: 
(a) Campgrounds shall provide a minimum of one centrally located washroom facility.  
(b) Washroom facility(s) for un-serviced Camping Spaces are to be equipped with a minimum of 
one (1) toilet and half (0.5) a shower stall per five (5) Camping Spaces.  
(c) Washroom facility(s) for fully serviced Camping Spaces (camping spaces equipped with a 
sewer and water connection) are to be equipped with a minimum of one (1) toilet and one (.5) 
shower stall per eight (8) Camping Spaces.  
(d) Each washroom facility must contain an accessible washroom in conformance with the BC 
Building Code. 

See Appendix “E” for the text of the bylaw including the amended language. 

DEVELOPMENT PERMITS AND OTHER DOCUMENTS 

Drafts of the Development Permit (DP), the Development Variance Permit (DVP), the Temporary 
Use Permit (TUP) and related restrictive covenant are included for information. Council would 
consider final approval of these permits and documents in conjunction with the potential adoption 
of zoning amendment Bylaw No. 1244 and 1256, if the bylaws proceed to that point.      

DP20-02 – Subdivision 

See Appendix “G” for the draft Development Permit.  The form and character of the subdivision of 
the subject property has not substantially changed since the October 8, 2019 report (Appendix 
“B”). The applicant has supplied a more detailed site plan that better articulates subdivision lot 
boundaries and the details of Minato Road. The following is the DP analysis for the subdivision of 
the subject property. The subject lands fall into Development Permit Area No. 8 (Former Forest 
Reserves Lands) which was established for three purposes which are addressed separately below. 
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1. Protection of the natural environment, its ecosystems and biological diversity

As discussed in earlier reports the lands have already been substantially cleared and the applicant 
has ongoing remedial work underway with the last of the required planting occurring this year. The 
remediation work is proceeding under DP19-01 which was authorized by Council April 9, 2019 (see 
Appendix “F”).  Besides minor clearing to widen Minato Road, to create on street parking and a 
turnaround, and to create a sidewalk; there is no further disturbance of the natural environment 
anticipated.   

2. Protection of development from hazardous conditions

The subject property has low lying areas along the natural boundary with inlet and within the 
stream corridors that could be subject to flooding, sea level rise, storm surge, and possible tsunami 
inundation. In general, the subdivision of properties in low lying areas, subject to the hazards listed 
above, should be designed in a way that creates lots where the potential building envelopes are safe 
from hazardous conditions. The proposed subdivision of this property would create three parcels: 

1. The lot to be dedicated to the District of Ucluelet as park. This lot consists of a low-lying
shorefront and stream corridor and is well suited as a park and trail space.

2. The Campground Lot. This lot is a 4.8 ha (11.9 acre) parcel on either side of the stream
corridor portion of the park.  The lot is for the most part at an elevation of 8m or greater
geodetic. This parcel is well suited for the proposed campground use.

3. The Guesthouse Lot. This lot is a 3.1 Ha (7.6 acre) parcel which would have the potential
under the proposed GH zoning for future subdivision into a maximum of 8 lots. At this point
the proposed single-family dwelling and guest cabins will require geotechnical review to
establish the appropriate Flood Construction Level for the respective buildings.  Assessment
of hazardous conditions is part of any subdivision approval process prior to acceptance of a
plan to create new parcels.

3. Establishment of objectives for the form and character of development

The Former Forest Reserve Lands is the largest of Ucluelet’s Development Permit Areas. Special 
conditions of this landscape include some of the District’s richest forested habitat and the potential 
for spectacular residential and commercial development. Covering roughly half of Ucluelet’s land 
base, the area is largely unexploited by development offering an excellent opportunity to ensure the 
right balance is struck between the community character, protection of environmental values and 
economic viability. Objectives of this DPA include protecting the natural qualities that make this 
place so special.  The following are considered key DP guidelines for this development: 

• All developments should respect archaeological resources and comply with all relevant statutes and
regulations for the protection thereof. The District may require, at their discretion, that the
applicant provide at their own cost an archaeological assessment report;

• Developments shall strive to create openness, connections, or views to the waterfront areas through
open spaces or pathways.  No development shall impede public access to the foreshore beyond
private property boundaries;

• A landscape preservation plan for all developments must be included as part of the development
application process in order to ensure protection of existing significant trees and shrubs. This will
include plans showing pre and post-development conditions in order to prevent over-cutting;
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• All Sitka spruce must be identified by a qualified arborist and, where they are determined to be
healthy, preserved;

Context 

The subject lot is approximately 24.86 acres in size, and it is currently zoned as RU with the coastal 
areas zoned as P-1. The subject Lands are comprised of one complete lot and the site generally 
consists of areas with a moderate slope. There are two small creeks running through the property 
as discussed in previous reports. There is a large portion of the site that has been cleared as 
indicated by google maps image below (Figure 1). 

Figure 1 - Site Context 

Proposed Subdivision 

The Applicant is proposing a 2-lot subdivision with park dedication (Figure 2). 
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Figure 2 - Subdivision 

This subdivision with its large parcels may over time prove to be an interim step that could see the 
lands develop into a denser residential neighbourhood when the economic and housing climate is 
right. The park being dedicated at this point will create the opportunity for the community to 
benefit from that amenity now and leave the considerations for a redevelopment, rezoning, and 
further subdivision of the Guest House and Campground properties for another day.  

Vehicle Access and Traffic Safety 

The site will have access off Minato Road. This road is currently a gravel lane that dead ends after 
185m and lies within a 10m road right-of-way. The applicant will be dedicating a further 10m 
(bringing the total road dedication for Minato Road to the standard 20m width), preparing and 
paving the road surface, adding a sidewalk, and controlling the storm water as required by 
Ucluelet’s Subdivision Services Control Bylaw No. 521, 1989. As part of the subdivision process the 
applicant will be required to provide full engineering and bonding for these works. The applicant 
will also be required to provide a crosswalk so that guests of the campground may safely cross 
Peninsula Road. Both the Minato Road intersection works, and the crosswalk will require a Ministry 
of Transportation permit.   

Landscaping, Tree Retention and Removal 

All disturbed areas along the Minato Road will be required to have sediment control and will be 
required to be replanted in native species.  
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Sewage Disposal 

The applicant will be required to complete an engineering review of the onsite and offsite impacts 
of all sewer works as part of the subdivision process. The Minato works will be required to be sized 
to handle the current proposal and potential capacity of Minato Road.  

Water Supply 

The applicant will be required to complete an engineering review of the onsite and offsite impacts 
of all water works as part of the subdivision process. The Minato works will be required to be sized 
to handle the current proposal and potential capacity of Minato Road.  

Accessibility 

All new pedestrian elements such as sidewalls and crosswalks will be fully accessible and will 
connect to the Peninsula Road multi-use path.   

DP20-02 – PHASE 1 LONG TERM CAMPING AREA 

See Appendix “H” for the draft Development Permit.  The applicant is proposing to start the 
development on the property with the long-term campground phase, listed as phase one on the 
applicant’s site plan (Figure 3).  

Figure 3 – Proposed Campground including Long-Term stays 

DVP 
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This phase consists of 10 RV sites, one two storey 800sqft caretaker cabin, and one washroom 
facility with two toilets (1 accessible), 2 showers (1 accessible). There is also an animal proof 
garbage enclosure and guest parking. The pads and 6m lane will be compacted gravel with a paved 
connecting apron that connects the internal lane to Minato Road.  

The roadside will be landscaped in native species trees and understory. The RV sites are to be 
placed around existing mature trees as per survey provided in Appendix A. To provide access and 
protect the environmentally sensitive waterfront, an appropriately constructed trail along the 
stream corridor with a viewing platform on the water would be constructed by the District in the 
dedicated Park corridor.  This will be partially financed by the applicant by the proposed 
contribution of $60,000 to trail and waterfront viewing platforms and barriers. 

DVP19-02  

See Appendix “I” for the draft Development Variance Permit. 

Long-term Campground 

The proposed campground will conform with the proposed Campground zone with the exception of 
one of the camp sites. This site located within 1.5m of the side yard (see DVP label in Figure 3) 
whereas the new campground zone requires 7.5m. The applicant is requesting Development 
Variance Permit (Appendix I) because they would like to fit 10 spaces on this part of the parcel. It 
should be noted that the future public trail could run close to this campsite.  

Guest House 

The applicant is requesting a maximum height of the proposed single-family dwelling on the guest 
house lot to be 10.9m whereas the section 5.1 of the zoning bylaw indicates 8.5.  As noted 
previously, this change would have little impact on the neighboring properties.  

TUP19-01 – PHASE 1 LONG TERM CAMPING AREA 

The applicant is requesting to allow seasonal employee housing for up to three years in a maximum 
of 10 Recreational Vehicles on the subject property. The allowance of TUP19-01 would be subject to 
the applicant installing and maintaining all services and making all site improvements in 
accordance with the term and conditions of the permit (see Appendix “J”) prior to occupying any of 
the RV units. 

NO BUILD COVENANT 

The draft restrictive covenant attached as Appendix “K” is to ensure that no subdivision or 
development will occur on 221 Minato Road (Lot B, DL 286, Clayoquot District, Plan VIP79908) 
unless it is in accordance with the terms and conditions of that covenant. This is a standard 
covenant put in place to ensure that amenities and securities such as park dedication, cash 
contributions and greens space covenants that form part of rezoning considerations are secured. 

OPTIONS REVIEW: 

Staff support this application proceeding as a good mix of land uses on this parcel at this time, and 
note the public benefit offered by the significant park and trail contributions offered by the owners. 
If Council is supportive of the current proposal, staff recommend that Council follow the 
recommendation listed at the outset of this report.  A public hearing (at this point in time to be held 
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by Zoom meeting) would be the next step in the process.  Alternatively, Council could consider the 
following: 

7. THAT Council provide alternative direction to staff.

Respectfully submitted: Bruce Greig, Manager of Community Planning 
Mark Boysen, Chief Administration Officer 
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STAFF REPORT TO COUNCIL 

Council Meeting: OCTOBER 8, 2019 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:  BRUCE GREIG, MANAGER OF COMMUNITY PLANNING FILE NO:       3060-20-DP19-01 
  3360-20-RZ18-08 
  3090-20-DVP19-02 
  3070-20-TUP19-01 

SUBJECT:     PROPOSED REZONING, SUBDIVISION AND DEVELOPMENT 
PERMITS FOR 221 MINATO ROAD (LOT B, DISTRICT LOT 286, 
CLAYOQUOT DISTRICT, PLAN VIP79908). 

REPORT NO:  19-129  

ATTACHMENT(S): APPENDIX A – APPLICANTS’ UPDATED PROPOSAL 
APPENDIX B – ENVIRONMENTAL PROGRESS LETTER DATED AUGUST 13, 2019 
APPENDIX C – STAFF REPORT DATED APRIL 9, 2019  
APPENDIX D – ZONING AMENDMENT BYLAW NO. 1244 – MAP AMENDMENT  
APPENDIX E – ZONING AMENDMENT BYLAW NO. 1256 – TEXT AMENDMENT (NEW CG ZONE 
CAMPGROUND) 

RECOMMENDATIONS: 

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given First and
Second readings and be referred for legal review.

2. THAT Council:
a. indicate support for the updated proposal including an offer of a $10,000

contribution to the District of Ucluelet for adding fencing, interpretive signs and
protective barriers at trail ends to protect adjacent marine shoreline habitat;

b. give the District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019 First and
Second reading; and,

c. direct staff to prepare the necessary permits, covenants and agreements and
present them to Council prior to Bylaw No. 1244 proceeding to a public hearing.

BACKGROUND 

At the April 9, 2019 regular meeting of Council, Staff presented a report for the potential 
subdivision, rezoning and development of the property at 221 Minato Road (Lot B, District Lot 286, 
Clayoquot District, Plan VIP79908), (the “Subject Property”). Council made the following motions 
at this meeting: 

1. THAT Council authorize issuance of Development Permit DP19-01 for the restoration of the
previously damaged riparian and marine shoreline areas of the property at 221 Minato Road.

2. THAT Council indicate support for the concept of rezoning the property at 221 Minato Road
for a 2-lot subdivision to create a Guest House parcel and a Campground parcel, and indicate

Appendix B
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that adoption of a zoning amendment bylaw for the requested uses would be subject to the 
following:  

a. completion of the site restoration work under Development Permit DP19-01 including
monitoring and sign-off by the Qualified Environmental Professional;

b. including, as part of the subdivision to create the two parcels, dedication for park
purposes of a 30m corridor upland from the natural boundary along the marine
shoreline of both parcels, plus the entire stream setback area surrounding Stream 1;

c. the owners providing a restrictive covenant on the proposed Guest House parcel which
would restrict any further subdivision of that lot unless at that future date the
following are provided by the property owner:

i. dedication for park purposes a 30m corridor upland from the natural
boundary along the marine shoreline adjacent to the property; and,

ii. appropriate funds to construct a trail system and viewing platform to
municipal standards in the shoreline park dedicated in (i) above;

d. the owners providing a contribution for half the cost of constructing the stream
section of trail and viewing platform, prior to commencing construction of the Long-
Term Camping spaces in the proposed Phase 1;

e. the owners providing a restrictive covenant on the proposed Campground parcel
ensuring that construction of the Short-Term Camping shown as Phase 3 will not
commence before the adjacent section of Olsen Bay trail has been constructed.

3. THAT Council indicate support for the concept of issuing a Temporary Use Permit to permit
long-term camping in the proposed designated area of the campground, subject to conditions
including:

f. Seasonal camping stays are not to exceed six months;
g. No additions, accessory buildings, structures or outdoor storage is permitted in long-

term camping spaces;
h. A resident campground manager is required on-site; and,
i. The campground manager is to maintain a register of campers, contact information

and vehicle registration, and make the register available at all times if requested by
the District.

4. THAT Council indicate support for the concept of issuing a Development Permit for the
subdivision of the property into the proposed Guest House and Campground parcels, subject to
the following conditions:

j. that the owners provide a detailed landscape plan showing replanting of native tree
and understory species in the undeveloped portions of the Minato Road 10m road
right-of-way dedication areas:

i. at the future public access trail to Olsen Bay at the end of Minato Road; and,
ii. screening of the proposed long-term camping spaces adjacent to Minato Road

including appropriate fencing;
k. that prior to subdivision approval, the owners providing:

i. a civil engineering assessment and design for all required services including
road, water, sewer, on- and off-site stormwater management and the location
of private power and data utilities; and,

ii. a traffic engineering safety assessment of vehicle and pedestrian movements
resulting from the proposed development and upgrades, if necessary, at the
intersection of Peninsula Road and Minato Road and at the future trail
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crossing of Peninsula Road to the Ancient Cedars loop, for review and approval 
by the municipality and the Ministry of Transportation and Infrastructure. 

5. THAT, subject to public comment, Council indicate support for considering a variance to
increase the maximum permitted height of the main house on the proposed Guest House parcel
from 8.5m (28 ft.) to 10.9m (36 ft.); and,

6. THAT Council indicate that issuance of a future Development Permit for construction of the
proposed Short-Term Campground (phase 3) would be subject to protecting the full 30m
forested buffer along the Peninsula Road frontage, unless the owners can demonstrate that the
proposed tent sites within this area would not be visible from the road.

The adopted motion, above, was modified from the original Staff recommendation as represented 
in the bold text below: 

Original: 

“2. b.   including, as part of the subdivision to create the two parcels, dedication for park 
purposes of a 30m corridor upland from the natural boundary along the marine shoreline 
adjacent to the proposed Campground parcel, plus the entire stream setback area 
surrounding Stream 1;” 

As adopted: 

“2.b.   including, as part of the subdivision to create the two parcels, dedication for park 
purposes of a 30m corridor upland from the natural boundary along the marine shoreline of 
both parcels, plus the entire stream setback area surrounding Stream 1;” 

Staff understand the intent of this Council direction was that the 30m shoreline portion of the 
proposed Guest House (GH) lot was to be dedicated as public park land rather than register a 30m 
green space covenant over the shoreline area. One of the main concerns expressed was for the level 
of protection of the shoreline of Olsen Bay. As the salt marshes are a very delicate marine 
ecosystem, Council felt a park dedication rather than a covenant was a better way to protect this 
area.  

Since the April 9, 2019 meeting, the applicant has met with planning staff several times and the 
applicant has come forward with the following counteroffer. 

UPDATED PROPOSAL AUGUST 13, 2019 

A. The applicant is not agreeable to offering the 30m shoreline area of the proposed GH lot for park 
dedication as requested by Council April 9, 2019. They have instead offered to augment the original 
Staff recommendation with a $10,000 cash contribution to the District of Ucluelet for fencing, 
interpretive signs and protective barriers.  In discussion with the owners, this is intended to 
provide trail features so that the public could view the salt marsh of Olsen Bay at either end of the 
property, but foot traffic would be clearly directed away from trampling sensitive shoreline areas. 

The other measures originally recommended by staff would also apply, which read as follows: 

“To provide a 30m restrictive green space covenant on the proposed Guest House parcel which 
would also restrict any further subdivision of that lot unless at that future date the following are 
provided by the property owner:  
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• dedication for park purposes a 30m corridor upland from the natural boundary along the
marine shoreline adjacent to the property; and,

• appropriate funds to construct a trail system and viewing platform to municipal standards in
the shoreline park dedicated.”

B. The applicant is now offering to contribute a full 30m Park Dedication along the entire shoreline 
of the proposed campground lot. They had previously only offered a 20m park dedication plus a 
10m no-build covenant on the campground lot in favor of the District of Ucluelet.   

C. The applicant has also reduced the riparian area of Steam #1 to concur with the boundaries of an 
updated riparian area as presented by their environmental consultant:  

Figure 1 – Updated Riparian Map 

Area Removed 
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DISCUSSION: 

It is important that this report be read in conjunction with the April 9, 2019 staff report on this 
proposed development (see Appendix C). The report in hand is specific to the changes in the 
applicant’s updated proposal and the details of the zoning amendment bylaws prepared by staff. 

Updated Item A 

The applicant is offering a $10,000 cash contribution to the District of Ucluelet for fencing, 
interpretive signs and protective barriers. Each side of the property where the shoreline interfaces 
with a public space will require some measure to deter the public from walking across sensitive 
shoreline habitat.  The $10,000 offered would need to be divided between those two points, 
amounting to roughly $5,000 per side. This money would be spent at the discretion of the District of 
Ucluelet, typically following discussion with the Wild Pacific Trail Society. Staff Consider the modest 
barrier and high education approach taken in the Spring Cove trail segment shown below (Figure 2 
& Figure 3) is appropriate for this shoreline area.  Staff also consider the $10,000 offered the 
minimum contribution for this work.  

Figure 2 – Spring Cove photo 1 
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Figure 3 – Spring Cove photo 2 

The most robust long-term protection for sensitive ecosystems is by full park dedication.  A few 
environmental consultants have observed that, “it is the homeowner and their weedwhacker or 
chainsaw” who does the most damage to environmentally sensitive areas. If this shoreline area is 
not to be a dedicated public park, considering the sensitivity of the ecosystem and the remoteness 
of parts of the covenant area, it will be important to ensure that the terms of the section 219 
Restrictive Covenant are detailed enough to give confidence that this area will be protected. Staff 
would work with the municipal solicitors to ensure that the covenant is enforceable on the 
following points: 

1. all flora and fauna are preserved and undisturbed;
2. allow the District of Ucluelet staff to, at their discretion, walk the covenant area and inspect

for any modification or damage to the natural environment;
3. make enforcement of any infraction clear and cost-effective; and,
4. any access point to the water for the owner is minimal, defined, and can easily be restored

back to its pre-modified state.

The details of this covenant would be brought forward to Council prior to Zoning Amendment 
Bylaw No. 1244, 2019, being referred to a public hearing. 
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Updated Item B 

In front of the proposed campground parcel, the 30m park dedication offered would give better 
environmental protection and be simpler to manage than the previously offered 20m park 
dedication plus a 10m no-build covenant.  

Note that the applicant has requested a zero setback for camp sites to the 30m park dedication 
area; this variance would be considered with the DVP19-02. 

Updated Item C 

The park dedication along Stream #1 was previously based on a 10m environmental setback of 
both Sides of Stream #1, plus the area of an associated wetland (now labeled as “Area Removed” in 
Figure 1 above).  

The applicant’s environmental consultant reclassified this area as a non-riparian area and the 
applicant has removed it from the park dedication. In the report by Aquaparian Environmental 
Consulting Ltd. dated June 18, 2019 (see Appendix B), the biologist states that further site 
investigation, “… showed the area not to have evidence of a defined watercourse or wetland 
vegetation… that would signify wet or moist soils characteristic of a stream or wetland”, and further 
states, “we do not anticipate that the reduction in the setback and restoration area is to have any 
negative [effect] on the health of the stream.” 

Staff have also had verbal conversation with the applicant’s environmental consultant about the 
District of Ucluelet’s intension to route a trail within the stream setback area. The consultant 
signaled that it should be possible provided the approach taken to the construction of the trail is 
done with due care and sensitivity.  

ZONING BYLAW NO. 1244 – MAP AMENDMENT: 

The proposed zones are to follow the proposed property lines as indicated in Figure 4 below. The 
property line between the GH zoned lot and the Campground lot have had a slight adjustment to 
straighten them out, compared to the original proposal, to create a more regular parcel layout. As 
mentioned in updated Item B, the park boundary is now 30m from the natural boundary of the sea. 
The Stream 1 riparian area has been reduced as per Updated Item C. 
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Figure 4 – Rough Map of Zoning Areas 

ZONING BYLAW NO. 1256 – NEW CAMPGROUND ZONING: 

Planning Staff continually work with and review the zoning bylaw. Staff have noted that it may not 
be appropriate for campgrounds to be included in the CS-5 Tourist Commercial Zone. The CS-5 zone 
allows a wide range of uses.  Campground and, for example, Hotel are very different land uses.  Staff 
have also noted that the current regulations around Campgrounds are not well defined. The 
following are proposed in the draft bylaw amendment to clarify and clearly designate campground 
uses: 

1. Create a new zone for campgrounds called CG Zone - Campground.
2. Add a new section in the Supplemental Regulation division for campgrounds.
3. Add new definitions for:

a. “Camping Space”;
b. “Camping Unit”; and,
c. “Recreational Vehicle”

4. Remove and replace the definition for “Campground.”

Please refer to the draft Zoning Amendment Bylaw No. 1256, 2019, (see Appendix E) for the 
specifics of these proposed bylaw changes.  
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DP19-01 – ENVIRONMENTAL PROGRESS REPORT: 

An environmental progress report from Aquaparian Environmental Consulting is attached (see 
Appendix B).  This report details the current status of the environmental reclamation work and the 
remaining work still to be done on the property. The report briefly details that the applicant’s 
required reclamation work is progressing and that most of the planting is to occur this fall (re-
planting work was curtailed by dry summer conditions).   

OPTIONS REVIEW: 

Staff suggest that it is timely to initiate the general changes to Campground regulations 
contemplated by Zoning Amendment Bylaw No. 1256 in parallel with this development application. 
The updated Campground zoning could be applied to other properties containing existing or 
potential campground uses at a later date.  Staff recommend that the progress of the general 
Campground amendments be considered somewhat independently and proceed regardless of the 
status or progress of the site-specific development application for 221 Minato Road.   

If Council is supportive of the current proposal, staff recommend that the requested Guest House 
and Campground rezoning shown in Bylaw No. 1244 be given first and second readings.  Scheduling 
of a public hearing would be considered at a later date, once a draft restrictive covenant, 
Development Permit, Development Variance Permit and Temporary Use Permit have been 
presented to Council and become part of the public record ahead of the hearing.  Alternatively, 
Council could consider the following: 

3. THAT Council considers the adopted motion from the April 9, 2019, Regular Council
meeting in which a full park dedication is required around the Guest House lot is critical to
any rezoning approval for 221 Minato Road moving forward and suggest the applicant
reconsider that contribution; or,

4. THAT Council provide alternative direction to staff.

Respectfully submitted: Bruce Greig, Manager of Community Planning 
Mark Boysen, Chief Administration Officer 
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STAFF REPORT TO COUNCIL 

Council Meeting: APRIL 9, 2019 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:  BRUCE GREIG, MANAGER OF COMMUNITY PLANNING FILE NO:   3060-20-DP19-01 
3360-20-RZ18-08 

3090-20-DVP19-02 
3070-20-TUP19-01  

REPORT NO: 19-40 

SUBJECT:   PROPOSED REZONING, SUBDIVISION AND DEVELOPMENT PERMITS FOR 221 MINATO ROAD 
LOT B, PLAN VIP79908 CLAYOQUOT DISTRICT, DISTRICT LOT 286. 

ATTACHMENT(S):  APPENDIX A – APPLICATION 
APPENDIX B – ENVIRONMENTAL IMPACT ASSESSMENT REPORT (AQUAPARIAN) 
APPENDIX C – VEGETATION MANAGEMENT PLAN 
APPENDIX D – TIMELINE 
APPENDIX E – DEVELOPMENT PERMIT DP19-01 

RECOMMENDATIONS: 

1. THAT Council authorize issuance of Development Permit DP19-01 for the restoration of the
previously damaged riparian and marine shoreline areas of the property at 221 Minato
Road.

2. THAT Council indicate support for the concept of rezoning the property at 221 Minato Road
for a 2-lot subdivision to create a Guest House parcel and a Campground parcel, and
indicate that adoption of a zoning amendment bylaw for the requested uses would be
subject to the following:

a. completion of the site restoration work under Development Permit DP19-01
including monitoring and sign-off by the Qualified Environmental Professional;

b. including, as part of the subdivision to create the two parcels, dedication for park
purposes of a 30m corridor upland from the natural boundary along the marine
shoreline adjacent to the proposed Campground parcel, plus the entire stream
setback area surrounding Stream 1;

c. the owners providing a restrictive covenant on the proposed Guest House parcel
which would restrict any further subdivision of that lot unless at that future date the
following are provided by the property owner:

i. dedication for park purposes a 30m corridor upland from the natural
boundary along the marine shoreline adjacent to the property; and,
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ii. appropriate funds to construct a trail system and viewing platform to
municipal standards in the shoreline park dedicated in (i) above;

d. the owners providing a contribution for half the cost of constructing the stream
section of trail and viewing platform, prior to commencing construction of the Long-
Term Camping spaces in the proposed Phase 1;

e. the owners providing a restrictive covenant on the proposed Campground parcel
ensuring that construction of the Short-Term Camping shown as Phase 3 will not
commence before the adjacent section of Olsen Bay trail has been constructed.

3. THAT Council indicate support for the concept of issuing a Temporary Use Permit to permit
long-term camping in the proposed designated area of the campground, subject to
conditions including:

a. Seasonal camping stays are not to exceed six months;
b. No additions, accessory buildings, structures or outdoor storage is permitted in

long-term camping spaces;
c. A resident campground manager is required on-site; and,
d. The campground manager is to maintain a register of campers, contact information

and vehicle registration, and make the register available at all times if requested by
the District.

4. THAT Council indicate support for the concept of issuing a Development Permit for the
subdivision of the property into the proposed Guest House and Campground parcels,
subject to the following conditions:

a. that the owners provide a detailed landscape plan showing replanting of native tree
and understory species in the undeveloped portions of the Minato Road 10m road
right-of-way dedication areas:

i. at the future public access trail to Olsen Bay at the end of Minato Road; and,
ii. screening of the proposed long-term camping spaces adjacent to Minato

Road including appropriate fencing;
b. that prior to subdivision approval, the owners providing:

i. a civil engineering assessment and design for all required services including
road, water, sewer, on- and off-site stormwater management and the
location of private power and data utilities; and,

ii. a traffic engineering safety assessment of vehicle and pedestrian movements
resulting from the proposed development and upgrades, if necessary, at the
intersection of Peninsula Road and Minato Road and at the future trail
crossing of Peninsula Road to the Ancient Cedars loop, for review and
approval by the municipality and the Ministry of Transportation and
Infrastructure.

5. THAT, subject to public comment, Council indicate support for considering a variance to
increase the maximum permitted height of the main house on the proposed Guest House
parcel from 8.5m (28 ft.) to 10.9m (36 ft.); and,

6. THAT Council indicate that issuance of a future Development Permit for construction of the
proposed Short-Term Campground (phase 3) would be subject to protecting the full 30m
forested buffer along the Peninsula Road frontage, unless the owners can demonstrate that
the proposed tent sites within this area would not be visible from the road.
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PURPOSE 

The purpose of this report is to give Council information on the background of clearing activity on 
the property, restoration plans and a development proposal submitted by Rick and Rebekka Lim of 
Pirates Bay Holding Company Ltd., for their property at 221 Minato Road (see Figure 1), Lot B, Plan 
VIP79908 Clayoquot District, District Lot 286 (the “Subject Property”).  

Figure 1 – The Subject Property 

BACKGROUND AND SITE CONTEXT: 

The subject property is a 10 ha (25-acre) lot located on the north side of Peninsula Road and on the 
west side of Minato Road, adjacent to Olsen Bay and the Ucluelet Inlet to the north. The current 
zoning designation of the property is Rural Residential (RU).  

This property was considered to have considerable environmental value prior to extensive logging 
and clearing in late 2016.  The site contained a full forest of mature trees (some old growth) at 20m 
to 30m with pockets of trees at 30m to 40m height, and included the understory vegetation and 
habitat values which come with mature coastal forests.  Two fish bearing streams and associated 
riparian areas cross the site, one of which has been impacted by the site clearing.  A more detailed 
timeline is attached to this report (see Appendix D). 

The owners were issued a formal letter dated December 13, 2017, notifying the owner to cease all 
land altering activities and advising that they would be required to obtain a Development Permit 
(DP) for any further site work including restoration of the disturbed areas.  The owners 
subsequently stopped all works and have engaged a Qualified Environmental Professional (QEP) to 
prepare a Vegetation Environmental Management Plan (see Appendix C) to form part of their 
required site restoration DP. They have also worked with staff to understand what is required to 
bring a development application forward.  This current application proposes to: 

• address the Development Permit required for the restoration of damaged ecological areas
on the subject property; and,
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• present development plans for the rezoning, DP, and subdivision processes required for the
proposed development of the property.

In brief, staff recommend that three elements are necessary for the owners to move forward with 
the development of their land in an appropriate manner: 

• First and foremost, the site restoration work must be completed as recommended and
under the supervision of the consulting biologists (the QEP).

• Second, development of the site must include adequate measures to protect the remaining
forest elements and the marine shoreline and stream riparian ecosystems.  This should
include adequate areas of park land set aside for conservation purposes.  It also must
include proper facilities to enable public access in the proper (and limited) locations to
ensure that future use does not trample the ecological values of the site.

• Finally, the proposal for this site, as with any new development, must include adequate
measures to mitigate the impacts on public spaces and infrastructure and bear the costs for
servicing these land uses.

Subject to the conditions outlined in the list of staff recommendations, the proposed development 
of the site contains uses which can be supported in this location and, if managed properly, would 
result in a net benefit to the community. 

DISCUSSION: 

This application includes multiple related development approval processes. Individually these are 
as follows: 

• DP19-01 - Development Permit for the restoration of damaged ecological areas
• RZ19-01 - Rezoning from Rural Residential to Guest House & Campground uses
• DP19-02 - Development Permit for Subdivision into two lots (Guest House & Campground)
• SD19-02 - Subdivision of the subject property into two lots
• DVP19-02 – Development Variance Permit to increase height for proposed house

These processes are guided by Ucluelet’s Official Community Plan Bylaw No. 1140, 2011 (OCP), and 
Zoning Bylaw 1160, 2013 (Zoning Bylaw). The subject lands fall into Development Permit Area No. 
8 (Former Forest Reserves Lands).  The following are pertinent DP guidelines found within the OCP 
bylaw, to consider for this development: 

“The coastal environment within this DPA is characterized by rocky bluffs and headlands along the exposed 
western shoreline, while a gentler rocky coast - along with sensitive marine wetlands, predominates along 
the protected eastern shoreline of Ucluelet inlet. This rugged and wild coast, along with the extensive forest 
that carpets the rolling and often steep terrain contribute immeasurably to the character of the site. There 
is therefore a demonstrated need to ensure that development within this area should be protected from 
hazardous conditions and makes adequate provision for fitting itself harmoniously into the existing natural 
environment while maintaining a balance between the need for such protection and development of this 
land. All development should provide for the Wild Pacific Trail that makes its way through the area. 

In addition to development being sensitive to significant natural features worthy of protection, this area is 
designated for mixed use development which requires a high standard of design cohesion which reflects the 
natural heritage of the area.” 
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Guidelines 
1. All developments must preserve and maintain 100% of the Wild Pacific Trail along the coast where

feasible on properties located along the waterfront;
2. No development can approach within 30m of the high-water mark around the sensitive marine

wetlands indicated on the map below:
3. A 30-metre-wide tree buffer with no development must be provided along both sides of the Pacific

Rim Highway;
4. The layout of the proposed collector through DPA No. 8 that runs parallel to the Pacific Rim

Highway, must respond to the natural conditions and topography of the land. Adequate buffering
along the frontage of the road should also be retained to provide an attractive entrance into the
community. A tree preservation plan should be a major priority in order to preserve this
spectacular natural environment.

5. All developments should respect archaeological resources and comply with all relevant statutes
and regulations for the protection thereof. The District may require, at their discretion, that the
applicant provide at their own cost an archaeological assessment report;

6. All development, including campsites with no individual water supply or no individual sewage
disposal facilities, must be connected to the municipal sanitary sewer system;

7. Developments shall strive to create openness, connections, or views to the waterfront areas
through open spaces or pathways

8. No development shall impede public access to the foreshore beyond private property boundaries;
9. A landscape preservation plan for all developments must be included as part of the development

application process in order to ensure protection of existing significant trees and shrubs. This will
include plans showing pre and post-development conditions in order to prevent over-cutting;

10. The removal of any native tree species that is 30cm Dbh or greater (Diameter at Breast Height =
1.3m) measured with a proper tree caliper is prohibited.

11. Any landscaping maintenance program must meet all applicable governmental regulations
involving the use of fertilizers, herbicides and pesticides and the owners must ensure that no
harmful pesticides or chemicals enter the ocean, either directly or by way of groundwater
infiltration;

12. All sitka spruce must be identified by a qualified arborist and, where they are determined to be
healthy, preserved;

Figure 2 - DPA 8.2 Development Permit Area No. 8 Conceptual Diagram 
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The following are relevant OCP Environment Policies: 

“To encourage the maintenance of natural green space and forest cover and eliminate large clear cuts 
to accommodate development” 

“To identify natural corridors for public and wildlife use or as natural landscapes” 

“Properties greater than 0.8 hectare in size will require an Environmental Impact Assessment to 
evaluate the impacts of a proposed development on the natural environment and for the protection of 
developments from hazardous conditions.” 

A compressive review of the regulatory requirements is listed in section “1.2 Regulatory Review” of 
the Environmental Impact Assessment Report (see Appendix B).  

DP19-01 – Development Permit for the restoration of damaged ecological areas 

 The purpose of this DP area designation is the protection of the natural environment, its 
ecosystems and biological diversity. The applicant is applying to reinstate the impacted vegetation 
within the riparian setback of ‘Stream No.1 and the area between the natural boundary of the 
Ucluelet Inlet and 30m back from that boundary (the “Marine Shoreline Area”). This replanting 
will strictly follow the Vegetation Environmental Management Plan (see Appendix C) and its 
recommendations. This permit will be complete only after all recommended restoration work is 
done and inspected by the authors of the attached management plan. Staff recommend that final 
adoption of a rezoning bylaw should only be considered after the restoration work is completed, 
inspected and signed off by the QEP. (see Figure 3). 

Figure 3 – Vegetation Management Plan – Restoration Areas 
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RZ19-01 - Rezoning from Rural Residential to Guest House / Campground 

The proposed rezoning and subdivision of the land is being approached so that the appropriate 
permitted uses would be associated with the respective new lot areas. The applicant is proposing 
two lots: one to include their family home with Guest House zoning, and the other to include a 
Campground which is proposed to include areas for both short-term and long-term camping use.  

Guest House zoned parcel 

The owners are proposing to create an (approx.) 3.4 ha (8.5-acre) lot with a permitted use of Guest 
House (GH). This permitted use is intended for commercial tourist accommodation mixed with 
residential in the form and appearance of a traditional single-family dwelling (SFD), with or 
without small scale guest cottages. The relevant zoning regulations to this application are: 

• The Minimum Lot Size: 2,000 m2 (½ acre).

This is significant as the proposed GH lot is over 8 acres in size. Therefore, the property would have 
potential for further subdivision in the future. 

• The commercial Short-Term Rental (STR) elements of the Guest House zone for the large lot
are regulated as follows:
o 6 guest rooms if the lot area exceeds 4,000 m2 (1 acre); plus
o 4 guest cottages per lot if the lot area exceeds 4,000 m2 (1 acre).

This indicates the scale of the commercial use on the proposed GH lot. The applicant has provided 
the following sketch to indicate their guest house, guest cottages, private driveways and garage 
location (see Figure 4):  

Figure 4 – Guest House parcel 
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The size and location of this lot may lend itself to greater density, use and community benefit than 
what is currently being proposed. The creation of 8-acre rural acreages is not considered the ideal 
long-term pattern for Ucluelet’s limited land base. With this large GH acreage the applicant has 
stated that they do not want a public trail to pass in front of their home and guest cottages. While 
this is understandable, the balance of private interest and the community benefit must also be 
considered. The proposed GH use does have a high commercial STR use associated to it and a 
continuous trail around the entire coastline would benefit both the owners’ guests and beyond. If a 
higher density development were being proposed at this time, staff would be recommending the 
inclusion of a full 30m park dedication complete with a constructed public trail. With this 
application the owners are offering a 30m greenspace protection covenant along the shoreline, 
which does somewhat protect the marine shoreline area from further impacts but would not 
provide public access at this time.   

If the proposed single large Guest House lot is looked at as an interim step from the current rural 
residential zoning, it is possible that that the full public benefit could be realized at a future date 
if/when further subdivision and/or changes in land use were being considered.  A covenant could 
be placed on the title of the proposed GH lot, to restrict further subdivision until the marine 
shoreline area of the GH lot were dedicated as park and a public trial built to the Wild Pacific Trail 
standards. This compromise would allow the applicant to use the land for their private home at this 
time, and retain the potential for further public access, tied to future development of the site.  At the 
same time, full public access is proposed adjacent to the proposed campground portion of the site. 
This compromise approach to public access is supportable in light of the short- and long-term 
context.     

Currently, the public right-of-way containing Minato Road is currently 10m wide; half the regular 
20m right-of-way width.  Therefore, roadway dedication along the length of the property will be 
required as a condition of subdivision to achieve the standard 20m corridor for public access and 
utilities. The owner has cleared part of this future expansion area next to the proposed Guest House 
parcel, in a location likely to be used for a public water access trail from the end of Minato Road to 
Olsen Bay.  As part of the development of this property, replanting of this area in native species 
trees and underbrush should be secured prior to approval of the subdivision plan.  

Campground Property 

The applicant is proposing a campground with both tent camping spaces and two types of 
recreational vehicle (RV) camping: 

• short-term camping normally associated with RV camping and tourist use; and,
• longer-term RV camping.

The longer-term RV camping is proposed to benefit Ucluelet’s housing spectrum with a form of 
housing that is more transient in nature. Also proposed are three auxiliary buildings, internal 
circulation roads and dedicated park lands (see Figure 5).  
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Figure 5 – Campground Parcel 

The above sketch highlights the basic elements and layout of 3.85-acre (approx.) proposed 
campground lot.  Indicated are the areas proposed for park (in green), the tent spaces (in 
turquoise), and differentiates the short term and long-term RV spaces (in light green). The 
proposed campsite development consists of: 

• 20 Long-Term RV spaces
• 52 Short-Term RV spaces
• 14 tent spaces
• 15 tent spaces (within the Peninsula Road 30m green space covenanted area)

101 total camping spaces 

At capacity this development would present a significant change to this area of town.  Movement of 
cars and RV’s to and from the subject property, camp fires and other impacts naturally follow 200 
to 400 people and their pets.  For comparison the Ucluelet Campground is of similar area and 
advertises 125 spaces within 13 acres. Staff are recommending that, as a condition of a DP for the 
subdivision which would create the campground parcel, the owner be required to provide a traffic 
safety analysis for the District and Ministry of Transportation and Infrastructure review of the 
expected impact and any improvements required for Peninsula Road as a result of this 
development. 

The applicant has indicated that the first phase of the development is to be a form of seasonal 
housing with RV spaces that would allow camping for a term of six months minus a day. Done right 
the proposed long-Term camping could add an element of flexible housing for seasonal workers.  If 
it were not managed properly, this use could become unsightly and present a burden to municipal 
building and bylaw enforcement staff.   
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The applicant has offered a 20m park dedication plus a 10m greenspace covenant along the marine 
shoreline area and a 10m park dedication for a trail in the riparian area of Stream No.1. This 
dedication is less than what Staff consider appropriate, taking into account the direct benefit to the 
guests of the proposed campground, and the area reasonably necessary to protect the marine 
shoreline and riparian areas from further impact.  Staff recommend a full 30m marine shoreline 
park dedication, plus dedication of the entire Stream No.1 riparian area.  

Considering that campgrounds have minimal infrastructure and could be converted to a higher 
density at some point in the future, campground use is supportable. A new campground in close 
proximity to the village core may also have a positive economic effect as its guests patronize the 
community’s commercial businesses.  

If this proposal is to move forward, staff will recommend creating a new zone specifically for 
campgrounds. This will allow the clear distinction of density limits and appropriate setbacks for 
campsites.  This zoning designation could be applied to future and existing campgrounds.   The 
bylaw would need to update the current definition for “Campground” to specifically allow short-
term camping, and then create a new definition for “Long-Term Camping”. To differentiate the long- 
and short-term uses for the proposed lot, Staff consider the best approach would be to zone the 
entire campground lot for camping use (i.e., short-term) and then issue a Temporary Use Permit 
(TUP) for long-term camping in the proposed designated area. This initial approach would allow 
Council and the community an ability to assess the success of this long-term camping / seasonal 
housing approach and modify conditions for this new land use, if necessary.    

Park lands 

The addition of the proposed campground use represents a significant up-zoning of the property. 
To be consistent with the OCP policy and guidelines, and offer the community a clear public benefit, 
the applicant has offered dedicated park areas as indicated in green above (see Figure 5). This 
park, as described, is to preserve this pristine marine shoreline area, provide access for the general 
public, and serve as access for the guests of the proposed campground to the broader District trail 
system. It will be important that the trails and viewing platforms within this park be constructed 
prior to the campground opening.  The trail would be a significant amenity for guests of the 
proposed campground. Properly defined trail facilities and access points will be important to 
provide safe access, views of Olsen Bay and beyond, and to protect the marine shoreline ecosystem. 
(see Figure 6).  
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Figure 6 – Suggested Trails and viewing platform 

Without a defined trail system and viewing platforms, it can be expected that increased use brought 
about by the campground development would result in environmental damage to the shoreline, the 
marine environment, and to the riparian areas.  

This section of trail would be approximately 840m long; total approximate cost of the trail and 
viewing platforms would be approximately $100,000.  Staff recommend that dedication of the park 
corridor be a condition of the rezoning and be completed as part of the initial subdivision.  The 
owners have not offered to contribute at this time to the cost of constructing this section of trail. If 
development of the short-term campground (shown as phase 3) does not occur for some time, the 
District could proceed with trail construction independent of the property owners (i.e., seeking 
funding from other sources).  Staff recommend that completion of the trail construction – with or 
without the owners’ financial contribution – be a pre-condition to development of the short-term 
campground.  In other words, if the trail has not yet been constructed, and the owners wish to 
develop the campground, they could accelerate its construction by partnering with the District to 
help with construction costs.  Either way, it is important that the trail infrastructure be completed 
before campers are on site seeking access to Olsen Bay. 

Staff suggest that the entire riparian area of Stream No.1 (shown in blue below) and a full 30m 
marine shoreline area be dedicated as park lands (see Figure 7). 

Figure 7 – Extended Park Area 
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The applicant is also requesting to locate tent sites within an area that is covenanted in the name of 
the District of Ucluelet for a 30m green space buffer (EV124432) running along the Peninsula Road 
frontage. Staff do not support this request; a fully green and treed Peninsula Road Corridor is an 
important feature to the overall experience of the entrance to town for both visitors and residents 
alike. Construction new commercial use within this green buffer is contrary to the OCP guidelines. 

DP19-02 - Development Permit for Subdivision 

Pending an indication of support for the concept of rezoning the property for the proposed uses, 
Staff have not requested that the owners provide the full studies and documentation required for 
this DP at this time.  Some elements of the development could be reasonably defined in more detail 
and approved at the subdivision stage. The following is a cursory review of DP requirements. 

The Former Forest Reserve Lands Development Permit Area (DPA No.8), is established for the 
purposes of:  

• Protection of the natural environment, its ecosystems and biological diversity;
• Protection of development from hazardous conditions; and,
• Establishment of objectives for the form and character of development in the resort region.

For the relevant guidelines see the analysis section above and in section “1.2 Regulatory Review” of 
the Environmental Impact Assessment Report (Appendix B). 

Protection of the natural environment, its ecosystems and biological diversity 

As discussed above, the site’s marine shoreline and riparian areas will be replanted under DP19-01. 
This DP will focus on the subdivision and the proposed campground and GH property. The 
combination of a 30m Marine Shoreline area park dedication and 30m greenspace protection 
covenant area back from the natural boundary meets the OCP Guidelines which state:  

“No development can approach within 30m of the highwater mark around the sensitive marine 
wetlands indicated on the map below” 

If developed as described, this would be consistent with the above guideline. The built elements of 
the development would be set back from the natural boundary and the riparian areas, and these 
setbacks areas are also specified under a recent environmental management plan. Staff consider 
that the management plan (Appendix C) is consistent with the OCP if all recommendations from 
that plan are implemented and monitored by the QEP. 

Protection of development from hazardous conditions 

The majority of the built form of this development is above 7m from the natural boundary.  This 
proposal does not appear to be subject to hazardous conditions as presented. The Building 
Inspector will have the opportunity to review site specific conditions at the time of building permit 
and can require geotechnical reviews to specific conditions, if required.  

Establishment of objectives for the form and character of development in the resort region 

The Former Forest Reserve Lands is the largest of Ucluelet’s Development Permit Areas. Special 
conditions of this landscape include some of the district’s richest forested habitat and the potential 
for spectacular residential and commercial development. Covering roughly half of Ucluelet’s land 
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base, the area is largely untouched by development - offering an excellent opportunity to carefully 
build on the sense of place as development progresses. Objectives of this DPA include protecting the 
natural qualities that make this place so special.  The following are considered key DP guidelines for 
this development: 

• The layout of the proposed collector through DPA No. 8 that runs parallel to the Pacific Rim 
Highway, must respond to the natural conditions and topography of the land. Adequate vegetative 
buffering along the frontage of the road should also be retained to provide an attractive entrance 
into the community. A tree preservation plan should be a major priority in order to preserve this 
spectacular natural environment. 

• All developments should respect archaeological resources and comply with all relevant statutes and 
regulations for the protection thereof. The District may require, at their discretion, that the 
applicant provide at their own cost an archaeological assessment report; 

• Developments shall strive to create openness, connections, or views to the waterfront areas through 
open spaces or pathways No development shall impede public access to the foreshore beyond private 
property boundaries; 

• A landscape preservation plan for all developments must be included as part of the development 
application process in order to ensure protection of existing significant trees and shrubs. This will 
include plans showing pre and post-development conditions in order to prevent over-cutting; 

• All sitka spruce must be identified by a qualified arborist and, where they are determined to be 
healthy, preserved; 

Proposed Subdivision 

The proposed lot layout is straightforward, splitting the property roughly in line with the area of 
the stream corridor.  The proposed layout would enable both lots to have access from Minato Road, 
and is supportable. 

Vehicle Access and Traffic Safety 

As mentioned above, full civil drawings have not been supplied for this proposal. Road dedication to 
widen the Minato Road right-of-way from 10m to the standard 20m road allowance will be 
required as part of the subdivision. The applicant has indicated 3.6m paved road lanes, parallel 
parking, a standard turnaround and parking areas at the end of the paved turnaround. The 
proposed development will also likely require a pedestrian crossing of Peninsula Road at Minato 
Road which would need to be constructed to Ministry of Transportation and Infrastructure 
Standards. Staff recommend that a traffic safety analysis be required prior to subdivision.  With the 
density of visitor use proposed in the campground, providing safe and enjoyable pedestrian 
circulation, including connections to the multi-use path on Peninsula Road, will be key. 

Public Pedestrian Access 

The owners’ proposal falls short of providing the full access and connections directed in the OCP, 
but subject to the conditions recommended in this report the development is supportable 
considering both the short- and long-term development potential of this site.  The park dedication 
and trail connection following the stream corridor and shoreline would provide an excellent 
addition to the community trail network, as part of the long-term Safe Harbor Trail extending from 
the small craft harbor to the Onni lands and connecting to the Ancient Cedars Loop of the Wild 
Pacific Trail. 

Landscaping, Tree Retention and Removal 
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All remaining mature trees are to be retained.  Full detailed civil and landscape plans of the 
campground – including tree retention measures - will be required as part of a future DP 
application for the campground development.  

Storm Water Management 

At this time the applicants have not submitted civil engineering design including storm drainage.  
The detailed design will be required as part of the future campground DP and subdivision 
approvals. It could be expected that Minato Road will be developed to the alternative standard used 
in both the Rainforest and OceanWest subdivisions. On-site features for retention and filtering of 
sediment to ensure water quality in Olsen Bay will be expected as part of the runoff control design.  

Sewage Disposal 

The applicant will be required to run a sewer main to municipal standards down Minato Road at 
their expense to serve the proposed lots. The civil engineering design may involve a pump station at 
the north end of Minato Road to push wastewater to the Peninsula Road sewer main. Any proposed 
works by the owners’ civil engineer will be reviewed by the District of Ucluelet’s engineering 
consultants prior to subdivision approval.    

Water Supply 

The proposed lots created will need to be fully serviced and water meters installed as part of the 
subdivision.  The owners’ engineer will be required to review the adequacy if the existing municipal 
infrastructure in this location for water service, including fire protection, and make upgrades at 
their expense if necessary. 

OCP Designation: 

The 2011 OCP designates the site as Comprehensive Development, and includes policy 3.9.ii(4): 

“The area on Minoto Road [sic] north of Peninsula Road is designated for Comprehensive 
Development.  This area is envisioned primarily as a residential community with significant 
tree retention.  The shoreline is recognized as having important ecosystem values.  A greenbelt 
should be maintained along the shoreline.”  

With awareness of the clearing which has subsequently occurred on the site, the Land Use Map in 
the draft 2019 OCP indicates a portion of the property designated as Tourist Commercial, 
consistent with the potential campground uses in this location. 

Staff consider the campground uses as a potentially positive addition to town, and the long-term 
camping aspect for seasonal workers is worth pursuing as a pilot for addressing a current 
affordable housing need. 

DVP19-02 Development Variance Permit 

The owners are requesting a variance to permit an 8’ increase to the maximum building height for 
their proposed home.  Given the location of the house and size of the property, the added height 
would have no impact on neighbouring properties.  Subject to public comment, the requested 
variance is supportable. 

  

Reports and Materials Related to Bylaw No. 1244, 2019, Development Varia...

Page 88 of 349



15  
 

SD19-02 - Subdivision review  

Once a DP is issued by Council for the proposed layout, review of the subdivision of this property is 
the responsibility of the municipal Approving Officer.  This step is a technical review for conformity 
with all policies and regulations of the OCP, Zoning Bylaw, Subdivision Services Control Bylaw and 
all applicable federal and provincial laws and regulations.  Prior to final subdivision approval, the 
applicant will be required to produce full civil engineering drawings for water, sewer, storm 
drainage, electrical service and roads. The applicant may also need geotechnical and environmental 
studies and to complete an archeological assessment.  

TIME REQUIREMENTS – STAFF & ELECTED OFFICIALS: 

If this application is approved, Staff time will be required to prepare the necessary bylaw and 
permits for Council consideration, and coordinate the process for the rezoning, DP and the 
subsequent subdivision. A public hearing would need to be scheduled to gather community input 
on the rezoning bylaw, Temporary Use Permit and Development Variance Permit. As part of the 
subdivision process the municipal Approving Officer will be required to create a Preliminary Layout 
Assessment (PLA) and staff will be required to assist and monitor that process as well.    

FINANCIAL IMPACTS: 

Each of the 2 lots in this subdivision will incur a Development Cost Charge (DCC) of $12,882. It 
should be noted that under the current DCC bylaw, campground development does not currently 
trigger DCC’s - even though there would be an expected incremental impact to the District’s 
infrastructure as a result of the proposed uses.  

POLICY OR LEGISLATIVE IMPACTS: 

Subject to the conditions recommended in this report, the restoration of the property and proposed 
development of the site would be aligned with the OCP.   
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SUMMARY: 

The previous environmental damage to the property has been done, and the owners have taken 
steps to begin rectifying that damage. The campground and guest house development proposal is 
supportable subject to the conditions described in the recommendation of this report.   
Alternatively, the most sensitive areas of the site could be restored according to the QEP 
recommendations and left as a large rural property with some potential for further development at 
a future date.  

OPTIONS REVIEW:  

The six recommended motions at the outset of this report would authorize the site work to 
complete the restoration of the site and set in motion the process of further Council consideration – 
with public input – of the various elements required for development of the property according to 
the owner’s submitted plans.  Alternatively, Council could consider the following options: 

7. THAT Council issue Development Permit DP19-01 for the restoration of the previously 
damaged riparian and marine shoreline areas of the property at 221 Minato Road, and direct 
the following: 

a. That the site restoration work be completed to the satisfaction of the QEP and the 
District within 12 months; 

b. That no other permits for site works or development on the property be considered 
until the site restoration work under DP19-01 has been completed to bring the 
property into compliance with municipal bylaws; and, 

c. That the municipal solicitors be instructed, if the site restoration has not been 
completed within 12 months, to initiate legal proceedings to compel the owners to 
restore the site and compensate the District for costs and damages as a result of site 
clearing activities contrary to the Official Community Pan Bylaw No. 1140, 2011. 

 
Or, 

 
8. THAT Council defer consideration pending receipt of further information requested of the 

applicant. 

 
Respectfully submitted: Bruce Greig, Manager of Community Planning  
 Mark Boysen, Chief Administration Officer 
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DISTRICT	OF	UCLUELET	

Zoning	Bylaw	Amendment	Bylaw	No.	1244,	2019		

A	bylaw	to	amend	the	District	of	Ucluelet	Zoning	Bylaw	(221	Minato	Road).	

WHEREAS	Section	479	and	other	parts	of	the	Local	Government	Act	authorize	zoning	
and	other	development	regulations;	

NOW	THEREFORE	the	Council	of	the	District	of	Ucluelet,	in	open	meeting	assembled,	
enacts	as	follows;	

1. Map	Amendment:

Schedule	A	(Zoning	Map)	of	District	of	Ucluelet	Zoning	Bylaw	No.	1160,	2013,	as
amended,	is	hereby	further	amended	by	changing	the	zoning	designation	of	Lot	B,
District	Lot	286,	Clayoquot	District,	Plan	VIP79908	(221	Minato	Road,	PID	026‐487‐
764),	from	“RU:	Rural	Residential”	to	areas	designated	as	“CG:	Campground”,	“GH:
Guest	House”	and	“P‐1:	Public	Institutional”		as	outlined	in	black	on	the	map	attached
to	this	Bylaw	as	Appendix	“A”.

2. This	bylaw	may	be	cited	as	“District	of	Ucluelet	Zoning	Bylaw	Amendment	Bylaw	No.
1244,	2019”.

READ	A	FIRST	TIME	this					day	of															,	2019.	

READ	A	SECOND	TIME	this					day	of															,	2019.	

PUBLIC	HEARING	held	this							day	of													,	2019.	

READ	A	THIRD	TIME	this					day	of															,	2019.	

ADOPTED	this					day	of															,	2019.	

Appendix D
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CERTIFIED	A	TRUE	AND	CORRECT	COPY	of	“District	of	Ucluelet	Zoning	Amendment	
Bylaw	No.	1244,	2019.”	

	

	

	

	

Mayco	Noël	
Mayor 

	 Mark	Boysen	
Corporate	Officer 

	 	 	 	

	

	

	

THE	CORPORATE	SEAL	of	the	District	of	Ucluelet	was	hereto	affixed	in	the	presence	of:	

	

	

	

	
 	 Mark	Boysen	

Corporate	Officer 
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DISTRICT OF UCLUELET 

Zoning Bylaw Amendment Bylaw No. 1256, 2019  

A bylaw to amend the District of Ucluelet Zoning Bylaw (Campground). 

WHEREAS Section 479 and other parts of the Local Government Act authorize zoning 
and other development regulations; 

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows; 

1. Text Amendment:

The District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is hereby further
amended as follows:

A. By adding the following definitions in alphabetical order within Division 100 
– Enactment and Interpretation, Section 103 Definitions, such that the new
definitions read as follows: 

““Camping Space” means a measure of land that one camping unit will occupy. 

“Camping Unit” means a tent, tent trailer, truck camper, travel trailer, fifth 
wheel, recreational vehicle, motor home and any other conveyance designed 
to travel on a publicly maintained road, which is constructed and intended or 
equipped to be used as  non- residential, daily or short-term (not acceding 30 
days) accommodation. Camping unit does not include park model trailers, 
park model mobile homes, or tiny homes sited on a permanent foundation. 

“Recreational Vehicle (RV)” means any camper, travel trailer, fifth wheel or 
motor home with a maximum width of 2.6m in transit mode which can be 
used to provide sleeping accommodation and which is capable of being 
licensed for highway use pursuant to the Motor Vehicle Act or any subsequent 
Act or Acts which may be enacted in substitution therefore.” 

B. By adding Section 407 numerically to Division 400 – Supplemental 
Regulations such that the new section reads as follows: 

“407 CAMPGROUND 

407.1 Where a Zone specifically includes Campground as a permitted use, all 

the following conditions must be satisfied for the establishment and 

continued use and operation of the Campground: 

Appendix E
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(1) The campground layout shall promote the conservation and 

management of habitat, wetlands, and steep slopes. The layout shall 

take advantage of existing clearings and open areas. The layout shall 

maintain and promote natural systems connectivity. 

(2) A naturally landscape buffer shall be located between each camping 

space with a minimum width of 2 m (6 ft). 

(3) Only one camping unit and parking associated with such unit shall be 

allowed in a single camping space. 

(4) No camping units shall be located elsewhere than in a camping space. 

(5) No buildings of any type are permitted on camping spaces and no 

additions to any RV, travel trailer, or other camping unit shall be 

permitted in any camping spaces. 

(6) Each Camping space is to be on a well-drained site that is at all times 

free of stagnant pools and is graded for rapid drainage. 

(7) Campground Washroom facilities: 

(a) Campgrounds shall provide a minimum of one centrally located 

washroom facility.  

(b) Washroom facility(s) for un-serviced Camping Spaces are to be 

equipped with a minimum of one (1) toilet and half (.5) a shower 

stall per five (5) Camping Spaces.  

(c) Washroom facility(s) for fully serviced Camping Spaces (camping 

spaces equipped with a sewer and water connection) are to be 

equipped with a minimum of one (1) toilet and one (.5) shower 

stall per eight (8) Camping Spaces.  

(d) Each washroom facility must contain an accessible washroom in 

conformance with the BC Building Code. 

(8) Servicing: 

(a) A potable water connection shall be provided in all recreational 

vehicle camping spaces and in centralized locations in all 

campgrounds.  
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(b) A sanitary sewer connection shall be provided on 50% of 

recreational vehicle camping spaces.  

(c) A centralized and winterized sewage disposal facility (dump 

station) shall be provided for the remainder of RV camping 

spaces. These facilities must be easily accessible and separated 

from the recreational vehicle stalls and any amenity spaces. 

(9) Each camping space shall have: 

(a) a clearly identifiable number and a permanent campground 

location map must be located at the entrance to the campground 

(b) a camping area of grass or compacted gravel, which is otherwise 

well maintained. 

(c) visible and clearly defined space boundaries marked on the 

ground by permanent flush stakes or markers. 

(10)  The campground shall: 

(a) comply with all Provincial regulations relating to health, 

sanitation, fire, fire protection, and other matters. 

(b) develop a fire safety plan that must include details on how to 

manage fire pits and campfires if permitted especially during 

provincial fire bans. 

(c) have a Wildlife Attractant strategy with animal proof collection 

bins provided throughout the campground. 

(d) ensure all lighting of internal roads and pedestrian paths are fully 

shielded fixtures that minimize glare in the nighttime 

environment in accordance with the International Dark Sky 

Association (IDA) standards and best practices. 

(11)  Minimum road width requirements shall be as follows: 

(a) all two-lane access roads to and from a campground shall have a 

minimum width of 6.0 m. 

(b) internal campground roads shall be one way, and shall have a 

minimum width of 3.66 m. 
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(c) dead end roadways shall have a hammerhead turnaround or cul-

de-sac with a turning circle minimum radius of 12 m. 

407.2  For greater certainty, notwithstanding of provisions of this bylaw: 

(1) No camping unit shall be permitted on any camping space 

continuously for a period of more than 30 days. No camping unit may 

reoccupy any camping space in the same campground for a period of 

not less than 60 days from the date of departure. 

407.3 Off-street parking must be provided in accordance with Section 505.1 

of this Bylaw.”  

 

C. By adding a new Campground zone, to Schedule B – The Zones that directly 
follows CS-7 Zone – Tourist Commercial & Residential such that the new 
section reads as follow: 

 

“CG Zone – CAMPGROUND  

This Zone is intended for commercial use of campgrounds, with an accessory 
residential dwelling unit and accessory retail sales and administration, in 
accordance with the District’s related bylaws. 

CG.1 Permitted Uses 

CG.1.1 The following uses are permitted, but secondary permitted uses are only 

permitted in conjunction with a principal permitted use: 

(1) Principal:  

(a) Campground 

(2) Secondary:  

(a) Accessory Residential Dwelling Unit 

(b) Accessory Retail Sales and Administration 0ffice  

CG.2 Lot Regulations 

CG.2.1 Minimum Lot Size:      6,070 m2 (1.5 acres) 

CG.2.2 Minimum Lot Frontage:   23 m (75 ft) 

CG.2.3 Minimum Camping Space size:  90 m2 (969 ft2) 

CG.2.4 Minimum Camping Space Width:  6 m (20 ft) 

CG.2.5 Minimum Camping Space Depth:  
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(1) Tent - Camping Space:   11 m (36 ft) 

(2) Recreational Vehicle - Camping Space: 16 m (52 ft) 

CG.3 Density: 

CG.3.1 Maximum Number:     

(1) Camping Space:     10 spaces per acre 

(2) Accessory Residential Dwelling Unit:  1 per lot 

CG.3.2 Maximum Floor Area Ratio:    0.023 

CG.3.3 Maximum Lot Coverage:   2.3% 

CG.4 Maximum Height: 

CG.4.1 Principal Buildings & Structures:  7.5 m (25 ft)  

CG.4.2 Accessory Buildings & Structures:  7.5 m (25 ft) 

CG.5 Minimum Setbacks:   

CG.5.1 Despite Section 306.1, the minimum setbacks listed in Section CG.5.2, 

below, shall also apply to camping spaces. 

CG.5.2 The following minimum setbacks apply, as measured from the front lot 

line, rear lot line and side lot lines(s), respectively, of the Campground: 

 (a) Front 
Yard Setback 

(b) Rear 
Yard 

Setback 

(c) Side Yard 
– Interior 
Setback 

(d) Side Yard – 
Exterior 
Setback 

(1) Principal 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 
(2) Accessory 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 

“  

D. By replacing the parking requirement in the chart found in Section 505.1 under 
“Campground” such that that chart category now reads as follows:  

“1 space per camping space plus 1 space per 10 camping spaces for visitor parking “ 

 
2. This bylaw may be cited as “District of Ucluelet Zoning Bylaw Amendment Bylaw No. 

1256, 2019”. 

 

 

READ A FIRST TIME this   8th  day of     October        , 2019. 

READ A SECOND TIME this  8th   day of      October       , 2019. 

SECOND READING RESCINDED this    day of     , 2020 
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AMENDED this   day of   , 2020 

READ A SECOND TIME AS AMENDED this    day of    , 2020 

PUBLIC HEARING held this       day of             , 2020. 

READ A THIRD TIME this     day of               , 2020. 

ADOPTED this     day of               , 2020. 

 

 

 

 

 

 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1256, 2019.” 

 

 

Mayco Noël 
Mayor 

 Mark Boysen 
Corporate Officer 

    

THE CORPORATE SEAL of the District of Ucluelet was hereto affixed in the presence of: 

 

 

 
  Mark Boysen 

Corporate Officer 
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DEVELOPMENT PERMIT DP19-02 
Pursuant to Part 14, Division 7 of the Local Government Act, R.S.B.C 2015 C.1 as amended: 

1. This Development Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0 

2. This Development Permit applies to and only to those lands within the District of Ucluelet described below
and all buildings, structures, and other development thereon:

LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221 MINATO ROAD) 
PID:  026-487-764 

3. This Development Permit is issued subject to compliance with all bylaws of the District of Ucluelet.

4. This Permit authorizes the following improvements on the Lands:
a. The creation of a subdivision consisting of:

i. One Guest house Lot (Phase 2 in Schedule A) with an approx. area of 30,978m2

ii. One Campground Lot (Phase 1 & 3 in Schedule A) with a approx. area of 40,036m2
iii. The remainder is parkland dedication (Labeled Park in Schedule A)

b. A 10m road dedication along the existing 10m Minato Road.
c. Full servicing (underground hydro, potable water, sanitary sewer, storm sewer) of Minato Road.
d. Full paved road construction including but not limited to 3.6 lane widths, line painting, traffic

signage, parallel parking, cul-de-sac roundabout as per the Subdivision Services Control Bylaw
No. 521, 1989 and the Master Municipal Construction Documents (MMCD).

e. Full night sky compliant Street lighting with a LED light source.
f. Full landscaping of the road boulevard in native species.
g. A paved 1.5m multiuse path on the west side of Minato Road constructed consistent with the

MMCD.
h. Crosswalks and crosswalk signage for a crossing of Peninsula road
i. Paved driveway aprons a minimum of 5m from road edge with gravel driveways roughed in.
j. A gravel parking area at the cul-de-sac and parallel spaces indicated in Schedule A.

These improvements apply only in the locations indicated, and otherwise in accordance with, the drawings 
and specifications attached to this Permit as Schedule A. 

5. The work authorized by this Permit may only be carried out in compliance with all federal, provincial, and
municipal statutes, regulations and bylaws, and all requirements of the municipal Approving Officer. The
owner is responsible for ensuring that the timing of the work and any required permits or notifications by
other agencies are obtained as required to comply with all applicable regulations and requirements of the
municipal Approving Officer.
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6. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and upon such
filing, the terms of this Permit or any amendment hereto shall be binding upon all persons who acquire an
interest in the land affected by this Permit.

7. This Permit is NOT a Building Permit.

8. Schedules "A" attached hereto shall form part of this Permit. The Municipality’s Chief Administrative Officer
is hereby authorized to approve minor amendments to the plans provided that such amendments are
consistent with the overall character and intent of the original plans.

AUTHORIZING RESOLUTION passed by the Municipal Council on the        day of    , 2020. 

IN WITNESS WHEREOF this Development Permit is hereby executed and issued by the Municipality 
the        day of                    , 2020. 

THE DISTRICT OF UCLUELET      
by its authorized signatories:              

___________________________________________      ___________________________________________ 
Mayco Noël – Mayor           Mark Boysen – Corporate Officer 

OWNER 
by its authorized signatory 

___________________________________________ 
PIRATES BAY HOLDING COMPANY LTD. 

ISSUED the        day of         , 2020. 

__________________________________________ 
Bruce Greig - Manager of Planning 
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DEVELOPMENT PERMIT DP20-02 
Pursuant to Part 14, Division 7 of the Local Government Act, R.S.B.C 2015 C.1 as amended: 

1. This Development Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0 

2. This Development Permit applies to and only to those lands within the District of Ucluelet described below

and all buildings, structures, and other development thereon:

AREA DESIGNATED PHASE 1 ON LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221 MINATO 

ROAD) PID:  026-487-764  

3. This Development Permit is issued subject to compliance with all bylaws of the District of Ucluelet.

4. This Permit authorizes the following improvements on the Lands:

a. The creation of a 2-acre campsite that consists of ten fully serviced RV sites.
b. One two storey 800sqft caretaker cabin.
c. One washroom facility with two toilets (1 accessible), 2 showers (1 accessible).
d. One animal-proof garbage enclosure.
e. A 6m compact gravel access road and landscaped cul-de-sac.
f. Fully paved access road connection to Minato Road.
g. Full landscaping of the road frontage and grounds in native species.
h. All exterior lighting to be full cut-off and night sky compliant.
i. All existing trees to be retained.

These improvements apply only in the locations indicated, and otherwise in accordance with, the drawings 

and specifications attached to this Permit as Schedule A. 

5. The work authorized by this Permit may only be carried out in compliance with all federal, provincial, and
municipal statutes, regulations, and bylaws. The owner is responsible for ensuring that the timing of the
work and any required permits or notifications by other agencies are obtained as required to comply with all
applicable regulations.

6. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and upon such

filing, the terms of this Permit or any amendment hereto shall be binding upon all persons who acquire an

interest in the land affected by this Permit.

7. This Permit is NOT a Building Permit.
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8. Schedules "A" attached hereto shall form part of this Permit. The Municipality’s Chief Administrative Officer

is hereby authorized to approve minor amendments to the plans provided that such amendments are

consistent with the overall character and intent of the original plans.

AUTHORIZING RESOLUTION passed by the Municipal Council on the  day of    , 2020. 

IN WITNESS WHEREOF this Development Permit is hereby executed and issued by the Municipality 

the        day of                    , 2020. 

THE DISTRICT OF UCLUELET             

by its authorized signatories:

___________________________________________    ___________________________________________ 

Mayco Noël – Mayor           Mark Boysen – Corporate Officer 

OWNER 

by its authorized signatory 

___________________________________________ 

PIRATES BAY HOLDING COMPANY LTD. 

ISSUED the        day of     , 2020. 

__________________________________________ 

Bruce Greig - Manager of Planning 
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DEVELOPMENT VARIANCE PERMIT DVP19-02 
Pursuant to section 498 of the Local Government Act, 2015: 

1. This Development Variance Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0 

2. This Development Variance Permit applies to, and only to, those lands within the District of Ucluelet described
below, and the buildings, structures, and other development thereon:

LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221 MINATO ROAD) PID:  026-487-764  

3. The work authorized by this Permit may only be carried out:

a. in compliance with the requirements of the District of Ucluelet Zoning Bylaw No. 1160, 2013, except where
specifically varied or supplemented by this development variance permit.

b. in compliance with all federal, provincial, and municipal statutes, regulations, and bylaws.

4. This Permit authorizes the following variances for the proposed campsite development of the Lands as shown on
the plans attached as Schedule A:

i. Reduce the required side yard setback for a campsite to 1.5m whereas the District of Ucluelet Zoning
Bylaw No. 1160, 2013, section CG.5.2 (1) (c) requires a minimum of 7.5m.

5. This Permit authorizes the following variances for the proposed Guest House of the Land as shown on the plans
attached as Schedule B:

ii. Increase the allowable Maximum Height for the principle building (Single Family Dwelling) to 10.9m
whereas the District of Ucluelet Zoning Bylaw No. 1160, 2013 indicates a maximum allowable height of
8.5m.

6. The above variances are granted for the proposed development of the Land as shown on Schedules A and B.
Should the Land or portions of the Land be redeveloped at some future date, this Development Variance Permit
shall cease to apply and the zoning and servicing standards in effect at the time shall apply.

7. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and upon such filing,
the terms of this Permit or any amendment hereto shall be binding upon all persons who acquire an interest in
the land affected by this Permit.

8. This Permit is NOT a Building Permit.
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AUTHORIZING RESOLUTION passed by the Municipal Council on the      day of  , 2020. 

THE DISTRICT OF UCLUELET     
by its authorized signatories:   

ISSUED the        day of      , 2020. 

_______________________________ 

Bruce Greig - Manager of Community Planning 
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SCHEDULE A 
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SCHEDULE B 
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TEMPORARY USE PERMIT TUP19-01 
General Terms 

1. This Temporary Use Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0

(the “Permittee”)

as the registered owner and responsible tenant of, and shall apply only to, the lands and
premises situate in the District of Ucluelet, in the Province of British Columbia, and more
particularly described as:

AREA DESIGNATED PHASE 1 ON LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221
MINATO ROAD) PID:  026-487-764

(the "Lands").

2. This Temporary Use Permit is issued pursuant to section 492 to 497 of the Local
Government Act.

3. This Temporary Use Permit is issued subject to compliance with all applicable District of
Ucluelet Bylaws.

4. This permit does not relieve an owner or occupier from obtaining any other approvals
required by any other jurisdiction, or from meeting any other applicable regulations.

5. This Temporary Use Permit authorizes the following use of the Lands, despite the
regulations adopted in Ucluelet Zoning Bylaw No. 1160, 2013, as amended:

a. to permit seasonal accommodation in up to 10 Camping Spaces, located on the
Lands as shown on Schedule 2 and subject to the conditions listed on Schedule 1.

6. The permit holder, as a condition of issuance of this Permit, agrees to comply with the
requirements and conditions of Schedules 1, which are attached hereto and form part of
this permit.

7. The land described herein shall be used and developed strictly in accordance with the terms
and conditions and provisions of this Permit.

8. If the Permittee does not substantially commence the use with respect to which this permit
was issued within six months after the date it was issued, the Permit shall lapse.

9. Notice shall be filed in the Land Title Office under section 503 of the Local Government Act,
and upon such filing, the terms of this Permit or any amendment hereto shall be binding
upon all persons who acquire an interest in the land affected by this Permit.

10. This Permit is NOT a Building Permit.
11. This Permit is NOT a Development Permit.
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AUTHORIZING RESOLUTION passed by the Municipal Council on the     day of                  , 2020. 

IN WITNESS WHEREOF this Temporary Use Permit is hereby executed and issued by the Municipality 
the           day of                 , 2020. 

THIS PERMIT SHALL EXPIRE on the       day of   , 2023. 

THE DISTRICT OF UCLUELET             
by its authorized signatories:              

___________________________________________      ___________________________________________ 
Mayco Noël – Mayor           Mark Boysen – Corporate Officer 

OWNER   
by its authorized signatory 

___________________________________________ 
PLEASE PRINT 

ISSUED the  day of  , 2020. 

__________________________________________ 
Bruce Greig - Manager of Community Planning 
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Schedule 1   Terms of Temporary Use Permit Conditions TUP19-01 

a) The permitted temporary use shall be limited to the following:

A maximum of Ten (10) long-term seasonal recreational vehicle (RV) / trailer camping units, in 
the spaces shown. 

b) The RV spaces are to be located only as indicated on the site plan (Schedule 2).
c) The Permittee must oversee the use of the Lands and keep a manager / caretaker resident on

site during any period when the seasonal employee units are occupied.  The on-site manager’s
telephone and email contact shall be provided to the District and updated as required.

d) The campground manager is to maintain a register of campers, contact information and vehicle
registration, and make the register available at all times if requested by the District.

e) The proposed seasonal RV spaces are for local and regional staff accommodation,
f) At the end of each seasonal stay, or within 6 months less a day, the Permittee shall notify the

Bylaw Services Officer in writing that the unit has been vacated.
g) No person shall make, allow, or cause to be made any loud, objectionable, or unnecessary noise

anywhere within the seasonal camping area which may disturb the peace, quiet, rest,
enjoyment, comfort, and/or convenience of the neighborhood between the hours of 10 pm of
one day and 7 am of the next day.

h) The Permittee shall provide for collection and pickup of garbage and recycling in appropriate
wildlife-proof containers.

i) No RV spaces are to be occupied unless they are serviced by approved potable water and
sewage disposal systems.  Any failure to properly collect and dispose of septic waste will result
in suspension of this permit and forfeit of the security deposit.

j) No RV spaces are to be occupied until the access drive aisles, parking spaces, trailer pads and
fire lanes are delineated to the satisfaction of the District.  Access aisles and vehicle turnarounds
are to be kept free at all times, for emergency access.

k) No RV spaces are to be occupied until the Permittee has provided the site amenities and
landscaping as shown on Schedule 2.  The Permittee is to provide a detailed plan for fencing,
landscaping and site amenities prior to construction, for approval by District staff.

l) An on-site parking space shall be provided for each seasonal RV pad, in addition to the required
parking for all other uses on site.

m) No additions, accessory buildings, structures or outdoor storage is permitted in long-term
seasonal RV spaces;

n) The municipal Bylaw Services Officer may arrange for site inspection at any time, in a reasonable
manner, to monitor compliance with the terms of the Temporary Use Permit.
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TERMS OF INSTRUMENT – PART 2 

COVENANT (Section 219 Land Title Act) 

THIS COVENANT dated for reference the ___ day of ______________, 2020 is 

BETWEEN: 

PIRATES BAY HOLDING COMPANY LIMITED, INC. NO. BC1068513 

PO Box 286 
Ucluelet BC V0R 3A0 

(the “Grantor”) 

AND: 
DISTRICT OF UCLUELET 
Box 999 
200 Main Street 
Ucluelet BC V0R 3A0 

(the “District”) 

WHEREAS: 

A. The Grantor is the registered owner of land located at 221 Minato Road in Ucluelet, British 
Columbia and more particularly described as: 

PID: 026-487-764 
Lot B District Lot 286 Clayoquot District Plan VIP79908 

(the “Land”); 

B. Section 219 of the Land Title Act permits the registration of a covenant of a negative or 
positive nature in favour of the District, in respect of the use of land or buildings, or the 
building on land; 

C. The Grantor has applied to the District for a rezoning of the Land to permit the 
development of a campground and guest houses on the Land, and in connection with the 
Grantor’s application for rezoning the Grantor has offered grant this Covenant to the 
District; 
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D. The Grantor wishes to grant this Covenant to the District to confirm it will not subdivide 
or develop the Land except generally in accordance with the development plan prepared 
in conjunction with the Grantor’s rezoning application and presented to the District 
Council and the public in connection with the application;  

THIS COVENANT is evidence that in consideration of the payment of TWO DOLLARS ($2.00) by 
the District to the Grantor, and other good and valuable consideration (the receipt and sufficiency 
of which are acknowledged by the parties), the Grantor covenants and agrees with the District, 
in accordance with section 219 of the Land Title Act, as follows: 
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Definitions 

1. In this Covenant:

(a) “Campground Parcel” means the area of the Land labelled “CG Lot (Phase 1)” and CG 
Lot (Phase 2)” on the Subdivision Plan; 

(b) “Guest House Parcel” means the area of the Land labelled “GH Lot” on the Subdivision 
Plan; 

(c) “Long-Term Camping” means the area of the Land lying between the Park and Minato 
Road labelled “CG Lot (Phase 1)” on the Subdivision Plan; 

(d) “Olsen Bay Trail” means the trail running from the terminus of the paved portion of 
Minato Road to Olsen Bay labelled “Olsen Bay Trail” on the Subdivision Plan; 

(e) “Park” means the area of the Land labelled “Park” on the Subdivision Plan, generally 
within 30m of Olsen Bay and within 10m either side of Stream 1; 

(f) “Riparian Trail” means the pedestrian trail proposed to be constructed in the Park, 
parallel to Stream 1 from Minato Road to the foreshore of Olsen Bay, labelled as 
“Riparian Trail” on the Subdivision Plan; 

(g) “Shoreline Trail A” means the pedestrian trail proposed to be constructed in the area 
labelled “Park” adjacent to the foreshore labelled as “Shoreline Trail A” on the 
Subdivision Plan; 

(h) “Shoreline Trail B” means the pedestrian trail proposed to be constructed in the area 
labelled GH Lot adjacent to the foreshore labelled as “Shoreline Trail B” on the 
Subdivision Plan; 

(i) “Shoreline Green Space” means the area of the land extending 30m inland from the 
natural boundary of Olsen Bay along the entire shore of the Guest House Parcel, 
labelled “30m No Build / Green Space” on the Subdivision Plan;  

(j) “Short-Term Camping” means the area of the Land lying between the Park and 
Peninsula Road labelled as CG Lot (Phase 2) on the Subdivision Plan; 

(k) “Subdivision Plan” means the proposed plan for the subdivision of the Land shown in 
the drawing  / sketch plan attached to this Agreement as Schedule A; 
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(l) “Viewing Platforms” means two viewing platforms to be constructed adjacent to the 
natural boundary of Olson Bay in the general locations labelled as “Viewing Platforms” 
on the Subdivision Plan. 

Restriction on Use, Subdivision and Development of the Land 

2. The Grantor will not alter, develop or otherwise use the Land for any purpose, other than
passive recreation or the carrying out of survey work in preparation for subdivision, and
without limiting the foregoing, will not construct or place any building or structures on
the Land, until and unless the Grantor has subdivided the Land in accordance with this
Agreement.

3. The Grantor will not subdivide the Land unless:

(a) the subdivision creates parcels having boundaries substantially in accordance with 
the Subdivision Plan; 

(b) the Grantor dedicates the area labelled “Park” to the District, as park; 

(c) the Granter pays to the District $10,000 towards the construction of 2 Viewing 
Platforms, fencing, and signage; 

(d) the Grantor pays to the District $50,000 towards the construction of pedestrian 
trails in the Park; 

(e) concurrent with the deposit of a plan to subdivide the Land as authorized by 
subsection 3(a), the Grantor registers as a charge against the title to the Guest 
House Parcel a covenant: 

(i) prohibiting the removal of trees and vegetation from the Shoreline Green 
Space area restricting the use of the Shoreline Green Space area to passive 
recreation, and restricting development within the Shoreline Green Space 
area to  one non-permanent structure having a floor area no greater than 
10 m2; 

(ii) prohibiting any further subdivision of the Guest House Parcel unless the 
Owner dedicates the Shoreline Green Space area to the District as park, 
and pays to the District 100% of the cost of constructing the Shoreline Trail 
B. 

(f) concurrent with the deposit of a plan to subdivide the Land as authorized by 
subsection 3(a), the Grantor registers as a charge against the title to the 
Campground Parcel a covenant prohibiting the construction, development or use 
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of any Short-Term Camping spaces or facilities on the Land before the construction 
of the Shoreline Trail A is complete. 

Discharge 

4. The District agrees that if the Grantor:

(a) Subdivides the Land in accordance with section 3 and delivers to the District a 
registrable discharge of this Covenant, the District will execute the discharge, and 
return the executed discharge to the Grantor, and the Grantor may apply to 
register it in the Victoria land title office. 

Subject to Bylaws 

5. This Covenant does not relieve the Grantor in any way from complying with all applicable
bylaws of the District or other enactments applicable to the Land.

Inspections 

6. The District and any of its officers and employees may enter on the Land at all reasonable
times, to inspect the Land for the purpose of ascertaining compliance with this Covenant.

Amendment 

7. This Covenant may be altered or amended only by an agreement in writing signed by the
parties.

No Public Law Duty 

8. Whenever in this Covenant the District is required or entitled to exercise any discretion
in the granting of consent or approval, or is entitled to make any determination, take any
action or exercise any contractual right or remedy, the District may do so in accordance
with the contractual provisions of this Covenant only and will not be bound by any public
law duty, whether arising from the principles of procedural fairness or the rules of natural
justice or otherwise.

No Obligations on District 

9. The rights given to the District by this Covenant are permissive only and nothing in this
Covenant:

(a) imposes any duty of care or other legal duty of any kind on the District to the 
Grantor or to anyone else; 
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(b) obliges the District to enforce this Covenant, which is a policy matter within the 
sole discretion of the District; or 

(c) obliges the District to perform any act, or to incur any expense for any of the 
purposes set out in this Covenant. 

No Effect on Laws or Powers 

10. This Covenant does not,

(a) affect or limit the discretion, rights or powers of the District under any enactment 
or at common law, including in relation to the use or subdivision of the Land; 

(b) affect or limit any law or enactment relating to the use or subdivision of the Land; 
or 

(c) relieve the Grantor from complying with any law or enactment, including in 
relation to the use or subdivision of the Land. 

District's Right to Equitable Relief 

11. The Grantor agree that the District is entitled to obtain an order for specific performance
or a prohibitory or mandatory injunction in respect of any breach by the Grantor of this
Covenant.

Covenant Runs With the Land 

12. Every obligation and covenant of the Grantor in this Covenant constitutes both a
contractual obligation and a covenant granted under section 219 of the Land Title Act in
respect of the Land and this Covenant burdens the Land and runs with it and binds the
successors in title to the Land.  For certainty, unless expressly stated otherwise, the term
“Grantor” refers to the current and each future owner of the Land.  This Covenant
burdens and charges all of the Land and any parcel into which it is subdivided by any
means and any parcel into which the Land is consolidated.

Registration 

13. The Grantor agrees to do everything necessary, at the Grantor’s expense, to ensure that
this Covenant is registered against title to the Land with priority over all financial charges,
liens and encumbrances registered, or the registration of which is pending, at the time of
application for registration of this Covenant.

Waiver 
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14. An alleged waiver by the District of any breach of this Covenant by the Grantor is effective
only if it is an express waiver in writing of the breach in respect of which the waiver is
asserted.  A waiver by the District of a breach by the Grantor of this Covenant does not
operate as a waiver of any other breach of this Covenant.

Notice 

15. Any notice to be given pursuant to this Covenant must be in writing and must be delivered
personally or sent by prepaid mail.  The addresses of the parties for the purpose of notice
are the addresses on the first page of this Covenant and in the case of any subsequent
owner, the address will be the address shown on the title to the Land in the Land Title
Office.

If notice is delivered personally, it may be left at the relevant address in the same manner
as ordinary mail is left by Canada Post and is to be deemed given when delivered.  If notice
is sent by mail, it is to be deemed given 3 days after mailing by deposit at a Canada Post
mailing point or office.  In the case of any strike or other event causing disruption of
ordinary Canada Post operations, a party giving notice for the purposes of this Covenant
must do so by delivery as provided in this section.

Either party may at any time give notice in writing to the other of any change of address
and from and after the receipt of notice the new address is deemed to be the address of
such party for giving notice.

Enurement 

16. This Covenant binds the parties to it and their respective corporate successors, heirs,
executors, administrators and personal representatives.

Joint and Several 

17. If at any time more than one person (as defined in the Interpretation Act (British
Columbia) owns the Land, each of those persons will be jointly and severally liable for all
of the obligations of the Grantor under this Covenant.

Further Acts 

18. The Grantor must do everything reasonably necessary to give effect to the intent of this
Covenant, including execution of further instruments.

As evidence of their agreement to be bound by the terms of this instrument, the parties hereto 
have executed the Land Title Office Form C which is attached hereto and forms part of this 
Covenant. 
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Schedule A – Subdivision Plan 
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PRIORITY AGREEMENT 

This Priority Agreement is between Coastal Community Credit Union (the “Prior Chargeholder”), 
being the registered owner and holder of Mortgage No. CA5148927 and Assignment of Rents No. 
CA5148928 (the “Prior Charges”), and the District of Ucluelet, being the registered owner and 
holder of the covenant under section 219 of the Land Title Act (British Columbia) to which this 
Priority Agreement is attached (the “Subsequent Charge”). 

In consideration of the sum of ten dollars ($10.00) now paid to the Prior Chargeholder and other 
good and valuable consideration, the receipt and sufficiency of which the Prior Chargeholder 
acknowledges, the Prior Chargeholder hereby approves of and consents to the granting of the 
Subsequent Charge and hereby postpones all of the Prior Chargeholder’s rights under the Prior 
Charge to the rights of the Municipality under the Subsequent Charge in the same manner and 
to the same extent as if the Prior Charge had been registered immediately after the Subsequent 
Charge. 

As evidence of its agreement to be bound by this Priority Agreement, the Prior Chargeholder has 
executed the General Instrument – Part 1 (Land Title Act - Form C) attached to and forming part 
of this Priority Agreement. 

 

END OF DOCUMENT 
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STAFF	REPORT	TO	COUNCIL	

Council Meeting: OCTOBER 8, 2019 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:		BRUCE GREIG, MANAGER OF COMMUNITY PLANNING	 FILE	NO:							3060-20-DP19-01 
3360-20-RZ18-08 
3090-20-DVP19-02 
3070-20-TUP19-01 

SUBJECT:					PROPOSED REZONING, SUBDIVISION AND DEVELOPMENT 
PERMITS FOR 221 MINATO ROAD (LOT B, DISTRICT LOT 286, 
CLAYOQUOT DISTRICT, PLAN VIP79908). 

REPORT	NO:  19-129 

ATTACHMENT(S):	 APPENDIX A – APPLICANTS’ UPDATED PROPOSAL 
APPENDIX B – ENVIRONMENTAL PROGRESS LETTER DATED AUGUST 13, 2019 
APPENDIX C – STAFF REPORT DATED APRIL 9, 2019  
APPENDIX D – ZONING AMENDMENT BYLAW NO. 1244 – MAP AMENDMENT  

 APPENDIX E – ZONING AMENDMENT BYLAW NO. 1256 – TEXT AMENDMENT (NEW CG ZONE 
CAMPGROUND) 

RECOMMENDATIONS:	

1. THAT	District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given First and
Second readings and be referred for legal review.

2. THAT	Council:
a. indicate support for the updated proposal including an offer of a $10,000

contribution to the District of Ucluelet for adding fencing, interpretive signs and
protective barriers at trail ends to protect adjacent marine shoreline habitat;

b. give the District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019 First and
Second reading; and,

c. direct staff to prepare the necessary permits, covenants and agreements and
present them to Council prior to Bylaw No. 1244 proceeding to a public hearing.

BACKGROUND	

At the April 9, 2019 regular meeting of Council, Staff presented a report for the potential 
subdivision, rezoning and development of the property at 221 Minato Road (Lot B, District Lot 286, 
Clayoquot District, Plan VIP79908), (the “Subject	Property”). Council made the following motions 
at this meeting: 

1. THAT	Council	authorize	issuance	of	Development	Permit	DP19‐01	for	the	restoration	of	the
previously	damaged	riparian	and	marine	shoreline	areas	of	the	property	at	221	Minato	Road.

2. THAT	Council	indicate	support	for	the	concept	of	rezoning	the	property	at	221	Minato	Road
for	a	2‐lot	subdivision	to	create	a	Guest	House	parcel	and	a	Campground	parcel,	and	indicate
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that	adoption	of	a	zoning	amendment	bylaw	for	the	requested	uses	would	be	subject	to	the	
following:		
	

a. completion	of	the	site	restoration	work	under	Development	Permit	DP19‐01	including	
monitoring	and	sign‐off	by	the	Qualified	Environmental	Professional;	

b. including,	as	part	of	the	subdivision	to	create	the	two	parcels,	dedication	for	park	
purposes	of	a	30m	corridor	upland	from	the	natural	boundary	along	the	marine	
shoreline	of	both	parcels,	plus	the	entire	stream	setback	area	surrounding	Stream	1;	

c. the	owners	providing	a	restrictive	covenant	on	the	proposed	Guest	House	parcel	which	
would	restrict	any	further	subdivision	of	that	lot	unless	at	that	future	date	the	
following	are	provided	by	the	property	owner:		

i. dedication	for	park	purposes	a	30m	corridor	upland	from	the	natural	
boundary	along	the	marine	shoreline	adjacent	to	the	property;	and,	

ii. 	appropriate	funds	to	construct	a	trail	system	and	viewing	platform	to	
municipal	standards	in	the	shoreline	park	dedicated	in	(i)	above;	

d. the	owners	providing	a	contribution	for	half	the	cost	of	constructing	the	stream	
section	of	trail	and	viewing	platform,	prior	to	commencing	construction	of	the	Long‐
Term	Camping	spaces	in	the	proposed	Phase	1;	

e. the	owners	providing	a	restrictive	covenant	on	the	proposed	Campground	parcel	
ensuring	that	construction	of	the	Short‐Term	Camping	shown	as	Phase	3	will	not	
commence	before	the	adjacent	section	of	Olsen	Bay	trail	has	been	constructed.	
	

3. THAT	Council	indicate	support	for	the	concept	of	issuing	a	Temporary	Use	Permit	to	permit	
long‐term	camping	in	the	proposed	designated	area	of	the	campground,	subject	to	conditions	
including:	

f. Seasonal	camping	stays	are	not	to	exceed	six	months;	
g. No	additions,	accessory	buildings,	structures	or	outdoor	storage	is	permitted	in	long‐

term	camping	spaces;		
h. A	resident	campground	manager	is	required	on‐site;	and,	
i. The	campground	manager	is	to	maintain	a	register	of	campers,	contact	information	

and	vehicle	registration,	and	make	the	register	available	at	all	times	if	requested	by	
the	District.	

		
4. THAT	Council	indicate	support	for	the	concept	of	issuing	a	Development	Permit	for	the	

subdivision	of	the	property	into	the	proposed	Guest	House	and	Campground	parcels,	subject	to	
the	following	conditions:	

j. that	the	owners	provide	a	detailed	landscape	plan	showing	replanting	of	native	tree	
and	understory	species	in	the	undeveloped	portions	of	the	Minato	Road	10m	road	
right‐of‐way	dedication	areas:	

i. at	the	future	public	access	trail	to	Olsen	Bay	at	the	end	of	Minato	Road;	and,	
ii. screening	of	the	proposed	long‐term	camping	spaces	adjacent	to	Minato	Road	

including	appropriate	fencing;		
k. that	prior	to	subdivision	approval,	the	owners	providing:	

i. a	civil	engineering	assessment	and	design	for	all	required	services	including	
road,	water,	sewer,	on‐	and	off‐site	stormwater	management	and	the	location	
of	private	power	and	data	utilities;	and,	

ii. a	traffic	engineering	safety	assessment	of	vehicle	and	pedestrian	movements	
resulting	from	the	proposed	development	and	upgrades,	if	necessary,	at	the	
intersection	of	Peninsula	Road	and	Minato	Road	and	at	the	future	trail	
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crossing	of	Peninsula	Road	to	the	Ancient	Cedars	loop,	for	review	and	approval	
by	the	municipality	and	the	Ministry	of	Transportation	and	Infrastructure.	
	

5. THAT,	subject	to	public	comment,	Council	indicate	support	for	considering	a	variance	to	
increase	the	maximum	permitted	height	of	the	main	house	on	the	proposed	Guest	House	parcel	
from	8.5m	(28	ft.)	to	10.9m	(36	ft.);	and,	
	

6. THAT	Council	indicate	that	issuance	of	a	future	Development	Permit	for	construction	of	the	
proposed	Short‐Term	Campground	(phase	3)	would	be	subject	to	protecting	the	full	30m	
forested	buffer	along	the	Peninsula	Road	frontage,	unless	the	owners	can	demonstrate	that	the	
proposed	tent	sites	within	this	area	would	not	be	visible	from	the	road.	

The adopted motion, above, was modified from the original Staff recommendation as represented 
in the bold text below: 

Original: 

“2.	b.			including,	as	part	of	the	subdivision	to	create	the	two	parcels,	dedication	for	park	
purposes	of	a	30m	corridor	upland	from	the	natural	boundary	along	the	marine	shoreline	
adjacent	to	the	proposed	Campground	parcel,	plus	the	entire	stream	setback	area	
surrounding	Stream	1;”	

As adopted: 

“2.b.			including,	as	part	of	the	subdivision	to	create	the	two	parcels,	dedication	for	park	
purposes	of	a	30m	corridor	upland	from	the	natural	boundary	along	the	marine	shoreline	of	
both	parcels,	plus	the	entire	stream	setback	area	surrounding	Stream	1;”	

Staff understand the intent of this Council direction was that the 30m shoreline portion of the 
proposed Guest House (GH) lot was to be dedicated as public park land rather than register a 30m 
green space covenant over the shoreline area. One of the main concerns expressed was for the level 
of protection of the shoreline of Olsen Bay. As the salt marshes are a very delicate marine 
ecosystem, Council felt a park dedication rather than a covenant was a better way to protect this 
area. 	

Since the April 9, 2019 meeting, the applicant has met with planning staff several times and the 
applicant has come forward with the following counteroffer. 

UPDATED	PROPOSAL	AUGUST	13,	2019	

A. The applicant is not agreeable to offering the 30m shoreline area of the proposed GH lot for park 
dedication as requested by Council April 9, 2019. They have instead offered to augment the original 
Staff recommendation with a $10,000 cash contribution to the District of Ucluelet for fencing, 
interpretive signs and protective barriers.  In discussion with the owners, this is intended to 
provide trail features so that the public could view the salt marsh of Olsen Bay at either end of the 
property, but foot traffic would be clearly directed away from trampling sensitive shoreline areas. 

The other measures originally recommended by staff would also apply, which read as follows:  

“To	provide	a	30m	restrictive	green	space	covenant	on	the	proposed	Guest	House	parcel	which	
would	also	restrict	any	further	subdivision	of	that	lot	unless	at	that	future	date	the	following	are	
provided	by	the	property	owner:		
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 dedication	for	park	purposes	a	30m	corridor	upland	from	the	natural	boundary	along	the	
marine	shoreline	adjacent	to	the	property;	and,	

 appropriate	funds	to	construct	a	trail	system	and	viewing	platform	to	municipal	standards	in	
the	shoreline	park	dedicated.”	

B. The applicant is now offering to contribute a full 30m Park Dedication along the entire shoreline 
of the proposed campground lot. They had previously only offered a 20m park dedication plus a 
10m no-build covenant on the campground lot in favor of the District of Ucluelet.   

C. The applicant has also reduced the riparian area of Steam #1 to concur with the boundaries of an 
updated riparian area as presented by their environmental consultant:  

 
Figure 1 – Updated Riparian Map 

	 	

Area Removed 
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DISCUSSION: 

It is important that this report be read in conjunction with the April 9, 2019 staff report on this 
proposed development (see Appendix	C). The report in hand is specific to the changes in the 
applicant’s updated proposal and the details of the zoning amendment bylaws prepared by staff.  

Updated Item A 

The applicant is offering a $10,000 cash contribution to the District of Ucluelet for fencing, 
interpretive signs and protective barriers. Each side of the property where the shoreline interfaces 
with a public space will require some measure to deter the public from walking across sensitive 
shoreline habitat.  The $10,000 offered would need to be divided between those two points, 
amounting to roughly $5,000 per side. This money would be spent at the discretion of the District of 
Ucluelet, typically following discussion with the Wild Pacific Trail Society. Staff Consider the modest 
barrier and high education approach taken in the Spring Cove trail segment shown below (Figure	2 
& Figure	3) is appropriate for this shoreline area.  Staff also consider the $10,000 offered the 
minimum contribution for this work.  

 

Figure 2 – Spring Cove photo 1 
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Figure 3 – Spring Cove photo 2 

The most robust long-term protection for sensitive ecosystems is by full park dedication.  A few 
environmental consultants have observed that, “it is the homeowner and their weedwhacker or 
chainsaw” who does the most damage to environmentally sensitive areas. If this shoreline area is 
not to be a dedicated public park, considering the sensitivity of the ecosystem and the remoteness 
of parts of the covenant area, it will be important to ensure that the terms of the section 219 
Restrictive Covenant are detailed enough to give confidence that this area will be protected. Staff 
would work with the municipal solicitors to ensure that the covenant is enforceable on the 
following points: 

1. all flora and fauna are preserved and undisturbed;  
2. allow the District of Ucluelet staff to, at their discretion, walk the covenant area and inspect 

for any modification or damage to the natural environment; 
3. make enforcement of any infraction clear and cost-effective; and, 
4. any access point to the water for the owner is minimal, defined, and can easily be restored 

back to its pre-modified state. 

The details of this covenant would be brought forward to Council prior to Zoning Amendment 
Bylaw No. 1244, 2019, being referred to a public hearing. 
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Updated Item B 

In front of the proposed campground parcel, the 30m park dedication offered would give better 
environmental protection and be simpler to manage than the previously offered 20m park 
dedication plus a 10m no-build covenant.  

Note that the applicant has requested a zero setback for camp sites to the 30m park dedication 
area; this variance would be considered with the DVP19-02. 

Updated Item C 

The park dedication along Stream #1 was previously based on a 10m environmental setback of 
both Sides of Stream #1, plus the area of an associated wetland (now labeled as “Area Removed” in 
Figure	1 above).  

The applicant’s environmental consultant reclassified this area as a non-riparian area and the 
applicant has removed it from the park dedication. In the report by Aquaparian Environmental 
Consulting Ltd. dated June 18, 2019 (see Appendix	B), the biologist states that further site 
investigation, “… showed the area not to have evidence of a defined watercourse or wetland 
vegetation… that would signify wet or moist soils characteristic of a stream or wetland”, and further 
states, “we do not anticipate that the reduction in the setback and restoration area is to have any 
negative [effect] on the health of the stream.” 

Staff have also had verbal conversation with the applicant’s environmental consultant about the 
District of Ucluelet’s intension to route a trail within the stream setback area. The consultant 
signaled that it should be possible provided the approach taken to the construction of the trail is 
done with due care and sensitivity.  

ZONING	BYLAW	NO.	1244	–	MAP	AMENDMENT:	

The proposed zones are to follow the proposed property lines as indicated in Figure	4 below. The 
property line between the GH zoned lot and the Campground lot have had a slight adjustment to 
straighten them out, compared to the original proposal, to create a more regular parcel layout. As 
mentioned in updated Item B, the park boundary is now 30m from the natural boundary of the sea.  
The Stream 1 riparian area has been reduced as per Updated Item C. 

Reports and Materials Related to Bylaw No. 1244, 2019, Development Varia...

Page 163 of 349



8  

 

 

Figure 4 – Rough Map of Zoning Areas 

ZONING	BYLAW	NO.	1256	–	NEW	CAMPGROUND	ZONING:	

Planning Staff continually work with and review the zoning bylaw. Staff have noted that it may not 
be appropriate for campgrounds to be included in the CS-5 Tourist Commercial Zone. The CS-5 zone 
allows a wide range of uses.  Campground and, for example, Hotel are very different land uses.  Staff 
have also noted that the current regulations around Campgrounds are not well defined. The 
following are proposed in the draft bylaw amendment to clarify and clearly designate campground 
uses: 

1. Create a new zone for campgrounds called CG Zone - Campground.  
2. Add a new section in the Supplemental Regulation division for campgrounds. 
3. Add new definitions for: 

a. “Camping Space”; 
b. “Camping Unit”; and, 
c. “Recreational Vehicle” 

4. Remove and replace the definition for “Campground.” 

Please refer to the draft Zoning Amendment Bylaw No. 1256, 2019, (see Appendix	E) for the 
specifics of these proposed bylaw changes.  
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DP19‐01	–	ENVIRONMENTAL	PROGRESS	REPORT:	

An environmental progress report from Aquaparian Environmental Consulting is attached (see 
Appendix	B).  This report details the current status of the environmental reclamation work and the 
remaining work still to be done on the property. The report briefly details that the applicant’s 
required reclamation work is progressing and that most of the planting is to occur this fall (re-
planting work was curtailed by dry summer conditions).   

OPTIONS	REVIEW:  

Staff suggest that it is timely to initiate the general changes to Campground regulations 
contemplated by Zoning Amendment Bylaw No. 1256 in parallel with this development application. 
The updated Campground zoning could be applied to other properties containing existing or 
potential campground uses at a later date.  Staff recommend that the progress of the general 
Campground amendments be considered somewhat independently and proceed regardless of the 
status or progress of the site-specific development application for 221 Minato Road.   

If Council is supportive of the current proposal, staff recommend that the requested Guest House 
and Campground rezoning shown in Bylaw No. 1244 be given first and second readings.  Scheduling 
of a public hearing would be considered at a later date, once a draft restrictive covenant, 
Development Permit, Development Variance Permit and Temporary Use Permit have been 
presented to Council and become part of the public record ahead of the hearing.  Alternatively, 
Council could consider the following: 

 
3. THAT	Council considers the adopted motion from the April 9, 2019, Regular Council 

meeting in which a full park dedication is required around the Guest House lot is critical to 
any rezoning approval for 221 Minato Road moving forward and suggest the applicant 
reconsider that contribution; or,   
 

4. THAT Council provide alternative direction to staff.	

	
Respectfully	submitted:	 Bruce Greig, Manager of Community Planning  
 Mark Boysen, Chief Administration Officer 
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STAFF REPORT TO COUNCIL 

Council Meeting: APRIL 9, 2019 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:  BRUCE GREIG, MANAGER OF COMMUNITY PLANNING FILE NO:   3060-20-DP19-01 
3360-20-RZ18-08 

3090-20-DVP19-02 
3070-20-TUP19-01  

REPORT NO: 19-40 

SUBJECT:   PROPOSED REZONING, SUBDIVISION AND DEVELOPMENT PERMITS FOR 221 MINATO ROAD 

LOT B, PLAN VIP79908 CLAYOQUOT DISTRICT, DISTRICT LOT 286. 

ATTACHMENT(S):  APPENDIX A – APPLICATION 
APPENDIX B – ENVIRONMENTAL IMPACT ASSESSMENT REPORT (AQUAPARIAN) 
APPENDIX C – VEGETATION MANAGEMENT PLAN 
APPENDIX D – TIMELINE 
APPENDIX E – DEVELOPMENT PERMIT DP19-01 

RECOMMENDATIONS: 

1. THAT Council authorize issuance of Development Permit DP19-01 for the restoration of the
previously damaged riparian and marine shoreline areas of the property at 221 Minato
Road.

2. THAT Council indicate support for the concept of rezoning the property at 221 Minato Road
for a 2-lot subdivision to create a Guest House parcel and a Campground parcel, and
indicate that adoption of a zoning amendment bylaw for the requested uses would be
subject to the following:

a. completion of the site restoration work under Development Permit DP19-01
including monitoring and sign-off by the Qualified Environmental Professional;

b. including, as part of the subdivision to create the two parcels, dedication for park
purposes of a 30m corridor upland from the natural boundary along the marine
shoreline adjacent to the proposed Campground parcel, plus the entire stream
setback area surrounding Stream 1;

c. the owners providing a restrictive covenant on the proposed Guest House parcel
which would restrict any further subdivision of that lot unless at that future date the
following are provided by the property owner:

i. dedication for park purposes a 30m corridor upland from the natural
boundary along the marine shoreline adjacent to the property; and,

APPENDIX C
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ii.  appropriate funds to construct a trail system and viewing platform to 
municipal standards in the shoreline park dedicated in (i) above; 

d. the owners providing a contribution for half the cost of constructing the stream 
section of trail and viewing platform, prior to commencing construction of the Long-
Term Camping spaces in the proposed Phase 1; 

e. the owners providing a restrictive covenant on the proposed Campground parcel 
ensuring that construction of the Short-Term Camping shown as Phase 3 will not 
commence before the adjacent section of Olsen Bay trail has been constructed. 
 

3. THAT Council indicate support for the concept of issuing a Temporary Use Permit to permit 
long-term camping in the proposed designated area of the campground, subject to 
conditions including: 

a. Seasonal camping stays are not to exceed six months; 
b. No additions, accessory buildings, structures or outdoor storage is permitted in 

long-term camping spaces;  
c. A resident campground manager is required on-site; and, 
d. The campground manager is to maintain a register of campers, contact information 

and vehicle registration, and make the register available at all times if requested by 
the District. 

  
4. THAT Council indicate support for the concept of issuing a Development Permit for the 

subdivision of the property into the proposed Guest House and Campground parcels, 
subject to the following conditions: 

a. that the owners provide a detailed landscape plan showing replanting of native tree 
and understory species in the undeveloped portions of the Minato Road 10m road 
right-of-way dedication areas: 

i. at the future public access trail to Olsen Bay at the end of Minato Road; and, 
ii. screening of the proposed long-term camping spaces adjacent to Minato 

Road including appropriate fencing;  
b. that prior to subdivision approval, the owners providing: 

i. a civil engineering assessment and design for all required services including 
road, water, sewer, on- and off-site stormwater management and the 
location of private power and data utilities; and, 

ii. a traffic engineering safety assessment of vehicle and pedestrian movements 
resulting from the proposed development and upgrades, if necessary, at the 
intersection of Peninsula Road and Minato Road and at the future trail 
crossing of Peninsula Road to the Ancient Cedars loop, for review and 
approval by the municipality and the Ministry of Transportation and 
Infrastructure. 
 

5. THAT, subject to public comment, Council indicate support for considering a variance to 
increase the maximum permitted height of the main house on the proposed Guest House 
parcel from 8.5m (28 ft.) to 10.9m (36 ft.); and, 
 

6. THAT Council indicate that issuance of a future Development Permit for construction of the 
proposed Short-Term Campground (phase 3) would be subject to protecting the full 30m 
forested buffer along the Peninsula Road frontage, unless the owners can demonstrate that 
the proposed tent sites within this area would not be visible from the road. 
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PURPOSE 

   

The purpose of this report is to give Council information on the background of clearing activity on 
the property, restoration plans and a development proposal submitted by Rick and Rebekka Lim of 
Pirates Bay Holding Company Ltd., for their property at 221 Minato Road (see Figure 1), Lot B, Plan 
VIP79908 Clayoquot District, District Lot 286 (the “Subject Property”).  

 

Figure 1 – The Subject Property 

BACKGROUND AND SITE CONTEXT: 

The subject property is a 10 ha (25-acre) lot located on the north side of Peninsula Road and on the 
west side of Minato Road, adjacent to Olsen Bay and the Ucluelet Inlet to the north. The current 
zoning designation of the property is Rural Residential (RU).  

This property was considered to have considerable environmental value prior to extensive logging 
and clearing in late 2016.  The site contained a full forest of mature trees (some old growth) at 20m 
to 30m with pockets of trees at 30m to 40m height, and included the understory vegetation and 
habitat values which come with mature coastal forests.  Two fish bearing streams and associated 
riparian areas cross the site, one of which has been impacted by the site clearing.  A more detailed 
timeline is attached to this report (see Appendix D). 

The owners were issued a formal letter dated December 13, 2017, notifying the owner to cease all 
land altering activities and advising that they would be required to obtain a Development Permit 
(DP) for any further site work including restoration of the disturbed areas.  The owners 
subsequently stopped all works and have engaged a Qualified Environmental Professional (QEP) to 
prepare a Vegetation Environmental Management Plan (see Appendix C) to form part of their 
required site restoration DP. They have also worked with staff to understand what is required to 
bring a development application forward.  This current application proposes to: 

• address the Development Permit required for the restoration of damaged ecological areas 
on the subject property; and, 
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• present development plans for the rezoning, DP, and subdivision processes required for the 
proposed development of the property. 

In brief, staff recommend that three elements are necessary for the owners to move forward with 
the development of their land in an appropriate manner: 

• First and foremost, the site restoration work must be completed as recommended and 
under the supervision of the consulting biologists (the QEP). 

• Second, development of the site must include adequate measures to protect the remaining 
forest elements and the marine shoreline and stream riparian ecosystems.  This should 
include adequate areas of park land set aside for conservation purposes.  It also must 
include proper facilities to enable public access in the proper (and limited) locations to 
ensure that future use does not trample the ecological values of the site.  

• Finally, the proposal for this site, as with any new development, must include adequate 
measures to mitigate the impacts on public spaces and infrastructure and bear the costs for 
servicing these land uses. 

Subject to the conditions outlined in the list of staff recommendations, the proposed development 
of the site contains uses which can be supported in this location and, if managed properly, would 
result in a net benefit to the community. 

DISCUSSION: 

This application includes multiple related development approval processes. Individually these are 
as follows: 

• DP19-01 - Development Permit for the restoration of damaged ecological areas 

• RZ19-01 - Rezoning from Rural Residential to Guest House & Campground uses 

• DP19-02 - Development Permit for Subdivision into two lots (Guest House & Campground) 

• SD19-02 - Subdivision of the subject property into two lots  

• DVP19-02 – Development Variance Permit to increase height for proposed house 

These processes are guided by Ucluelet’s Official Community Plan Bylaw No. 1140, 2011 (OCP), and 
Zoning Bylaw 1160, 2013 (Zoning Bylaw). The subject lands fall into Development Permit Area No. 
8 (Former Forest Reserves Lands).  The following are pertinent DP guidelines found within the OCP 
bylaw, to consider for this development: 

“The coastal environment within this DPA is characterized by rocky bluffs and headlands along the exposed 
western shoreline, while a gentler rocky coast - along with sensitive marine wetlands, predominates along 
the protected eastern shoreline of Ucluelet inlet. This rugged and wild coast, along with the extensive forest 
that carpets the rolling and often steep terrain contribute immeasurably to the character of the site. There 
is therefore a demonstrated need to ensure that development within this area should be protected from 
hazardous conditions and makes adequate provision for fitting itself harmoniously into the existing natural 
environment while maintaining a balance between the need for such protection and development of this 
land. All development should provide for the Wild Pacific Trail that makes its way through the area. 
 
In addition to development being sensitive to significant natural features worthy of protection, this area is 
designated for mixed use development which requires a high standard of design cohesion which reflects the 
natural heritage of the area.” 
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Guidelines 
1. All developments must preserve and maintain 100% of the Wild Pacific Trail along the coast where 

feasible on properties located along the waterfront;  
2. No development can approach within 30m of the high-water mark around the sensitive marine 

wetlands indicated on the map below:  
3. A 30-metre-wide tree buffer with no development must be provided along both sides of the Pacific 

Rim Highway;  
4. The layout of the proposed collector through DPA No. 8 that runs parallel to the Pacific Rim 

Highway, must respond to the natural conditions and topography of the land. Adequate buffering 
along the frontage of the road should also be retained to provide an attractive entrance into the 
community. A tree preservation plan should be a major priority in order to preserve this 
spectacular natural environment.  

5. All developments should respect archaeological resources and comply with all relevant statutes 
and regulations for the protection thereof. The District may require, at their discretion, that the 
applicant provide at their own cost an archaeological assessment report;  

6. All development, including campsites with no individual water supply or no individual sewage 
disposal facilities, must be connected to the municipal sanitary sewer system;   

7. Developments shall strive to create openness, connections, or views to the waterfront areas 
through open spaces or pathways  

8. No development shall impede public access to the foreshore beyond private property boundaries;  
9. A landscape preservation plan for all developments must be included as part of the development 

application process in order to ensure protection of existing significant trees and shrubs. This will 
include plans showing pre and post-development conditions in order to prevent over-cutting;  

10. The removal of any native tree species that is 30cm Dbh or greater (Diameter at Breast Height = 
1.3m) measured with a proper tree caliper is prohibited.  

11. Any landscaping maintenance program must meet all applicable governmental regulations 
involving the use of fertilizers, herbicides and pesticides and the owners must ensure that no 
harmful pesticides or chemicals enter the ocean, either directly or by way of groundwater 
infiltration;  

12. All sitka spruce must be identified by a qualified arborist and, where they are determined to be 
healthy, preserved;  

 

Figure 2 - DPA 8.2 Development Permit Area No. 8 Conceptual Diagram 
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The following are relevant OCP Environment Policies: 

“To encourage the maintenance of natural green space and forest cover and eliminate large clear cuts 
to accommodate development” 

“To identify natural corridors for public and wildlife use or as natural landscapes” 

“Properties greater than 0.8 hectare in size will require an Environmental Impact Assessment to 
evaluate the impacts of a proposed development on the natural environment and for the protection of 
developments from hazardous conditions.” 

A compressive review of the regulatory requirements is listed in section “1.2 Regulatory Review” of 
the Environmental Impact Assessment Report (see Appendix B).  

DP19-01 – Development Permit for the restoration of damaged ecological areas 

 The purpose of this DP area designation is the protection of the natural environment, its 
ecosystems and biological diversity. The applicant is applying to reinstate the impacted vegetation 
within the riparian setback of ‘Stream No.1 and the area between the natural boundary of the 
Ucluelet Inlet and 30m back from that boundary (the “Marine Shoreline Area”). This replanting 
will strictly follow the Vegetation Environmental Management Plan (see Appendix C) and its 
recommendations. This permit will be complete only after all recommended restoration work is 
done and inspected by the authors of the attached management plan. Staff recommend that final 
adoption of a rezoning bylaw should only be considered after the restoration work is completed, 
inspected and signed off by the QEP. (see Figure 3).  

 
Figure 3 – Vegetation Management Plan – Restoration Areas 
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RZ19-01 - Rezoning from Rural Residential to Guest House / Campground  

The proposed rezoning and subdivision of the land is being approached so that the appropriate 
permitted uses would be associated with the respective new lot areas. The applicant is proposing 
two lots: one to include their family home with Guest House zoning, and the other to include a 
Campground which is proposed to include areas for both short-term and long-term camping use.  

Guest House zoned parcel 

The owners are proposing to create an (approx.) 3.4 ha (8.5-acre) lot with a permitted use of Guest 
House (GH). This permitted use is intended for commercial tourist accommodation mixed with 
residential in the form and appearance of a traditional single-family dwelling (SFD), with or 
without small scale guest cottages. The relevant zoning regulations to this application are: 

• The Minimum Lot Size: 2,000 m2 (½ acre).  

This is significant as the proposed GH lot is over 8 acres in size. Therefore, the property would have 
potential for further subdivision in the future. 

• The commercial Short-Term Rental (STR) elements of the Guest House zone for the large lot 
are regulated as follows: 
o 6 guest rooms if the lot area exceeds 4,000 m2 (1 acre); plus 
o 4 guest cottages per lot if the lot area exceeds 4,000 m2 (1 acre). 

This indicates the scale of the commercial use on the proposed GH lot. The applicant has provided 
the following sketch to indicate their guest house, guest cottages, private driveways and garage 
location (see Figure 4):  

 
Figure 4 – Guest House parcel 
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The size and location of this lot may lend itself to greater density, use and community benefit than 
what is currently being proposed. The creation of 8-acre rural acreages is not considered the ideal 
long-term pattern for Ucluelet’s limited land base. With this large GH acreage the applicant has 
stated that they do not want a public trail to pass in front of their home and guest cottages. While 
this is understandable, the balance of private interest and the community benefit must also be 
considered. The proposed GH use does have a high commercial STR use associated to it and a 
continuous trail around the entire coastline would benefit both the owners’ guests and beyond. If a 
higher density development were being proposed at this time, staff would be recommending the 
inclusion of a full 30m park dedication complete with a constructed public trail. With this 
application the owners are offering a 30m greenspace protection covenant along the shoreline, 
which does somewhat protect the marine shoreline area from further impacts but would not 
provide public access at this time.   
 
If the proposed single large Guest House lot is looked at as an interim step from the current rural 
residential zoning, it is possible that that the full public benefit could be realized at a future date 
if/when further subdivision and/or changes in land use were being considered.  A covenant could 
be placed on the title of the proposed GH lot, to restrict further subdivision until the marine 
shoreline area of the GH lot were dedicated as park and a public trial built to the Wild Pacific Trail 
standards. This compromise would allow the applicant to use the land for their private home at this 
time, and retain the potential for further public access, tied to future development of the site.  At the 
same time, full public access is proposed adjacent to the proposed campground portion of the site. 
This compromise approach to public access is supportable in light of the short- and long-term 
context.     
 
Currently, the public right-of-way containing Minato Road is currently 10m wide; half the regular 
20m right-of-way width.  Therefore, roadway dedication along the length of the property will be 
required as a condition of subdivision to achieve the standard 20m corridor for public access and 
utilities. The owner has cleared part of this future expansion area next to the proposed Guest House 
parcel, in a location likely to be used for a public water access trail from the end of Minato Road to 
Olsen Bay.  As part of the development of this property, replanting of this area in native species 
trees and underbrush should be secured prior to approval of the subdivision plan.  

Campground Property  

The applicant is proposing a campground with both tent camping spaces and two types of 
recreational vehicle (RV) camping: 

• short-term camping normally associated with RV camping and tourist use; and,  

• longer-term RV camping.  

The longer-term RV camping is proposed to benefit Ucluelet’s housing spectrum with a form of  
housing that is more transient in nature. Also proposed are three auxiliary buildings, internal 
circulation roads and dedicated park lands (see Figure 5).  
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Figure 5 – Campground Parcel 

The above sketch highlights the basic elements and layout of 3.85-acre (approx.) proposed 
campground lot.  Indicated are the areas proposed for park (in green), the tent spaces (in 
turquoise), and differentiates the short term and long-term RV spaces (in light green). The 
proposed campsite development consists of: 

• 20 Long-Term RV spaces 

• 52 Short-Term RV spaces 

• 14 tent spaces 

• 15 tent spaces (within the Peninsula Road 30m green space covenanted area)  

101 total camping spaces  

At capacity this development would present a significant change to this area of town.  Movement of 
cars and RV’s to and from the subject property, camp fires and other impacts naturally follow 200 
to 400 people and their pets.  For comparison the Ucluelet Campground is of similar area and 
advertises 125 spaces within 13 acres. Staff are recommending that, as a condition of a DP for the 
subdivision which would create the campground parcel, the owner be required to provide a traffic 
safety analysis for the District and Ministry of Transportation and Infrastructure review of the 
expected impact and any improvements required for Peninsula Road as a result of this 
development. 

The applicant has indicated that the first phase of the development is to be a form of seasonal 
housing with RV spaces that would allow camping for a term of six months minus a day. Done right 
the proposed long-Term camping could add an element of flexible housing for seasonal workers.  If 
it were not managed properly, this use could become unsightly and present a burden to municipal 
building and bylaw enforcement staff.   
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The applicant has offered a 20m park dedication plus a 10m greenspace covenant along the marine 
shoreline area and a 10m park dedication for a trail in the riparian area of Stream No.1. This 
dedication is less than what Staff consider appropriate, taking into account the direct benefit to the 
guests of the proposed campground, and the area reasonably necessary to protect the marine 
shoreline and riparian areas from further impact.  Staff recommend a full 30m marine shoreline 
park dedication, plus dedication of the entire Stream No.1 riparian area.  

Considering that campgrounds have minimal infrastructure and could be converted to a higher 
density at some point in the future, campground use is supportable. A new campground in close 
proximity to the village core may also have a positive economic effect as its guests patronize the 
community’s commercial businesses.  

If this proposal is to move forward, staff will recommend creating a new zone specifically for 
campgrounds. This will allow the clear distinction of density limits and appropriate setbacks for 
campsites.  This zoning designation could be applied to future and existing campgrounds.   The 
bylaw would need to update the current definition for “Campground” to specifically allow short-
term camping, and then create a new definition for “Long-Term Camping”. To differentiate the long- 
and short-term uses for the proposed lot, Staff consider the best approach would be to zone the 
entire campground lot for camping use (i.e., short-term) and then issue a Temporary Use Permit 
(TUP) for long-term camping in the proposed designated area. This initial approach would allow 
Council and the community an ability to assess the success of this long-term camping / seasonal 
housing approach and modify conditions for this new land use, if necessary.    

 

Park lands  

The addition of the proposed campground use represents a significant up-zoning of the property. 
To be consistent with the OCP policy and guidelines, and offer the community a clear public benefit, 
the applicant has offered dedicated park areas as indicated in green above (see Figure 5). This 
park, as described, is to preserve this pristine marine shoreline area, provide access for the general 
public, and serve as access for the guests of the proposed campground to the broader District trail 
system. It will be important that the trails and viewing platforms within this park be constructed 
prior to the campground opening.  The trail would be a significant amenity for guests of the 
proposed campground. Properly defined trail facilities and access points will be important to 
provide safe access, views of Olsen Bay and beyond, and to protect the marine shoreline ecosystem. 
(see Figure 6).  
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Figure 6 – Suggested Trails and viewing platform 

Without a defined trail system and viewing platforms, it can be expected that increased use brought 
about by the campground development would result in environmental damage to the shoreline, the 
marine environment, and to the riparian areas.  

This section of trail would be approximately 840m long; total approximate cost of the trail and 
viewing platforms would be approximately $100,000.  Staff recommend that dedication of the park 
corridor be a condition of the rezoning and be completed as part of the initial subdivision.  The 
owners have not offered to contribute at this time to the cost of constructing this section of trail. If 
development of the short-term campground (shown as phase 3) does not occur for some time, the 
District could proceed with trail construction independent of the property owners (i.e., seeking 
funding from other sources).  Staff recommend that completion of the trail construction – with or 
without the owners’ financial contribution – be a pre-condition to development of the short-term 
campground.  In other words, if the trail has not yet been constructed, and the owners wish to 
develop the campground, they could accelerate its construction by partnering with the District to 
help with construction costs.  Either way, it is important that the trail infrastructure be completed 
before campers are on site seeking access to Olsen Bay. 

Staff suggest that the entire riparian area of Stream No.1 (shown in blue below) and a full 30m 
marine shoreline area be dedicated as park lands (see Figure 7). 

  
Figure 7 – Extended Park Area 
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The applicant is also requesting to locate tent sites within an area that is covenanted in the name of 
the District of Ucluelet for a 30m green space buffer (EV124432) running along the Peninsula Road 
frontage. Staff do not support this request; a fully green and treed Peninsula Road Corridor is an 
important feature to the overall experience of the entrance to town for both visitors and residents 
alike. Construction new commercial use within this green buffer is contrary to the OCP guidelines. 

DP19-02 - Development Permit for Subdivision  

Pending an indication of support for the concept of rezoning the property for the proposed uses, 
Staff have not requested that the owners provide the full studies and documentation required for 
this DP at this time.  Some elements of the development could be reasonably defined in more detail 
and approved at the subdivision stage. The following is a cursory review of DP requirements. 

The Former Forest Reserve Lands Development Permit Area (DPA No.8), is established for the 
purposes of:  

• Protection of the natural environment, its ecosystems and biological diversity;  

• Protection of development from hazardous conditions; and,  

• Establishment of objectives for the form and character of development in the resort region. 

For the relevant guidelines see the analysis section above and in section “1.2 Regulatory Review” of 
the Environmental Impact Assessment Report (Appendix B). 

Protection of the natural environment, its ecosystems and biological diversity 

As discussed above, the site’s marine shoreline and riparian areas will be replanted under DP19-01. 
This DP will focus on the subdivision and the proposed campground and GH property. The 
combination of a 30m Marine Shoreline area park dedication and 30m greenspace protection 
covenant area back from the natural boundary meets the OCP Guidelines which state:  

“No development can approach within 30m of the highwater mark around the sensitive marine 
wetlands indicated on the map below” 

If developed as described, this would be consistent with the above guideline. The built elements of 
the development would be set back from the natural boundary and the riparian areas, and these 
setbacks areas are also specified under a recent environmental management plan. Staff consider 
that the management plan (Appendix C) is consistent with the OCP if all recommendations from 
that plan are implemented and monitored by the QEP. 

Protection of development from hazardous conditions  

The majority of the built form of this development is above 7m from the natural boundary.  This 
proposal does not appear to be subject to hazardous conditions as presented. The Building 
Inspector will have the opportunity to review site specific conditions at the time of building permit 
and can require geotechnical reviews to specific conditions, if required.  
 

Establishment of objectives for the form and character of development in the resort region 

The Former Forest Reserve Lands is the largest of Ucluelet’s Development Permit Areas. Special 
conditions of this landscape include some of the district’s richest forested habitat and the potential 
for spectacular residential and commercial development. Covering roughly half of Ucluelet’s land 
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base, the area is largely untouched by development - offering an excellent opportunity to carefully 
build on the sense of place as development progresses. Objectives of this DPA include protecting the 
natural qualities that make this place so special.  The following are considered key DP guidelines for 
this development: 

• The layout of the proposed collector through DPA No. 8 that runs parallel to the Pacific Rim 
Highway, must respond to the natural conditions and topography of the land. Adequate vegetative 
buffering along the frontage of the road should also be retained to provide an attractive entrance 
into the community. A tree preservation plan should be a major priority in order to preserve this 
spectacular natural environment. 

• All developments should respect archaeological resources and comply with all relevant statutes and 
regulations for the protection thereof. The District may require, at their discretion, that the 
applicant provide at their own cost an archaeological assessment report; 

• Developments shall strive to create openness, connections, or views to the waterfront areas through 
open spaces or pathways No development shall impede public access to the foreshore beyond private 
property boundaries; 

• A landscape preservation plan for all developments must be included as part of the development 
application process in order to ensure protection of existing significant trees and shrubs. This will 
include plans showing pre and post-development conditions in order to prevent over-cutting; 

• All sitka spruce must be identified by a qualified arborist and, where they are determined to be 
healthy, preserved; 

Proposed Subdivision 

The proposed lot layout is straightforward, splitting the property roughly in line with the area of 
the stream corridor.  The proposed layout would enable both lots to have access from Minato Road, 
and is supportable. 

Vehicle Access and Traffic Safety 

As mentioned above, full civil drawings have not been supplied for this proposal. Road dedication to 
widen the Minato Road right-of-way from 10m to the standard 20m road allowance will be 
required as part of the subdivision. The applicant has indicated 3.6m paved road lanes, parallel 
parking, a standard turnaround and parking areas at the end of the paved turnaround. The 
proposed development will also likely require a pedestrian crossing of Peninsula Road at Minato 
Road which would need to be constructed to Ministry of Transportation and Infrastructure 
Standards. Staff recommend that a traffic safety analysis be required prior to subdivision.  With the 
density of visitor use proposed in the campground, providing safe and enjoyable pedestrian 
circulation, including connections to the multi-use path on Peninsula Road, will be key. 

Public Pedestrian Access 

The owners’ proposal falls short of providing the full access and connections directed in the OCP, 
but subject to the conditions recommended in this report the development is supportable 
considering both the short- and long-term development potential of this site.  The park dedication 
and trail connection following the stream corridor and shoreline would provide an excellent 
addition to the community trail network, as part of the long-term Safe Harbor Trail extending from 
the small craft harbor to the Onni lands and connecting to the Ancient Cedars Loop of the Wild 
Pacific Trail. 

Landscaping, Tree Retention and Removal 
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All remaining mature trees are to be retained.  Full detailed civil and landscape plans of the 
campground – including tree retention measures - will be required as part of a future DP 
application for the campground development.  

Storm Water Management 

At this time the applicants have not submitted civil engineering design including storm drainage.  
The detailed design will be required as part of the future campground DP and subdivision 
approvals. It could be expected that Minato Road will be developed to the alternative standard used 
in both the Rainforest and OceanWest subdivisions. On-site features for retention and filtering of 
sediment to ensure water quality in Olsen Bay will be expected as part of the runoff control design.  

Sewage Disposal 

The applicant will be required to run a sewer main to municipal standards down Minato Road at 
their expense to serve the proposed lots. The civil engineering design may involve a pump station at 
the north end of Minato Road to push wastewater to the Peninsula Road sewer main. Any proposed 
works by the owners’ civil engineer will be reviewed by the District of Ucluelet’s engineering 
consultants prior to subdivision approval.    

Water Supply 

The proposed lots created will need to be fully serviced and water meters installed as part of the 
subdivision.  The owners’ engineer will be required to review the adequacy if the existing municipal 
infrastructure in this location for water service, including fire protection, and make upgrades at 
their expense if necessary. 

OCP Designation: 

The 2011 OCP designates the site as Comprehensive Development, and includes policy 3.9.ii(4): 

“The area on Minoto Road [sic] north of Peninsula Road is designated for Comprehensive 
Development.  This area is envisioned primarily as a residential community with significant 
tree retention.  The shoreline is recognized as having important ecosystem values.  A greenbelt 
should be maintained along the shoreline.”  

With awareness of the clearing which has subsequently occurred on the site, the Land Use Map in 
the draft 2019 OCP indicates a portion of the property designated as Tourist Commercial, 
consistent with the potential campground uses in this location. 

Staff consider the campground uses as a potentially positive addition to town, and the long-term 
camping aspect for seasonal workers is worth pursuing as a pilot for addressing a current 
affordable housing need. 

DVP19-02 Development Variance Permit 

The owners are requesting a variance to permit an 8’ increase to the maximum building height for 
their proposed home.  Given the location of the house and size of the property, the added height 
would have no impact on neighbouring properties.  Subject to public comment, the requested 
variance is supportable. 
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SD19-02 - Subdivision review  

Once a DP is issued by Council for the proposed layout, review of the subdivision of this property is 
the responsibility of the municipal Approving Officer.  This step is a technical review for conformity 
with all policies and regulations of the OCP, Zoning Bylaw, Subdivision Services Control Bylaw and 
all applicable federal and provincial laws and regulations.  Prior to final subdivision approval, the 
applicant will be required to produce full civil engineering drawings for water, sewer, storm 
drainage, electrical service and roads. The applicant may also need geotechnical and environmental 
studies and to complete an archeological assessment.  

TIME REQUIREMENTS – STAFF & ELECTED OFFICIALS: 

If this application is approved, Staff time will be required to prepare the necessary bylaw and 
permits for Council consideration, and coordinate the process for the rezoning, DP and the 
subsequent subdivision. A public hearing would need to be scheduled to gather community input 
on the rezoning bylaw, Temporary Use Permit and Development Variance Permit. As part of the 
subdivision process the municipal Approving Officer will be required to create a Preliminary Layout 
Assessment (PLA) and staff will be required to assist and monitor that process as well.    

FINANCIAL IMPACTS: 

Each of the 2 lots in this subdivision will incur a Development Cost Charge (DCC) of $12,882. It 
should be noted that under the current DCC bylaw, campground development does not currently 
trigger DCC’s - even though there would be an expected incremental impact to the District’s 
infrastructure as a result of the proposed uses.  

POLICY OR LEGISLATIVE IMPACTS: 

Subject to the conditions recommended in this report, the restoration of the property and proposed 
development of the site would be aligned with the OCP.   
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SUMMARY: 

The previous environmental damage to the property has been done, and the owners have taken 
steps to begin rectifying that damage. The campground and guest house development proposal is 
supportable subject to the conditions described in the recommendation of this report.   
Alternatively, the most sensitive areas of the site could be restored according to the QEP 
recommendations and left as a large rural property with some potential for further development at 
a future date.  

OPTIONS REVIEW:  

The six recommended motions at the outset of this report would authorize the site work to 
complete the restoration of the site and set in motion the process of further Council consideration – 
with public input – of the various elements required for development of the property according to 
the owner’s submitted plans.  Alternatively, Council could consider the following options: 

7. THAT Council issue Development Permit DP19-01 for the restoration of the previously 
damaged riparian and marine shoreline areas of the property at 221 Minato Road, and direct 
the following: 

a. That the site restoration work be completed to the satisfaction of the QEP and the 
District within 12 months; 

b. That no other permits for site works or development on the property be considered 
until the site restoration work under DP19-01 has been completed to bring the 
property into compliance with municipal bylaws; and, 

c. That the municipal solicitors be instructed, if the site restoration has not been 
completed within 12 months, to initiate legal proceedings to compel the owners to 
restore the site and compensate the District for costs and damages as a result of site 
clearing activities contrary to the Official Community Pan Bylaw No. 1140, 2011. 

 
Or, 

 
8. THAT Council defer consideration pending receipt of further information requested of the 

applicant. 

 

Respectfully submitted: Bruce Greig, Manager of Community Planning  
 Mark Boysen, Chief Administration Officer 
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DISTRICT	OF	UCLUELET	

Zoning	Bylaw	Amendment	Bylaw	No.	1244,	2019		

A	bylaw	to	amend	the	District	of	Ucluelet	Zoning	Bylaw	(221	Minato	Road).	

WHEREAS	Section	479	and	other	parts	of	the	Local	Government	Act	authorize	zoning	
and	other	development	regulations;	

NOW	THEREFORE	the	Council	of	the	District	of	Ucluelet,	in	open	meeting	assembled,	
enacts	as	follows;	

1. Map	Amendment:

Schedule	A	(Zoning	Map)	of	District	of	Ucluelet	Zoning	Bylaw	No.	1160,	2013,	as
amended,	is	hereby	further	amended	by	changing	the	zoning	designation	of	Lot	B,
District	Lot	286,	Clayoquot	District,	Plan	VIP79908	(221	Minato	Road,	PID	026‐487‐
764),	from	“RU:	Rural	Residential”	to	areas	designated	as	“CG:	Campground”,	“GH:
Guest	House”	and	“P‐1:	Public	Institutional”		as	outlined	in	black	on	the	map	attached
to	this	Bylaw	as	Appendix	“A”.

2. This	bylaw	may	be	cited	as	“District	of	Ucluelet	Zoning	Bylaw	Amendment	Bylaw	No.
1244,	2019”.

READ	A	FIRST	TIME	this					day	of															,	2019.	

READ	A	SECOND	TIME	this					day	of															,	2019.	

PUBLIC	HEARING	held	this							day	of													,	2019.	

READ	A	THIRD	TIME	this					day	of															,	2019.	

ADOPTED	this					day	of															,	2019.	

APPENDIX D
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CERTIFIED	A	TRUE	AND	CORRECT	COPY	of	“District	of	Ucluelet	Zoning	Amendment	
Bylaw	No.	1244,	2019.”	

	

	

	

	

Mayco	Noël	
Mayor 

	 Mark	Boysen	
Corporate	Officer 

	 	 	 	

	

	

	

THE	CORPORATE	SEAL	of	the	District	of	Ucluelet	was	hereto	affixed	in	the	presence	of:	

	

	

	

	
 	 Mark	Boysen	

Corporate	Officer 
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GH  

CG  

CG  

P‐1  
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DISTRICT	OF	UCLUELET	

Zoning	Bylaw	Amendment	Bylaw	No.	1256,	2019		

A	bylaw	to	amend	the	District	of	Ucluelet	Zoning	Bylaw	(Campground).	

WHEREAS	Section	479	and	other	parts	of	the	Local	Government	Act	authorize	zoning	
and	other	development	regulations;	

NOW	THEREFORE	the	Council	of	the	District	of	Ucluelet,	in	open	meeting	assembled,	
enacts	as	follows;	

1. Text	Amendment:

The	District	of	Ucluelet	Zoning	Bylaw	No.	1160,	2013,	as	amended,	is	hereby	further
amended	as	follows:

A. By	adding	the	following	definitions	in	alphabetical	order	within	Division	100	
– Enactment	and	Interpretation,	Section	103	Definitions,	such	that	the	new
definitions	read	as	follows:	

““Camping	Space”	means	a	measure	of	land	that	one	camping	unit	will	occupy.	

“Camping	Unit”	means	a	tent,	tent	trailer,	truck	camper,	travel	trailer,	fifth	
wheel,	recreational	vehicle,	motor	home	and	any	other	conveyance	designed	
to	travel	on	a	publicly	maintained	road,	which	is	constructed	and	intended	or	
equipped	to	be	used	as		non‐	residential,	daily	or	short‐term	(not	acceding	30	
days)	accommodation.	Camping	unit	does	not	include	park	model	trailers,	
park	model	mobile	homes,	or	tiny	homes	sited	on	a	permanent	foundation.	

“Recreational	Vehicle	(RV)”	means	any	camper,	travel	trailer,	fifth	wheel	or	
motor	home	with	a	maximum	width	of	2.6m	in	transit	mode	which	can	be	
used	to	provide	sleeping	accommodation	and	which	is	capable	of	being	
licensed	for	highway	use	pursuant	to	the	Motor	Vehicle	Act	or	any	subsequent	
Act	or	Acts	which	may	be	enacted	in	substitution	therefore.”	

B. By	adding	Section	407	numerically	to	Division	400	–	Supplemental	
Regulations	such	that	the	new	section	reads	as	follows:	

“407	 CAMPGROUND	

407.1 Where	a	Zone	specifically	includes	Campground	as	a	permitted	use,	all	

the	 following	 conditions	must	 be	 satisfied	 for	 the	 establishment	 and	

continued	use	and	operation	of	the	Campground:	

APPENDIX E
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(1) The	 campground	 layout	 shall	 promote	 the	 conservation	 and	

management	of	habitat,	wetlands,	and	steep	slopes.	The	layout	shall	

take	advantage	of	existing	clearings	and	open	areas.	The	layout	shall	

maintain	and	promote	natural	systems	connectivity.	

(2) A	naturally	landscape	buffer	shall	be	located	between	each	camping	

space	with	a	minimum	width	of	2	m	(6	ft).	

(3) Only	one	camping	unit	and	parking	associated	with	such	unit	shall	be	

allowed	in	a	single	camping	space.	

(4) No	camping	units	shall	be	located	elsewhere	than	in	a	camping	space.	

(5) No	 buildings	 of	 any	 type	 are	 permitted	 on	 camping	 spaces	 and	 no	

additions	 to	 any	 RV,	 travel	 trailer,	 or	 other	 camping	 unit	 shall	 be	

permitted	in	any	camping	spaces.	

(6) Each	Camping	space	is	to	be	on	a	well‐drained	site	that	is	at	all	times	

free	of	stagnant	pools	and	is	graded	for	rapid	drainage.	

(7) Campground	Washroom	facilities:	

(a) Campgrounds	shall	provide	a	minimum	of	one	centrally	 located	

washroom	facility.		

(b) washroom	facility(s)	are	to	be	equipped	with	a	minimum	of	one	

(1)	toilet	and	one	(1)	shower	stall	per	four	(4)	Camping	Spaces.		

(c) each	washroom	facility	must	contain	an	accessible	washroom	in	

conformance	with	the	BC	Building	Code.		

(8) Servicing:	

(a) A	potable	water	connection	shall	be	provided	in	all	recreational	

vehicle	 camping	 spaces	 and	 in	 centralized	 locations	 in	 all	

campgrounds.		

(b) A	 sanitary	 sewer	 connection	 shall	 be	 provided	 on	 50%	 of	

recreational	vehicle	camping	spaces.		

(c) A	 centralized	 and	 winterized	 sewage	 disposal	 facility	 (dump	

station)	 shall	 be	 provided	 for	 the	 remainder	 of	 RV	 camping	
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spaces.	 These	 facilities	must	be	 easily	 accessible	 and	 separated	

from	the	recreational	vehicle	stalls	and	any	amenity	spaces.	

(9) Each	camping	space	shall	have:	

(a) a	 clearly	 identifiable	 number	 and	 a	 permanent	 campground	

location	map	must	be	located	at	the	entrance	to	the	campground	

(b) a	camping	area	of	grass	or	compacted	gravel,	which	is	otherwise	

well	maintained.	

(c) visible	 and	 clearly	 defined	 space	 boundaries	 marked	 on	 the	

ground	by	permanent	flush	stakes	or	markers.	

(10) 	The	campground	shall:	

(a) comply	 with	 all	 Provincial	 regulations	 relating	 to	 health,	

sanitation,	fire,	fire	protection,	and	other	matters.	

(b) develop	 a	 fire	 safety	 plan	 that	must	 include	 details	 on	 how	 to	

manage	 fire	 pits	 and	 campfires	 if	 permitted	 especially	 during	

provincial	fire	bans.	

(c) have	a	Wildlife	Attractant	strategy	with	animal	proof	collection	

bins	provided	throughout	the	campground.	

(d) ensure	all	lighting	of	internal	roads	and	pedestrian	paths	are	fully	

shielded	 fixtures	 that	 minimize	 glare	 in	 the	 nighttime	

environment	 in	 accordance	 with	 the	 International	 Dark	 Sky	

Association	(IDA)	standards	and	best	practices.	

(11) 	Minimum	road	width	requirements	shall	be	as	follows:	

(a) all	two‐lane	access	roads	to	and	from	a	campground	shall	have	a	

minimum	width	of	6.0	m.	

(b) internal	 campground	 roads	 shall	 be	 one	way,	 and	 shall	 have	 a	

minimum	width	of	3.66	m.	

(c) dead	end	roadways	shall	have	a	hammerhead	turnaround	or	cul‐

de‐sac	with	a	turning	circle	minimum	radius	of	12	m.	

407.2 	For	greater	certainty,	notwithstanding	of	provisions	of	this	bylaw:	

Reports and Materials Related to Bylaw No. 1244, 2019, Development Varia...

Page 201 of 349



District	of	Ucluelet	Zoning	Bylaw	Amendment	Bylaw	No.	1256,	2019	 Page	4	
	 	

(1) No	 camping	 unit	 shall	 be	 permitted	 on	 any	 camping	 space	

continuously	for	a	period	of	more	than	30	days.	No	camping	unit	may	

reoccupy	any	camping	space	in	the	same	campground	for	a	period	of	

not	less	than	60	days	from	the	date	of	departure.	

407.3 Off‐street	parking	must	be	provided	in	accordance	with	Section	505.1	

of	this	Bylaw.”		

	

C. By	adding	a	new	Campground	zone,	to	Schedule	B	–	The	Zones	that	directly	
follows	CS‐7	Zone	–	Tourist	Commercial	&	Residential	such	that	the	new	
section	reads	as	follow:	

	

“CG	Zone	–	CAMPGROUND		

This	Zone	is	intended	for	commercial	use	of	campgrounds,	with	an	accessory	
residential	dwelling	unit	and	accessory	retail	sales	and	administration,	in	
accordance	with	the	District’s	related	bylaws.	

CG.1 Permitted	Uses	

CG.1.1 The	following	uses	are	permitted,	but	secondary	permitted	uses	are	only	

permitted	in	conjunction	with	a	principal	permitted	use:	

(1) Principal:	 	

(a) Campground	

(2) Secondary:	 	

(a) Accessory	Residential	Dwelling	Unit	

(b) Accessory	Retail	Sales	and	Administration	0ffice		

CG.2 Lot	Regulations	

CG.2.1 Minimum	Lot	Size:			 	 	 	 6,070	m2	(1.5	acres)	

CG.2.2 Minimum	Lot	Frontage:	 	 	 23	m	(75	ft)	

CG.2.3 Minimum	Camping	Space	size:	 	 90	m2	(969	ft2)	

CG.2.4 Minimum	Camping	Space	Width:	 	 6	m	(20	ft)	

CG.2.5 Minimum	Camping	Space	Depth:		

(1) Tent	‐	Camping	Space:	 	 	 11	m	(36	ft)	

(2) Recreational	Vehicle	‐	Camping	Space:	 16	m	(52	ft)	 	
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CG.3 Density:	

CG.3.1 Maximum	Number:				 	

(1) Camping	Space:		 	 	 	 10	spaces	per	acre	

(2) Accessory	Residential	Dwelling	Unit:		 1	per	lot	

CG.3.2 Maximum	Floor	Area	Ratio:			 	 0.023	

CG.3.3 Maximum	Lot	Coverage:	 	 	 2.3%	

CG.4 Maximum	Height:	

CG.4.1 Principal	Buildings	&	Structures:	 	 7.5	m	(25	ft)		

CG.4.2 Accessory	Buildings	&	Structures:	 	 7.5	m	(25	ft)	

CG.5 Minimum	Setbacks:			

CG.5.1 Despite	Section	306.1,	the	minimum	setbacks	listed	in	Section	CG.5.2,	

below,	shall	also	apply	to	camping	spaces.	

CG.5.2 The	following	minimum	setbacks	apply,	as	measured	from	the	front	lot	

line,	rear	lot	line	and	side	lot	lines(s),	respectively,	of	the	Campground:	

	 (a)	Front	
Yard	Setback	

(b)	Rear	
Yard	

Setback	

(c)	Side	Yard	
–	Interior	
Setback	

(d)	Side	Yard	–	
Exterior	
Setback	

(1)	Principal	 7.5	m	(25	ft)	 7.5	m	(25	ft)	 7.5	m	(25	ft)	 7.5	m	(25	ft)	
(2)	Accessory	 7.5	m	(25	ft)	 7.5	m	(25	ft)	 7.5	m	(25	ft)	 7.5	m	(25	ft)	

“		

D. By	replacing	the	parking	requirement	in	the	chart	found	in	Section	505.1	under	
“Campground”	such	that	that	chart	category	now	reads	as	follows:		

“1	space	per	camping	space	plus	1	space	per	10	camping	spaces	for	visitor	parking	“	

	
2. This	bylaw	may	be	cited	as	“District	of	Ucluelet	Zoning	Bylaw	Amendment	Bylaw	No.	

1256,	2019”.	

	

READ	A	FIRST	TIME	this					day	of															,	2019.	

READ	A	SECOND	TIME	this					day	of															,	2019.	

PUBLIC	HEARING	held	this							day	of													,	2019.	

READ	A	THIRD	TIME	this					day	of															,	2019.	

ADOPTED	this					day	of															,	2019.	
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CERTIFIED	A	TRUE	AND	CORRECT	COPY	of	“District	of	Ucluelet	Zoning	Amendment	
Bylaw	No.	1256,	2019.”	

	

	

Mayco	Noël	
Mayor 

	 Mark	Boysen	
Corporate	Officer 

	 	 	 	

THE	CORPORATE	SEAL	of	the	District	of	Ucluelet	was	hereto	affixed	in	the	presence	of:	

	

	

	
 	 Mark	Boysen	

Corporate	Officer 
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Hi Chris,
 
Thank you for your archaeological data request regarding PID: 026487764 (L B DL 286 CLAYOQUOT
DISTRICT PL VIP79908). According to Provincial records there are no known archaeological sites
recorded on the subject property. However, given the lot’s waterfront location there is the
possibility that unknown/unrecorded archaeological sites may exist on the property.  
 
Archaeological sites (both recorded and unrecorded, disturbed and intact) are protected under the
Heritage Conservation Act and must not be altered or damaged without a permit from the
Archaeology Branch.
 
Prior to any land alterations (e.g., addition to home, property redevelopment, extensive landscaping,
service installation), an Eligible Consulting Archaeologist should be contacted to review the proposed
activities and, where warranted, conduct a walk over and/or detailed study of the property to
determine whether the work may impact protected archaeological materials.  An Eligible Consulting
Archaeologist is one who is able to hold a Provincial heritage permit that allows them to conduct
archaeological studies. Ask an archaeologist if he or she can hold a permit, and contact the
Archaeology Branch (250-953-3334) to verify an archaeologist’s eligibility. Consulting archaeologists
can be contacted through the BC Association of Professional Archaeologists (www.bcapa.ca) or
through local directories.
 
If the archaeologist determines that development activities will not impact any archaeological
deposits, then a permit is not required. Occupying an existing dwelling or building without any land
alterations does not require archaeological study or permitting.
 
In the absence of a confirmed archaeological site, the Archaeology Branch cannot require the
proponent to conduct an archaeological study or obtain a permit prior to development. In this
instance it is a risk management decision for the proponent.
 
If any land-altering development is planned and proponents choose not to contact an archaeologist
prior to development, owners and operators should be notified that if an archaeological site is
encountered during development, activities must be halted and the Archaeology Branch contacted
at 250-953-3334 for direction. If an archaeological site is encountered during development and the
appropriate permits are not in place, proponents will be in contravention of the Heritage
Conservation Act and likely experience development delays while the appropriate permits are
obtained.
 
Please review the screenshot of the property below (outlined in yellow). If this does not represent
the property listed in the data request please contact me.
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Thank you,
 
Stephanie
 

Stephanie Rohdin
Archaeological Inventory Officer
 
Archaeology Branch | Ministry of Forests, Lands and Natural Resource Operations
3-1250 Quadra St. Victoria BC V8W 2K7 | PO Box 9816 Stn Prov Govt, Victoria BC V8W 9W3
Visit our website at: http://www.for.gov.bc.ca/archaeology/
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Appendix D – Timeline and Background on site clearing activities at 221 Minato Road 
 

As noted in the staff report, the property at 221 Minato Road was considered to have considerable 
environmental value prior to extensive logging and clearing in 2016 and 2017. The following are 
some of the noted environmental features of the property prior to that clearing activity: 

a full forest of mature trees (including some old growth) at 20m to 30m with pockets of 
trees at 30m to 40m;  
an identified red-listed flora, Seaside Centipede (Heterodermia sitchensis) identified under 
the Species at Risk Act, located on the large Sitka Spruces located near the northwest point 
of property (these trees may now be gone); 
identified potential habitat for blue-listed fauna, Marbled Murrelet (Brachtramphus 
marmoratus);  
two fish bearing streams and associated riparian areas;  
bird habitat and nesting areas; and, 
sensitive marine shoreline areas of Olsen Bay. 

The current owners took possession of the property on May 5, 2016.  Initially, the owners had 
asked District staff if they could clear a portion of the site in preparation for the construction of 
their proposed home. There is an exemption from Development Permit (DP) requirements in the 
Official Community Plan (OCP) bylaw for single-family dwellings and staff relayed that they could 
clear for their home under that exemption.   

Later in May of 2016 the owners applied for a private timber stamp.  At no time was the District 
informed of the owners’ intent to extensively clear and harvest the timber from the property, or 
that this logging would include coastal and stream riparian areas - areas protected by federal, 
provincial, and municipal laws and regulations.  Only after the tree felling was substantially 
complete did District staff become aware of the full extent of the logging on the site, and that it 
might have taken place within riparian and coastal areas. At that time the owners were instructed 
to stop all activities and produce an environmental assessment. (see Appendix B).  

Logs were later trucked off the property between November 30 and December 9, 2016.  According 
to provincial records a total of 1,500 cubic meters of raw timber (41 truckloads) were removed 
from the property - an amount considered to have a substantial monetary value.  

The owners commissioned the environmental assessment and applied for an excavation permit, for 
a driveway and limited selective clearing for a single-family dwelling. Considering the extent of 
clearing that had already taken place, the Environmental Impact Assessment report, and that the 
proposed clearing would be inside previously cleared areas, Staff issued an excavation permit on 
May 29, 2017 for a house and driveway.   Later in 2017 staff were made aware that further clearing 
of the property may have been well outside what was approved and was within coastal and stream 
riparian areas. Staff visited the site with the owner and noted that: 

the clearing was beyond what had been permitted; 
environmental damage had been done; 
the advice by the Qualified Environment Professional (QEP) from the Environmental Impact 
Assessment report dated May 18, 2017, was not being followed; 
stumps and debris had been piled into large piles in preparation for burning; 
large berms of debris had been created without environmental or drainage considerations; 
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the southern section of Stream No.1’s riparian area had ongoing works not supported by the 
environmental assessment; 
that the roads, driveways and circulation routes had been placed without geotechnical or 
civil engineering and seemed to consist of an extremely soft mixture of clay and gravel; and, 
that a driveway was cleared close to the area that was expected for future road right-of-way 
widening for Minato Road, leaving what was to be a future water access exposed and 
unvegetated.  

The site meeting was followed up with a formal letter dated December 13, 2017, notifying the 
owner to cease all land altering activities and advising that they would be required to obtain a 
Development Permit (DP) for any further site work including restoration of the disturbed areas.  

The applicant has since stopped all works and has engaged a Qualified Environmental Professional 
to prepare a Vegetation Environmental Management Plan (see Appendix C) to form part of their 
Development Permit for the required site restoration.  
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DEVELOPMENT PERMIT DP19-01 
Pursuant to Part 14, Division 7 of the Local Government Act, R.S.B.C 2015 C.1 as amended: 

1. This Development Permit is issued to:

PIRATES BAY HOLDING COMPANY LTD, PO BOX 286, UCLUELET, BC, V0R 3A0 

2. This Development Permit applies to and only to those lands within the District of Ucluelet described below
and all buildings, structures, and other development thereon:

LOT B, DISTRICT LOT 286, CLAYOQUOT DISTRICT, PLAN VIP79908 (221 MINATO ROAD) 
PID:  026-487-764 

3. This Development Permit is issued subject to compliance with all bylaws of the District of Ucluelet.

4. This Permit authorizes the following improvements on the Lands:
a. The complete restoration of the coastal and riparian areas as indicated by the Vegetation

Management Plan completed by Aquaparian Environmental Consulting Ltd on March 8, 2018.
This restoration work must be monitored by the Qualified Environmental Professional and their
written confirmation of completion according to the Vegetation Management Plan must be
provided for acceptance by the District of Ucluelet.

These improvements apply only in the locations indicated, and otherwise in accordance with, the drawings 
and specifications contained in the Vegetation Management Plan attached to this Permit as Schedule A. 

5. The work authorized by this Permit may only be carried out in compliance with all federal, provincial, and
municipal statutes, regulations, and bylaws. The owner is responsible for ensuring that the timing of the
work and any required permits or notifications by other agencies are obtained as required to comply with all
applicable regulations.

6. Notice shall be filed in the Land Title Office under Section 503 of the Local Government Act, and upon such
filing, the terms of this Permit or any amendment hereto shall be binding upon all persons who acquire an
interest in the land affected by this Permit.

7. This Permit is NOT a Building Permit.

8. Schedules "A" attached hereto shall form part of this Permit. The Municipality’s Chief Administrative Officer
is hereby authorized to approve minor amendments to the plans provided that such amendments are
consistent with the overall character and intent of the original plans.

Reports and Materials Related to Bylaw No. 1244, 2019, Development Varia...

Page 315 of 349



2 3

 
AUTHORIZING RESOLUTION passed by the Municipal Council on the        day of                    , 2019. 
 
 
IN WITNESS WHEREOF this Development Permit is hereby executed and issued by the Municipality 
the        day of                    , 2019. 
 
 
THE DISTRICT OF UCLUELET                                          
by its authorized signatories:                                       
                                                                                                 
___________________________________________                        ___________________________________________ 
Mayco Noël – Mayor                      Mark Boysen – Corporate Officer 
                              
  
OWNER 
by its authorized signatory 
                                                                              
___________________________________________ 
Owner, by its authorized signatory 

 
 
ISSUED the        day of                    , 2019. 
 
__________________________________________ 
Bruce Greig - Manager of Planning 
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Schedule A 
 

 

221 Minato Road, Ucluelet, BC 

Vegetation Management Plan 

Prepared by Aquaparian Environmental Consulting Ltd. 

March 8, 2018 
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DISTRICT OF UCLUELET 

Excerpts from the Tuesday, June 23, 2020 Regular Meeting Minutes      
 

14. LEGISLATION   
 14.1 Proposed Rezoning, Subdivision and Development Permits for 

221 Minato Road (Lot B, District Lot 286, Clayoquot District Plan 
VIP79908) 
Bruce Greig, Manager of Community Planning 
 
Council recessed at 4:58 PM and resumed the meeting at 5:07 PM. 
  
Mr. Greig presented this report. He outlined the proposed bylaws, 
development permits, development variance permit, temporary use 
permit and section 219 covenant. 
  
Council discussed the proposed development and the environmental 
restoration on the property permitted by DP19-01. Council was 
reminded of their motion that adoption of Bylaw No. 1244, 2019 is 
subject to the completion of the environmental restoration on the 
property which is monitored and signed off by a Qualified 
Environmental Professional.  

 

 
2020.124.REGULAR It was moved by Mayor Noël and seconded by Councillor McEwen  

THAT this Council meeting be recessed for a five minute break.  
CARRIED.  

2020.125.REGULAR It was moved by Councillor McEwen and seconded by   
THAT District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019, be 
advanced to a public hearing. 

CARRIED.  
2020.126.REGULAR It was moved by Councillor McEwen and seconded by Councillor 

Kemps  
THAT Council rescind second reading of District of Ucluelet Zoning 
Amendment Bylaw No. 1256, 2019. 

CARRIED.  
2020.127.REGULAR It was moved by Councillor McEwen and seconded by Councillor 

Hoar  
THAT section 7(c) of District of Ucluelet Zoning Amendment Bylaw No. 
1256, 2019, be amended to read: 

“Washroom facility(s) for fully serviced Camping Spaces (camping 
spaces equipped with a sewer and water connection) are to be 
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equipped with a minimum of one (1) toilet and one half (.5) shower 
stall per eight (8) Camping Spaces.”   

CARRIED.  
2020.128.REGULAR It was moved by Councillor McEwen and seconded by Councillor 

Kemps  
THAT Council direct staff to give notice to receive comment on Development 
Variance Permit DVP19-02 and Temporary Use Permit TUP19-01 in 
conjunction with the public hearing on the zoning amendment bylaws and 
proposed development at 221 Minato Road. 

CARRIED.  
2020.129.REGULAR It was moved by Councillor McEwen and seconded by Councillor Cole  

THAT District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be 
given second reading as amended and be advanced to a public hearing. 

CARRIED.   
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DISTRICT OF UCLUELET 

 
Excerpts from the Tuesday, October 8, 2019 Regular Meeting Minutes             

14 LEGISLATION   
 14.1 Proposed Rezoning, Subdivision, and Development Permits for 

221 Minato Road (Lot B, District Lot 286, Clayoquot District, Plan 
VIP79908) 
Bruce Greig, Manager of Community Planning 
 
Councillor Kemps recused herself  and left Council Chambers at 3:29 
PM due to a conflict arising from the Applicant serving on her 
employer's (The Ucluelet Chamber of Commerce) Board of Directors.  
 Bruce Greig, Manager of Planning, presented this report. Highlights 
included:  

• Two bylaws are presented for first and second reading.  
o One regulates campgrounds in general.  
o The other relates to the subject property.   

• It would be ideal for campground regulations in place before 
this and other properties are zoned for campground use. 

• The Applicant's have offered the following:  
o 30m park dedication in front of the campground. 
o  10m protected area on either side of the stream 

corridor which could be used for public trail. 
o A covenant, registered along the shoreline. 
o $10,000 for trail features and signage intended to 

protect the shoreline, which is in addition to the 
$50,000 dollars already offered for trail development. 

• The Applicant's Biologist clarified that one area, previously 
thought to be wetland, is not wetland.  

  
Council questions and comments: 

• Asked if the fire department had conducted a tour of the 
property to determine emergency access issues? Mr. Greig 
answered that the fire department has not visited the property 
recently but the subdivision review will trigger inspections 
including hydrant locations and a traffic study. 

• Any trail that is developed will be done in partnership with the 
Wild Pacific Trail Society. 

  
Councillor Hoar's comments: 
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• Expressed concerns about the proposed development's impact 
on sensitive shoreline areas and noted that parkland covenant 
is the best way to protect it. 

• $10,000 offered for signage and protective barriers is not 
sufficient and $25,000 is more appropriate 

  
Proposed amendment to recommended motion 2:  

• Councillor Hoar moved to amend recommendation 2 of the 
report item, “Proposed Rezoning, Subdivision, and 
Development Permits for 221 Minato Road (Lot B, District Lot 
286, Clayoquot District, Plan VIP79908)” as follows: 
  

2. THAT Council:  
a. indicate support for the updated proposal 

including an offer of a $10,000 $25,000 
contribution to the District of Ucluelet for adding 
fencing, interpretive signs and protective 
barriers at trail ends to protect adjacent marine 
shoreline habitat; 

b. give the District of Ucluelet Zoning Amendment 
Bylaw No. 1244, 2019 First and Second reading; 
and, 

c. direct staff to prepare the necessary permits, 
covenants and agreements and present them to 
Council prior to Bylaw No. 1244 proceeding to a 
public hearing. 

• Councillor Hoar's motion was not seconded. 
   

2019-010 It was moved by Councillor McEwen and seconded by Councillor Hoar  
THAT Council approve recommendation 1 of the report item, “Proposed 
Rezoning, Subdivision, and Development Permits for 221 Minato Road (Lot B, 
District Lot 286, Clayoquot District, Plan VIP79908)” which states: 
  

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be 
given First and Second readings and be referred for legal review. 

CARRIED.  
2019-011 It was moved by Councillor McEwen and seconded by Councillor Cole  

THAT Council approve recommendation 2 of the report item, “Proposed 
Rezoning, Subdivision, and Development Permits for 221 Minato Road (Lot B, 
District Lot 286, Clayoquot District, Plan VIP79908)” which states:  
  

2. THAT Council:  
a. indicate support for the updated proposal including an offer of a 

$10,000 contribution to the District of Ucluelet for adding 
fencing, interpretive signs and protective barriers at trail ends to 
protect adjacent marine shoreline habitat; 

b. give the District of Ucluelet Zoning Amendment Bylaw No. 1244, 
2019 First and Second reading; and, 
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c. direct staff to prepare the necessary permits, covenants and 
agreements and present them to Council prior to Bylaw No. 1244 
proceeding to a public hearing.  
                                                                                                       CARRIED. 
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DISTRICT OF UCLUELET 

 
Excerpts from the Tuesday, April 9, 2020 Regular Meeting Minutes 

 

 

13. LEGISLATION   
 13.1 Proposed Rezoning, Subdivision and Development Permits for 

221 Minato Road Lot B, Plan VIP79908 Clayoquot District, District 
Lot 286 

Bruce Greig, Manager of Community Planning 
 

Councillor Kemps recused herself from the meeting due to her friendship 
with the applicants at 3:31 PM. 

  

• Bruce Greig, Manager of Community Planning, provided an 
overview of the application via a powerpoint presentation, 
including the areas of restoration that are required. Highlights 
included: 

o The application is for a rezoning development permit, 
development variance permit, temporary use permit 
and subdivision. If this application is moving forward, 
there are a number of staff recommendations that 
would be necessary to see this as a net public benefit. 

o The applicants have come forward with a rehabilitation 
and revegetation plan. This is as a result of the 
unauthorized tree cutting that took place on the 
property. 

o Regardless of how the property is developed, first step 
is a development permit for the restoration of the site 
according to the plan the Biologist has outlined. 

o The Biologist have listed the proper species and the 
number that need to planted. 

o Key point of the development is to protect the shoreline 
and natural environment but allowing recreational 
access to the shoreline. As part of this application, it 
would include dedicating a 30 meter strip of parkland 
along the shoreline, including the entire riparian area 
stream. 

o Another aspect of this development permit, if it was to 
go forward as a subdivision, the owners would then 
require a civil engineer to design Minato Road for 
water, sewer, and the road surface itself. 

• Councillor Hoar raised concern with protecting the shoreline of 
Olsen Bay as salt marshes are a very delicate marine eco-
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systems; and therefore feels that recommendation 2 should 
have the 30 meter designation all the way around the parcel.  

• Ian Kennington, the applicant's consultant, agreed with the 
sensitivity of the area and noted that trails and attracting 
people to an area only increases the potential for further 
damage. Signage and designated areas are never fully obeyed 
by visitors. 

• Rick Lim, the applicant, noted he has spoken with the planning 
department to have a proper trail system in place so that 
people don't want to leave the designated areas, such as a 
boardwalk with railings and viewing platforms. 

• Council asked about the impact to traffic on Peninsula Road 
with the higher density use on the site. Mr. Lim noted that as 
part of Mr. Greig's report, a traffic engineer would be required 
for that aspect, which would involve the Ministry of 
Transportation.  

2019-008 It was moved by Councillor McEwen and seconded by Councillor Cole  
THAT Council approve recommendation 1 through 6 of legislation item, 
"Proposed Rezoning, Subdivision and Development Permits for 221 Minato 
Road Lot B, Plan VIP79908 Clayoquot District, District Lot 286. 

DEFEATED.  
2019-009 It was moved by Councillor Hoar and seconded by Councillor Cole  

THAT Council amend recommendation 2.b. of legislation item, "Proposes 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" to read: 

2.b. including, as apart of the subdivision to create the two parcels, 
dedication for park purposes of a 30m corridor upland from the natural 
boundary along the marine shoreline of both parcels, plus the entire 
stream setback area surrounding Stream 1; 

CARRIED.  
2019-010 It was moved by Councillor Cole and seconded by Councillor Hoar  

THAT Council approve recommendation 1 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" which states: 

1. THAT Council authorize issuance of Development Permit DP19-01 for 
the restoration of the previously damaged riparian and marine 
shoreline areas of the property at 221 Minato Road.  

CARRIED.  
2019-011 It was moved by Councillor Hoar and seconded by Councillor McEwen  

THAT Council approve recommendation 2 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" as amended which states: 

2. THAT Council indicate support for the concept of rezoning the 
property at 221 Minato Road for a 2-lot subdivision to create a Guest 
House parcel and a Campground parcel, and indicate that adoption of a 
zoning amendment bylaw for the requested uses would be subject to the 
following: 
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a. completion of the site restoration work under Development 
Permit DP19-01 including monitoring and sign-off by the Qualified 
Environmental Professional; 
b. including, as part of the subdivision to create the two parcels, 
dedication for park purposes of a 30m corridor upland from the 
natural boundary along the marine shoreline of both parcels, plus 
the entire stream setback area surrounding Stream 1; 
c. the owners providing a restrictive covenant on the proposed 
Guest House parcel which would restrict any further subdivision of 
that lot unless at that future date the following are provided by 
the property owner:  

i. dedication for park purposes a 30m corridor upland from 
the natural boundary along the marine shoreline adjacent 
to the property; and, 

ii.appropriate funds to construct a trail system and viewing 
platform to municipal standards in the shoreline park 
dedicated in (i) above; 

d. the owners providing a contribution for half the cost of 
constructing the stream section of trail and viewing platform, 
prior to commencing construction of the Long-Term Camping 
spaces in the proposed Phase 1; 
e. the owners providing a restrictive covenant on the proposed 
Campground parcel ensuring that construction of the Short-Term 
Camping shown as Phase 3 will not commence before the adjacent 
section of Olsen Bay trail has been constructed.  

CARRIED.  
2019-012 It was moved by Councillor Hoar and seconded by Councillor McEwen  

THAT Council approve recommendation 3 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" which states:  

3.THAT Council indicate support for the concept of issuing a Temporary 
Use Permit to permit long-term camping in the proposed designated 
area of the campground, subject to conditions including: 

a. Seasonal camping stays are not to exceed six months; 

b. No additions, accessory buildings, structures or outdoor storage 
is permitted in long-term camping spaces;  

c. A resident campground manager is required on-site; and, 
d. The campground manager is to maintain a register of campers, 
contact information and vehicle registration, and make the 
register available at all times if requested by the District.  

CARRIED.  
2019-013 It was moved by Councillor McEwen and seconded by Councillor Cole  

THAT Council approve recommendation 4 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" which states:  

4. THAT Council indicate support for the concept of issuing a 
Development Permit for the  subdivision of the property into the 
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proposed Guest House and Campground parcels, subject to the following 
conditions: 

a. that the owners provide a detailed landscape plan showing 
replanting of native tree and understory species in the 
undeveloped portions of the Minato Road 10m road right-of-way 
dedication areas: 

i. at the future public access trail to Olsen Bay at the end of 
Minato Road; and, 

ii. screening of the proposed long-term camping spaces adjacent 
to Minato Road including appropriate fencing; 

b. that prior to subdivision approval, the owners providing: 
i. a civil engineering assessment and design for all required 

services including road, water, sewer, on- and off-site 
stormwater management and the location of private power and 
data utilities; and, 

ii. a traffic engineering safety assessment of vehicle and 
pedestrian movements resulting from the proposed 
development and upgrades, if necessary, at the intersection of 
Peninsula Road and Minato Road and at the future trail 
crossing of Peninsula Road to the Ancient Cedars loop, for 
review and approval by the municipality and the Ministry of 
Transportation and Infrastructure. 

CARRIED.  
2019-014 It was moved by Councillor McEwen and seconded by Councillor Hoar  

THAT Council approve recommendation 5 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" which states:  

5. THAT, subject to public comment, Council indicate support for 
considering a variance to increase the maximum permitted height of the 
main house on the proposed Guest House parcel from 8.5m (28 ft.) to 
10.9m (36 ft.); and,  

CARRIED.  
2019-015 It was moved by Councillor Hoar and seconded by Councillor McEwen  

THAT Council approve recommendation 6 of legislation item, "Proposed 
Rezoning, Subdivision and Development Permits for 221 Minato Road Lot B, 
Plan VIP79908 Clayoquot District, District Lot 286" which states:  

6. THATCouncil indicate that issuance of a future Development Permit 
for construction of the proposed Short-Term Campground (phase 3) 
would be subject to protecting the full 30m forested buffer along the 
Peninsula Road frontage, unless the owners can demonstrate that the 
proposed tent sites within this area would not be visible from the road.  

CARRIED.     
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DISTRICT OF UCLUELET 

Zoning Bylaw Amendment Bylaw No. 1256, 2019  

A bylaw to amend the District of Ucluelet Zoning Bylaw (Campground). 
 

 

WHEREAS Section 479 and other parts of the Local Government Act authorize zoning 
and other development regulations; 

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows; 

1. Text Amendment: 

The District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is hereby further 
amended as follows: 

A. By adding the following definitions in alphabetical order within Division 100 
– Enactment and Interpretation, Section 103 Definitions, such that the new 
definitions read as follows: 

““Camping Space” means a measure of land that one camping unit will occupy. 

“Camping Unit” means a tent, tent trailer, truck camper, travel trailer, fifth 
wheel, recreational vehicle, motor home and any other conveyance designed 
to travel on a publicly maintained road, which is constructed and intended or 
equipped to be used as  non- residential, daily or short-term (not acceding 30 
days) accommodation. Camping unit does not include park model trailers, 
park model mobile homes, or tiny homes sited on a permanent foundation. 

“Recreational Vehicle (RV)” means any camper, travel trailer, fifth wheel or 
motor home with a maximum width of 2.6m in transit mode which can be 
used to provide sleeping accommodation and which is capable of being 
licensed for highway use pursuant to the Motor Vehicle Act or any subsequent 
Act or Acts which may be enacted in substitution therefore.” 

 

B. By adding Section 407 numerically to Division 400 – Supplemental 
Regulations such that the new section reads as follows: 

 

“407 CAMPGROUND 

407.1 Where a Zone specifically includes Campground as a permitted use, all 

the following conditions must be satisfied for the establishment and 

continued use and operation of the Campground: 
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(1) The campground layout shall promote the conservation and 

management of habitat, wetlands, and steep slopes. The layout shall 

take advantage of existing clearings and open areas. The layout shall 

maintain and promote natural systems connectivity. 

(2) A naturally landscape buffer shall be located between each camping 

space with a minimum width of 2 m (6 ft). 

(3) Only one camping unit and parking associated with such unit shall be 

allowed in a single camping space. 

(4) No camping units shall be located elsewhere than in a camping space. 

(5) No buildings of any type are permitted on camping spaces and no 

additions to any RV, travel trailer, or other camping unit shall be 

permitted in any camping spaces. 

(6) Each Camping space is to be on a well-drained site that is at all times 

free of stagnant pools and is graded for rapid drainage. 

(7) Campground Washroom facilities: 

(a) Campgrounds shall provide a minimum of one centrally located 

washroom facility.  

(b) Washroom facility(s) for un-serviced Camping Spaces are to be 

equipped with a minimum of one (1) toilet and half (.5) a shower 

stall per five (5) Camping Spaces.  

(c) Washroom facility(s) for fully serviced Camping Spaces (camping 

spaces equipped with a sewer and water connection) are to be 

equipped with a minimum of one (1) toilet and one half (.5) 

shower stall per eight (8) Camping Spaces.  

(d) Each washroom facility must contain an accessible washroom in 

conformance with the BC Building Code. 

(8) Servicing: 

(a) A potable water connection shall be provided in all recreational 

vehicle camping spaces and in centralized locations in all 

campgrounds.  
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(b) A sanitary sewer connection shall be provided on 50% of 

recreational vehicle camping spaces.  

(c) A centralized and winterized sewage disposal facility (dump 

station) shall be provided for the remainder of RV camping 

spaces. These facilities must be easily accessible and separated 

from the recreational vehicle stalls and any amenity spaces. 

(9) Each camping space shall have: 

(a) a clearly identifiable number and a permanent campground 

location map must be located at the entrance to the campground 

(b) a camping area of grass or compacted gravel, which is otherwise 

well maintained. 

(c) visible and clearly defined space boundaries marked on the 

ground by permanent flush stakes or markers. 

(10)  The campground shall: 

(a) comply with all Provincial regulations relating to health, 

sanitation, fire, fire protection, and other matters. 

(b) develop a fire safety plan that must include details on how to 

manage fire pits and campfires if permitted especially during 

provincial fire bans. 

(c) have a Wildlife Attractant strategy with animal proof collection 

bins provided throughout the campground. 

(d) ensure all lighting of internal roads and pedestrian paths are fully 

shielded fixtures that minimize glare in the nighttime 

environment in accordance with the International Dark Sky 

Association (IDA) standards and best practices. 

(11)  Minimum road width requirements shall be as follows: 

(a) all two-lane access roads to and from a campground shall have a 

minimum width of 6.0 m. 

(b) internal campground roads shall be one way, and shall have a 

minimum width of 3.66 m. 
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(c) dead end roadways shall have a hammerhead turnaround or cul-

de-sac with a turning circle minimum radius of 12 m. 

407.2  For greater certainty, notwithstanding of provisions of this bylaw: 

(1) No camping unit shall be permitted on any camping space 

continuously for a period of more than 30 days. No camping unit may 

reoccupy any camping space in the same campground for a period of 

not less than 60 days from the date of departure. 

407.3 Off-street parking must be provided in accordance with Section 505.1 

of this Bylaw.”  

 

C. By adding a new Campground zone, to Schedule B – The Zones that directly 
follows CS-7 Zone – Tourist Commercial & Residential such that the new 
section reads as follow: 

 

“CG Zone – CAMPGROUND  

This Zone is intended for commercial use of campgrounds, with an accessory 
residential dwelling unit and accessory retail sales and administration, in 
accordance with the District’s related bylaws. 

CG.1 Permitted Uses 

CG.1.1 The following uses are permitted, but secondary permitted uses are only 

permitted in conjunction with a principal permitted use: 

(1) Principal:  

(a) Campground 

(2) Secondary:  

(a) Accessory Residential Dwelling Unit 

(b) Accessory Retail Sales and Administration 0ffice  

CG.2 Lot Regulations 

CG.2.1 Minimum Lot Size:      6,070 m2 (1.5 acres) 

CG.2.2 Minimum Lot Frontage:   23 m (75 ft) 

CG.2.3 Minimum Camping Space size:  90 m2 (969 ft2) 

CG.2.4 Minimum Camping Space Width:  6 m (20 ft) 

CG.2.5 Minimum Camping Space Depth:  
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(1) Tent - Camping Space:   11 m (36 ft) 

(2) Recreational Vehicle - Camping Space: 16 m (52 ft) 

CG.3 Density: 

CG.3.1 Maximum Number:     

(1) Camping Space:     10 spaces per acre 

(2) Accessory Residential Dwelling Unit:  1 per lot 

CG.3.2 Maximum Floor Area Ratio:    0.023 

CG.3.3 Maximum Lot Coverage:   2.3% 

CG.4 Maximum Height: 

CG.4.1 Principal Buildings & Structures:  7.5 m (25 ft)  

CG.4.2 Accessory Buildings & Structures:  7.5 m (25 ft) 

CG.5 Minimum Setbacks:   

CG.5.1 Despite Section 306.1, the minimum setbacks listed in Section CG.5.2, 

below, shall also apply to camping spaces. 

CG.5.2 The following minimum setbacks apply, as measured from the front lot 

line, rear lot line and side lot lines(s), respectively, of the Campground: 

 (a) Front 
Yard Setback 

(b) Rear 
Yard 

Setback 

(c) Side Yard 
– Interior 
Setback 

(d) Side Yard – 
Exterior 
Setback 

(1) Principal 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 
(2) Accessory 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 

“  

D. By replacing the parking requirement in the chart found in Section 505.1 under 
“Campground” such that that chart category now reads as follows:  

“1 space per camping space plus 1 space per 10 camping spaces for visitor parking “ 

 
2. This bylaw may be cited as “District of Ucluelet Zoning Bylaw Amendment Bylaw No. 

1256, 2019”. 

 

 

READ A FIRST TIME this 8th day of October, 2019. 

READ A SECOND TIME this 8th day of October, 2019. 

SECOND READING RESCINDED this 23rd day of June, 2020 
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AMENDED this 23rd day of June, 2020. 

READ A SECOND TIME AS AMENDED this 23rd day of June, 2020. 

PUBLIC HEARING held this       day of             , 2020. 

READ A THIRD TIME this     day of               , 2020. 

ADOPTED this     day of               , 2020. 

 

 

 

 

 

 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1256, 2019.” 

 

 

Mayco Noël 
Mayor 

 Mark Boysen 
Corporate Officer 

    

THE CORPORATE SEAL of the District of Ucluelet was hereto affixed in the presence of: 

 

 

 
  Mark Boysen 

Corporate Officer 
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STAFF REPORT TO COUNCIL 

Council Meeting: August 13, 2020 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:  JOSEPH ROTENBERG, MANAGER OF CORPORATE SERVICES    FILE NO: 3360-20-RZ20-04 

SUBJECT:  DISTRICT OF UCLUELET ZONING AMENDMENT BYLAW  
NO. 1267, 2020 (796 MARINE DRIVE) – 3RD READING    REPORT NO:  20- 70  

ATTACHMENT(S):   APPENDIX A – ZONING AMENDMENT BYLAW NO. 1267, 2020 

RECOMMENDATION: 

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020, be given third reading.

PURPOSE: 

The purpose of this report is to bring Ucluelet Zoning Amendment Bylaw No. 1267, 2020 (the 
“Bylaw”) back to Council for third reading.  

BACKGROUND: 

At the June 23, 2020 Regular Meeting, Council gave the Bylaw first and second reading and referred 
it to Public Hearing. Notice of the Public Hearing has been published and the Hearing was 
conducted earlier in this Special Council Meeting.  Materials related to the Bylaw are available for 
review under Item No. 6.3. of this Special Meeting’s agenda.  

Since the Bylaw received second reading and a Public Hearing has been conducted, Council is now 
in a position to give the Bylaw third reading.  If third reading is given, the Bylaw will be brought 
back to Council at a future meeting for adoption.  

OPTIONS: 

1. THAT District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020, be given third reading.
(Recommended)

2. THAT Council provide alternative direction to Staff and/or the applicant.

Respectfully submitted: Joseph Rotenberg, Manager of Corporate Services 
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DISTRICT OF UCLUELET 

Zoning Amendment Bylaw No. 1267, 2020 

A bylaw to amend the “District of Ucluelet Zoning Bylaw No. 1160, 2013”. 

(796 Marine Drive) 

WHEREAS the District of Ucluelet Council by Bylaw No. 1160, 2013, adopted the Zoning 
Bylaw and now deems it appropriate to amend the Zoning Bylaw;  

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows: 

1. Map Amendment:

Schedule A (Zoning Map) of District of Ucluelet Zoning Bylaw No. 1160, 2013, as 
amended, is hereby further amended by changing the zoning designation of Lot 8, 
District Lot 283, Clayoquot District, Plan VIP84686 [PID 027-473-481 at 796 Marine 
Drive], shown shaded on the map attached to this Bylaw as Appendix “A”, from VR-1 
Zone - Vacation Rental to GH Zone–Guest House. 

2. Text Amendment:

Schedule B of the District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is 
hereby further amended as follows: 

a. by adding the following subsection to section GH.1 in alphanumerical order, as
follows:

“GH-1.2 Despite section GH.1.1 above, Secondary Suite is permitted as a
secondary use and a Guest House is not permitted as a principle use on the
following properties:

(a) PID 027-473-481, Lot 8, District Lot 283, Clayoquot District, Plan 
VIP84686 [796 Marine Drive]” 

b. by replacing subsection 405.2 (1) (c) with the following text:

“as accessory to a permanent residential use and administered by the full-time
and present resident occupying the principal Single Family Dwelling or Guest
House. “

Appendix A
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3. Citation:

This bylaw may be cited as “District of Ucluelet Zoning Amendment Bylaw No. 1267,
2020”.

READ A FIRST TIME this 23rd day of June, 2020. 

READ A SECOND TIME this 23rd day of June, 2020. 

PUBLIC HEARING held this      day of  , 2020. 

READ A THIRD TIME this      day of         , 2020. 

ADOPTED this      day of                  , 2020. 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1267, 2020.” 

Mayco Noël 
Mayor 

Mark Boysen 
Corporate Officer 

THE CORPORATE SEAL of the 
District of Ucluelet was hereto 
affixed in the presence of: 

Mark Boysen 
Corporate Officer 
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Appendix ‘A’  

Bylaw No. 1267, 2020 
From: VR-1 
To: GH 
 

 
 

Subject Property 

N 

District of Ucluelet Zoning Amendment Bylaw No. 1267, 2020 (796 Marine D...

Page 338 of 349



1 

STAFF	REPORT	TO	COUNCIL	

Council Meeting: August 13, 2020 

500 Matterson Drive, Ucluelet, BC V0R 3A0 

FROM:		JOSEPH ROTENBERG, MANAGER OF CORPORATE SERVICES FILE	NO:							3360-20-RZ18-08

SUBJECT:					DISTRICT	OF	UCLUELET	ZONING	AMENDMENT	BYLAW	NO.	
1244,	2019	AND	DISTRICT	OF	UCLUELET	ZONING	
AMENDMENT	BYLAW	NO.	1256,	2019	(CAMPGROUNDS)	‐	
3RD	READINGS 

REPORT	NO:  20-71 

ATTACHMENT(S):	 APPENDIX A – ZONING AMENDMENT BYLAW NO. 1244 (MAP AMENDMENT)  
 APPENDIX B – ZONING AMENDMENT BYLAW NO. 1256 (TEXT AMENDMENT - CAMPGROUND 

REGULATIONS) 

RECOMMENDATIONS:	

1. THAT	District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019, be given third reading;
and

2. THAT	District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given third reading.

PURPOSE:	

The purpose of this report is to bring Ucluelet Zoning Amendment Bylaw Nos. 1244, 2020 and 
1256, 2019 back to Council for third readings.  

BACKGROUND	

At the June 23, 2020 Regular Meeting, Council advanced District of Ucluelet Zoning Amendment 
Bylaw No. 1244, 2019 (“Bylaw No. 1244”) to Public Hearing. This bylaw is a site-specific rezoning 
for 221 Minato Road. At that meeting Council also gave District of Ucluelet Zoning Amendment 
Bylaw No. 1256, 2019 (“Bylaw No. 1256”) third reading and advanced it to Public Hearing. This 
bylaw is a general text amendment District of Ucluelet Zoning Bylaw No. 1160, 2013 which adds 
a new zoning and regulatory section specific to campgrounds. 

Notice of the Public Hearing was published and the Hearings occurred earlier in this Special Council 
Meeting. The materials related to Bylaw No. 1244 and Bylaw No. 1256 are available for review 
under Item 6.4. of this Special Meeting’s agenda.  

Since second readings of the bylaws has been given and the Public Hearing has been conducted, 
Council is now in a position to give the bylaws third reading. If third reading is given, both bylaws 
will be brought back for adoption at a later date.  
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OPTIONS	REVIEW:  

1. THAT	District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019, be given third reading;
and (Recommended)

2. THAT	District of Ucluelet Zoning Amendment Bylaw No. 1256, 2019, be given third reading.
(Recommended)

3. THAT Council provide alternative direction to staff and/or the applicant.

Respectfully	submitted:	 Joseph Rotenberg, Manager of Corporate Services 

District of Ucluelet Zoning Amendment Bylaw No. 1244, 2019 and District ...

Page 340 of 349



District of Ucluelet Zoning Bylaw Amendment Bylaw No. 1244, 2019 Page 1 

DISTRICT OF UCLUELET 

Zoning Bylaw Amendment Bylaw No. 1244, 2019  

A bylaw to amend the District of Ucluelet Zoning Bylaw (221 Minato Road). 

WHEREAS Section 479 and other parts of the Local Government Act authorize zoning 
and other development regulations; 

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows; 

1. Map Amendment:

Schedule A (Zoning Map) of District of Ucluelet Zoning Bylaw No. 1160, 2013, as
amended, is hereby further amended by changing the zoning designation of Lot B,
District Lot 286, Clayoquot District, Plan VIP79908 (221 Minato Road, PID 026-487-
764), from “RU: Rural Residential” to areas designated as “CG: Campground”, “GH:
Guest House” and “P-1: Public Institutional”  as outlined in black on the map attached
to this Bylaw as Appendix “A”.

2. This bylaw may be cited as “District of Ucluelet Zoning Bylaw Amendment Bylaw No.
1244, 2019”.

READ A FIRST TIME this 8th day of October, 2019. 

READ A SECOND TIME this 8th day of October, 2019. 

PUBLIC HEARING held this       day of  , 2019. 

READ A THIRD TIME this     day of        , 2019. 

ADOPTED this     day of               , 2019. 

Appendix A
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CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1244, 2019.” 

Mayco Noël 
Mayor 

Mark Boysen 
Corporate Officer 

THE CORPORATE SEAL of the District of Ucluelet was hereto affixed in the presence of: 

Mark Boysen 
Corporate Officer 
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GH  
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DISTRICT OF UCLUELET 

Zoning Bylaw Amendment Bylaw No. 1256, 2019  

A bylaw to amend the District of Ucluelet Zoning Bylaw (Campground). 

WHEREAS Section 479 and other parts of the Local Government Act authorize zoning 
and other development regulations; 

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled, 
enacts as follows; 

1. Text Amendment:

The District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is hereby further
amended as follows:

A. By adding the following definitions in alphabetical order within Division 100 
– Enactment and Interpretation, Section 103 Definitions, such that the new
definitions read as follows: 

““Camping Space” means a measure of land that one camping unit will occupy. 

“Camping Unit” means a tent, tent trailer, truck camper, travel trailer, fifth 
wheel, recreational vehicle, motor home and any other conveyance designed 
to travel on a publicly maintained road, which is constructed and intended or 
equipped to be used as  non- residential, daily or short-term (not acceding 30 
days) accommodation. Camping unit does not include park model trailers, 
park model mobile homes, or tiny homes sited on a permanent foundation. 

“Recreational Vehicle (RV)” means any camper, travel trailer, fifth wheel or 
motor home with a maximum width of 2.6m in transit mode which can be 
used to provide sleeping accommodation and which is capable of being 
licensed for highway use pursuant to the Motor Vehicle Act or any subsequent 
Act or Acts which may be enacted in substitution therefore.” 

B. By adding Section 407 numerically to Division 400 – Supplemental 
Regulations such that the new section reads as follows: 

“407 CAMPGROUND 

407.1 Where a Zone specifically includes Campground as a permitted use, all 

the following conditions must be satisfied for the establishment and 

continued use and operation of the Campground: 

Appendix B
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(1) The campground layout shall promote the conservation and 

management of habitat, wetlands, and steep slopes. The layout shall 

take advantage of existing clearings and open areas. The layout shall 

maintain and promote natural systems connectivity. 

(2) A naturally landscape buffer shall be located between each camping 

space with a minimum width of 2 m (6 ft). 

(3) Only one camping unit and parking associated with such unit shall be 

allowed in a single camping space. 

(4) No camping units shall be located elsewhere than in a camping space. 

(5) No buildings of any type are permitted on camping spaces and no 

additions to any RV, travel trailer, or other camping unit shall be 

permitted in any camping spaces. 

(6) Each Camping space is to be on a well-drained site that is at all times 

free of stagnant pools and is graded for rapid drainage. 

(7) Campground Washroom facilities: 

(a) Campgrounds shall provide a minimum of one centrally located 

washroom facility.  

(b) Washroom facility(s) for un-serviced Camping Spaces are to be 

equipped with a minimum of one (1) toilet and half (.5) a shower 

stall per five (5) Camping Spaces.  

(c) Washroom facility(s) for fully serviced Camping Spaces (camping 

spaces equipped with a sewer and water connection) are to be 

equipped with a minimum of one (1) toilet and one half (.5) 

shower stall per eight (8) Camping Spaces.  

(d) Each washroom facility must contain an accessible washroom in 

conformance with the BC Building Code. 

(8) Servicing: 

(a) A potable water connection shall be provided in all recreational 

vehicle camping spaces and in centralized locations in all 

campgrounds.  
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(b) A sanitary sewer connection shall be provided on 50% of 

recreational vehicle camping spaces.  

(c) A centralized and winterized sewage disposal facility (dump 

station) shall be provided for the remainder of RV camping 

spaces. These facilities must be easily accessible and separated 

from the recreational vehicle stalls and any amenity spaces. 

(9) Each camping space shall have: 

(a) a clearly identifiable number and a permanent campground 

location map must be located at the entrance to the campground 

(b) a camping area of grass or compacted gravel, which is otherwise 

well maintained. 

(c) visible and clearly defined space boundaries marked on the 

ground by permanent flush stakes or markers. 

(10)  The campground shall: 

(a) comply with all Provincial regulations relating to health, 

sanitation, fire, fire protection, and other matters. 

(b) develop a fire safety plan that must include details on how to 

manage fire pits and campfires if permitted especially during 

provincial fire bans. 

(c) have a Wildlife Attractant strategy with animal proof collection 

bins provided throughout the campground. 

(d) ensure all lighting of internal roads and pedestrian paths are fully 

shielded fixtures that minimize glare in the nighttime 

environment in accordance with the International Dark Sky 

Association (IDA) standards and best practices. 

(11)  Minimum road width requirements shall be as follows: 

(a) all two-lane access roads to and from a campground shall have a 

minimum width of 6.0 m. 

(b) internal campground roads shall be one way, and shall have a 

minimum width of 3.66 m. 
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(c) dead end roadways shall have a hammerhead turnaround or cul-

de-sac with a turning circle minimum radius of 12 m. 

407.2  For greater certainty, notwithstanding of provisions of this bylaw: 

(1) No camping unit shall be permitted on any camping space 

continuously for a period of more than 30 days. No camping unit may 

reoccupy any camping space in the same campground for a period of 

not less than 60 days from the date of departure. 

407.3 Off-street parking must be provided in accordance with Section 505.1 

of this Bylaw.”  

 

C. By adding a new Campground zone, to Schedule B – The Zones that directly 
follows CS-7 Zone – Tourist Commercial & Residential such that the new 
section reads as follow: 

 

“CG Zone – CAMPGROUND  

This Zone is intended for commercial use of campgrounds, with an accessory 
residential dwelling unit and accessory retail sales and administration, in 
accordance with the District’s related bylaws. 

CG.1 Permitted Uses 

CG.1.1 The following uses are permitted, but secondary permitted uses are only 

permitted in conjunction with a principal permitted use: 

(1) Principal:  

(a) Campground 

(2) Secondary:  

(a) Accessory Residential Dwelling Unit 

(b) Accessory Retail Sales and Administration 0ffice  

CG.2 Lot Regulations 

CG.2.1 Minimum Lot Size:      6,070 m2 (1.5 acres) 

CG.2.2 Minimum Lot Frontage:   23 m (75 ft) 

CG.2.3 Minimum Camping Space size:  90 m2 (969 ft2) 

CG.2.4 Minimum Camping Space Width:  6 m (20 ft) 

CG.2.5 Minimum Camping Space Depth:  
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(1) Tent - Camping Space:   11 m (36 ft) 

(2) Recreational Vehicle - Camping Space: 16 m (52 ft) 

CG.3 Density: 

CG.3.1 Maximum Number:     

(1) Camping Space:     10 spaces per acre 

(2) Accessory Residential Dwelling Unit:  1 per lot 

CG.3.2 Maximum Floor Area Ratio:    0.023 

CG.3.3 Maximum Lot Coverage:   2.3% 

CG.4 Maximum Height: 

CG.4.1 Principal Buildings & Structures:  7.5 m (25 ft)  

CG.4.2 Accessory Buildings & Structures:  7.5 m (25 ft) 

CG.5 Minimum Setbacks:   

CG.5.1 Despite Section 306.1, the minimum setbacks listed in Section CG.5.2, 

below, shall also apply to camping spaces. 

CG.5.2 The following minimum setbacks apply, as measured from the front lot 

line, rear lot line and side lot lines(s), respectively, of the Campground: 

 (a) Front 
Yard Setback 

(b) Rear 
Yard 

Setback 

(c) Side Yard 
– Interior 
Setback 

(d) Side Yard – 
Exterior 
Setback 

(1) Principal 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 
(2) Accessory 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 7.5 m (25 ft) 

“  

D. By replacing the parking requirement in the chart found in Section 505.1 under 
“Campground” such that that chart category now reads as follows:  

“1 space per camping space plus 1 space per 10 camping spaces for visitor parking “ 

 
2. This bylaw may be cited as “District of Ucluelet Zoning Bylaw Amendment Bylaw No. 

1256, 2019”. 

 

 

READ A FIRST TIME this 8th day of October, 2019. 

READ A SECOND TIME this 8th day of October, 2019. 

SECOND READING RESCINDED this 23rd day of June, 2020 
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AMENDED this 23rd day of June, 2020. 

READ A SECOND TIME AS AMENDED this 23rd day of June, 2020. 

PUBLIC HEARING held this       day of             , 2020. 

READ A THIRD TIME this     day of               , 2020. 

ADOPTED this     day of               , 2020. 

 

 

 

 

 

 

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment 
Bylaw No. 1256, 2019.” 

 

 

Mayco Noël 
Mayor 

 Mark Boysen 
Corporate Officer 

    

THE CORPORATE SEAL of the District of Ucluelet was hereto affixed in the presence of: 

 

 

 
  Mark Boysen 

Corporate Officer 
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