
REGIONAL DISTRICT OF NORTH OKANAGAN 
 

BYLAW No. 3049 
 

A bylaw to rezone lands and amend the Zoning Map attached to the Regional District of North 
Okanagan Zoning Bylaw No. 3000, 2023 to change a zone designation. 

  
 
WHEREAS pursuant to Section 479 [Zoning bylaws] of the Local Government Act, the Board of 
the Regional District of North Okanagan may, by Bylaw, divide the whole or part of the Regional 
District into zones, name each zone, establish boundaries for the zones and regulate uses within 
those zones; 
 
AND WHEREAS the Board has created zones, named each zone, established boundaries for 
these zones and regulated uses within those zones by Bylaw No. 3000, being the “Regional 
District of North Okanagan Zoning Bylaw No. 3000, 2023” as amended; 
 
AND WHEREAS, pursuant to Section 460 [Development approval procedures] of the Local 
Government Act, the Board must, by bylaw, define procedures under which an owner of land may 
apply for an amendment to a Zoning Bylaw and must consider every application for an 
amendment to the bylaw; 
 
AND WHEREAS the Board has enacted the “Regional District of North Okanagan Development 
Application Procedures and Administrative Fees Bylaw No. 2677, 2018” as amended to establish 
procedures to amend an Official Community Plan, a Zoning Bylaw, or a Rural Land Use Bylaw, 
or to issue a Permit: 
 
AND WHEREAS the Board has received an application to rezone property; 
 
NOW THEREFORE, the Board of the Regional District of North Okanagan in open meeting 
assembled, hereby ENACTS AS FOLLOWS: 
 
CITATION 
 
1. This Bylaw may be cited as “Zoning Amendment Bylaw No. 3049, 2025”. 
 
AMENDMENTS 
 
2. The zoning of the property legally described as Lot 1, DL 2244, ODYD, Plan EPP98462 and 

located at 9190 Silver Star Road, Electoral Area “C” is hereby changed on Schedule “A” of 
the Regional District of North Okanagan Zoning Bylaw No. 3000, 2023 from the Large 
Holding (L.H) zone to the Country Residential (C.R) zone. 

 
Advertised on this 9th day of January, 2025 
 this 12th day of January, 2025 
     
Read a First Time this  day of , 2025 
     
Read a Second and Third Time this  day of , 2025 
     
ADOPTED this  day of , 2025 
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Chair 
Shirley Fowler 

 Deputy Corporate Officer 
Ashley Bevan 

 



REGIONAL DISTRICT OF NORTH OKANAGAN 
 

Extract from the Minutes of a Meeting of the 
Board of Directors 

Held on 
Wednesday, September 17, 2025 

 

 
Bylaw 3049 - Zoning Amendment 
DERPAK, C., [File No. 25-0500-C-RZ] 
9190 Silver Star Road, Electoral Area "C" 

 
Moved and seconded 
That notice be given in accordance with Section 467 of the Local Government Act that 
Zoning Amendment Bylaw No. 3049, 2025, which proposes to rezone the property legally 
described as Lot 1, DL 2244, ODYD, Plan EPP98462 and located at 9190 Silver Star 
Road, Electoral Area “C” from the Large Holding (L.H) zone to the Country Residential 
(C.R) zone, will be considered for First Reading at a future meeting; and further, 
  
That Second Reading of Zoning Amendment Bylaw No. 3049, 2025 be withheld until: 
1. the applicant has provided a hydrogeological report which gives due consideration to 

the findings of the Keddleston Groundwater Study dated January 31, 2020, and which 
demonstrates that: 
a. groundwater sources would be available to service the full buildout potential of the 

subject property (16 lots with two dwellings on each lot) in accordance with the 
provisions of the Regional District’s Subdivision Servicing Bylaw No. 2600; and 

b. the use of the groundwater supplies would not have a negative impact on the use 
of existing wells that obtain water from Aquifer 351; 

2. the applicant has provided plans prepared by a BC Land Surveyor or Professional 
Engineer which show building sites, sewage disposal areas, and driveways on the 
proposed lots including their proposed grades and the cuts and fill required to achieve 
those grades; 

3. the applicant has submitted a Wildfire Hazard Assessment Report prepared by a 
Registered Professional Forester who has reviewed the proposal and provided 
recommendations, if any, regarding the protection of the proposed development from 
wildfire hazards; 

4. the applicant has provided a report prepared by a Registered Professional Engineer 
who has: 
a. reviewed the proposed development, the logging, soil deposit and soil removal 

history and physical characteristics of the subject property, and the downstream 
environment; 

b. provided recommendations regarding protection of slope stability, stormwater 
management, and methods to prevent flooding, landslide, rockfall, and other 
geotechnical hazards; and 

c. has confirmed that the proposed lots are safe for the use intended; and further, 
 
That Final Adoption of Zoning Amendment Bylaw No. 3049, 2025 be withheld until: 
1. the applicant has provided a letter of undertaking to register a covenant against the 

title of the subject property which states that the property may not be subdivided unless 
and until an emergency egress route has been constructed to connect the subject 
property with Silver Star Road to the satisfaction of the Regional District and an 
easement or crown land tenure has been secured for the emergency egress route; 

2. the property has been included within a Regional District Fire Service Protection Area. 
CARRIED 

 



 

 

PLANNING DEPARTMENT 
INFORMATION REPORT 

REZONING APPLICATION 
 

 
PLANNING DEPARTMENT RECOMMENDATION: 
 
That notice be given in accordance with Section 467 of the Local Government Act that Zoning 
Amendment Bylaw No. 3049, 2025, which proposes to rezone the property legally described as 
Lot 1, DL 2244, ODYD, Plan EPP98462 and located at 9190 Silver Star Road, Electoral Area “C” 
from the Large Holding (L.H) zone to the Country Residential (C.R) zone, will be considered for 
First Reading at a future meeting; and further, 
 
That Second Reading of Zoning Amendment Bylaw No. 3049, 2025 be withheld until: 
1. the applicant has provided a hydrogeological report which gives due consideration to the 

findings of the Keddleston Groundwater Study dated January 31, 2020, and which 
demonstrates that: 
a. groundwater sources would be available to service the full buildout potential of the subject 

property (16 lots with two dwellings on each lot) in accordance with the provisions of the 
Regional District’s Subdivision Servicing Bylaw No. 2600; and 

b. the use of the groundwater supplies would not have a negative impact on the use of 
existing wells that obtain water from Aquifer 351; 

DATE: August 8, 2025 

FILE NO.: 25-0500-C-RZ 

APPLICANT: Cory Derpak 

LEGAL DESCRIPTION: Lot 1, DL 2244, ODYD, Plan EPP98462 

P.I.D.#: 031-385-001 

CIVIC ADDRESS: 9190 Silver Star Road 

PROPERTY SIZE: 32.3 ha 

SERVICING: On-site sewage disposal and well water 

PRESENT ZONING: Large Holding (L.H) 

PROPOSED ZONING: Country Residential (C.R) 

O.C.P. DESIGNATION: Country Residential 

PROPOSAL: 14 lot subdivision (bareland strata) 
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2. the applicant has provided plans prepared by a BC Land Surveyor or Professional Engineer 

which show building sites, sewage disposal areas, and driveways on the proposed lots 
including their proposed grades and the cuts and fill required to achieve those grades; 

3. the applicant has submitted a Wildfire Hazard Assessment Report prepared by a Registered 
Professional Forester who has reviewed the proposal and provided recommendations, if any, 
regarding the protection of the proposed development from wildfire hazards; 

4. the applicant has provided a report prepared by a Registered Professional Engineer who has: 
a. reviewed the proposed development, the logging, soil deposit and soil removal history and 

physical characteristics of the subject property, and the downstream environment; 
b. provided recommendations regarding protection of slope stability, stormwater 

management, and methods to prevent flooding, landslide, rockfall, and other geotechnical 
hazards; and 

c. has confirmed that the proposed lots are safe for the use intended; and further, 
 
That Final Adoption of Zoning Amendment Bylaw No. 3049 be withheld until: 
1. the applicant has provided a letter of undertaking to register a covenant against the title of the 

subject property which states that the property may not be subdivided unless and until an 
emergency egress route has been constructed to connect the subject property with Silver Star 
Road to the satisfaction of the Regional District and an easement or crown land tenure has 
been secured for the emergency egress route; 

2. the property has been included within a Regional District Fire Service Protection Area. 
 
SUMMARY: 
 
This report relates to an application to rezone the property located at 9190 Silver Star Road from 
the Large Holding (L.H) zone to the Country Residential (C.R) zone.  If successful in rezoning the 
property, the owner plans to submit a subdivision application which requests the approval to 
subdivide the property into 14 bareland strata lots.  While it appears that the property could be 
developed in accordance with the Electoral Areas “B” and “C” Official Community Plan 
designation of the property and some relevant OCP Policies, the Planning Department 
recommends that further information be requested to ensure that the proposal is consistent with 
all relevant OCP Policies.  It is recommended that Second Reading of the Zoning Amendment 
Bylaw associated with the application be withheld until the applicant submits information related 
to potential water supplies, driveways, building and septic locations, wildfire hazards, and 
geotechnical concerns. 
 
Staff also recommend that Final Adoption of the Zoning Amendment Bylaw be withheld until the 
property has been included within an RDNO Fire Service Protection Area and the applicant has 
registered a covenant against the title of the subject property which states that the property may 
not be subdivided unless and until an emergency egress route has been constructed to connect 
the subject property with Silver Star Road to the satisfaction of the Regional District and an 
easement or crown land tenure has been secured for the emergency egress route. 
 
BACKGROUND: 
 
Application History 
 
The property was created by subdivision in 2021 when the parent parcel was subdivided into two 
lots of 32.3 ha each.  
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The owner of the subject property was issued a Soil Removal and Deposit Permit on August 18, 
2022.  The Permit allows the applicant to remove soil in the amount of 11,550 m3 and to deposit 
soil in the amount of 10,850 m3 subject to the conditions of the Permit.  The Permit was originally 
valid for two years and would have expired on August 18, 2024.  The Soil Removal and Deposit 
Permit was amended by the Board of Directors in July 2024 by extending the duration of the 
Permit for an additional three years from the original date of issuance. 
 
Site Context and Proposal 
 
The subject property is located at 9190 Silver Star Road in Electoral Area “C”.  The property is 
treed and slopes downward from northwest to southeast with an average grade of approximately 
36%.  The property is accessed from Silver Star Road via an unpaved road which was established 
by Crown Grant as part of the 2021 subdivision and passes through a portion of crown land 
located to the west of the subject property. 
 
Access within the property consists of an unpaved driveway which travels from the northwest 
corner of the property to the east and then switches back to the west where there is a cleared and 
levelled area near the west property boundary.  This area contains a well and modular storage 
container.  The well was drilled in 2019 as a requirement of the subdivision which created the 
subject property.  The property does not contain a dwelling or other structures. 
 
The applicant is proposing to rezone the subject property from the Large Holding (L.H) zone to 
the Country Residential (C.R) zone.  If successful, the property owner intends to apply to create 
a 14 lot bareland strata subdivision as generally shown on the attached site plan.  Each of the 
lots would be at least 2 ha in size and would be accessed from a proposed 15 m wide common 
access route.  With the exception of proposed Strata Lot 9 which would contain the existing well 
and modular storage container, the property would be vacant.  The applicant has indicated the 
proposed strata road would be approximately 1500 m in length, contain two hairpin turns, have a 
maximum grade of 12% and would end with a cul-de-sac. 
 
The subject property and the property to the south are designated Country Residential in the 
Electoral Areas “B” and “C” Official Community Plan.  The OCP does not designate the property 
as being within a Development Permit area.  The properties to the east and north are within Silver 
Star Provincial Park and are designated Park.  The property to the west is crown land and is 
designated Rural Resource.  The subject property and all surrounding properties are zoned Large 
Holding (L.H).  The property is not within a fire protection area.  The attached orthophoto of the 
subject and surrounding properties was taken in 2025. 
 
 
PLANNING ANALYSIS: 
 
The Planning Department recommends that the Zoning Amendment Bylaw associated with the 
proposal be given First Reading as it is consistent with the Electoral Areas “B” and “C” land use 
designation of the subject property.  While it appears that the property could be developed in 
accordance with the Electoral Areas “B” and “C” Official Community Plan (OCP) designation of 
the property and some relevant OCP Policies, the Planning Department recommends that more 
information be provided to ensure that the proposal is consistent with the following OCP Policies. 
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Water Supply 
 
The proposal has been reviewed against OCP policies that require a domestic water source for 
the proposed lots.  In this regard, consistent with other current and recent development 
applications in the vicinity and the standing Board resolution, it is recommended that a 
hydrogeological assessment be provided which gives due consideration to the findings of the 
Keddleston Groundwater Study dated January 31, 2020, and which takes into consideration the 
potential to service the full build-out potential of the subject property in accordance with the 
provisions of the Regional District Subdivision Servicing Bylaw, which includes recently amended 
proof of water requirements. 
 
Based on the size of the property and the minimum lot size and maximum number of dwelling 
provisions of the C.R zone, full build-out potential would be 16 lots with two dwellings on each lot.  
The assessment would need to demonstrate that the use of the groundwater supplies would not 
have a negative impact on the use of existing wells that obtain water from Aquifer 351. 
 
Building Sites, Driveways, Sewerage Areas and Geotechnical Hazard 
 
The OCP policies state that the proposed lots should have the ability to accommodate suitable 
building sites and private driveways meeting the standards of the Zoning Bylaw.  As the property 
has an average grade of 36%, staff recommend that the applicant provide plans prepared by a 
BC Land Surveyor or Professional Engineer which show the building sites and driveways on the 
proposed lots including their existing and proposed grades and the cuts and fill required to achieve 
those grades.  Further, as 30% slope is the general maximum allowable slope for standard septic 
systems, additional information is required to confirm there are areas with sufficient grade and 
size to accommodate septic systems on the proposed lots. 
 
The OCP also states that development on slopes greater than 30% carry inherent geotechnical 
risks, access and safety concerns and that the Regional District may require a geotechnical site 
evaluation for development on steep slopes.  The assessment should take into consideration site 
design as it relates to substrates, natural contours, natural gradients and ensure site stability for 
the subject and neighbouring properties.  The recommendations of this evaluation may be 
required to be incorporated into a Section 219 Restrictive Covenant.  Given uncertainties in this 
regard, a geotechnical assessment is recommended to be provided prior to consideration of 
Second Reading. 
 
Wildfire Hazard 
 
The subject property is not located within the Development Permit Area for Wildfire Hazard as it 
is not indicated on the associated mapping.  Staff note that the property does not appear to be 
different in its topography, fuel types and tree densities compared to neighbouring properties 
which are included in the Development Permit Area.  Further, the Protective Services Department 
has provided comments that the applicant follow the requirements of the Wildfire Development 
Permit Area which would require the applicant to submit a Wildfire Hazard Assessment Report 
prepared by a Registered Professional Forester who has reviewed the proposed development 
and provided recommendations, if any, regarding the protection of the proposed development 
from wildfire hazards. As such, staff recommend that the applicant submit a Wildfire Hazard 
Assessment Report prepared by a Registered Professional Forester prior to consideration of 
Second Reading.  
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Fire Protection 
 
The proposed subdivision is outside of, but adjacent to, the Silver Star Fire Protection Area. The 
property is also near the BX – Swan Lake Fire Protection Area boundary.  Recognizing the 
potential for a structure fire within the proposed subdivision area, it is recommended that the 
subject property be included within a RDNO Fire Service Protection Area prior to Final Adoption 
of the rezoning bylaw. 
 
Road Access 
 
With respect to road access, the proposed subdivision would create 14 lots on a +1500 m long 
no-exit strata road.  No-exit roads are a concern with respect to public safety.  If the roadway 
becomes blocked, access for police, ambulance, or fire vehicles, and egress for residents during 
an emergency, may be compromised.  For reference, the Transportation Association of Canada 
(TAC) BC Supplement to TAC Geometric Design Guide recommends that a cul-de-sac should be 
not more than 150 m in length. 
 
The Rural and Protective Services Department has recommended that a secondary egress route 
be established to provide a second connection to Silver Star Road.  The applicant has indicated 
that there is an existing logging road through the adjacent crown land to the west which may serve 
as a feasible option. 
 
In consideration of the above, staff recommend that, as a condition of adopting the Zoning 
Amendment Bylaw associated with the subject application, the applicant provide a letter of 
undertaking to register a covenant against the title of the subject property which states that the 
property may not be subdivided unless an emergency egress route has been constructed to 
connect the subject property with Silver Star to the satisfaction of the Regional District and an 
easement or crown land tenure has been secured for the emergency egress route. 
 
Public Hearing 
 
The Local Government Act states that: 
 a local government is not required to hold a Public Hearing on a zoning amendment bylaw if 

the bylaw is consistent with an official community plan; and 
 if a local government decides not to hold a Public Hearing, it must provide notice of the 

proposed date of the First Reading of the applicable zoning amendment bylaw. 
 
In keeping with the above and as the subject Bylaw is consistent with the policies and land use 
designation of the Electoral Areas “B” and “C” OCP, a notice will be posted in accordance with 
the new provisions of the Local Government Act to advise the public that the Board of Directors 
will consider giving First Reading to Zoning Amendment Bylaw No. 3049 at a future meeting once 
the applicant has posted a development notice sign in accordance with Section 6.1.7 of 
Development Application Procedures and Administrative Fees Bylaw No. 2677. 
 
Should the Board of Directors wish to hold a Public Hearing for Bylaw No. 3049, a resolution could 
be passed to forward the Bylaw to a Public Hearing.  Notice of the Public Hearing would be 
provided in accordance with the provisions of the Local Government Act and the Hearing would 
be held prior to considering Third Reading. 
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ZONING BYLAW: 
 
The subject property is zoned Large Holding (L.H) and is proposed to be rezoned to Country 
Residential (C.R).  Uses permitted in the C.R and L.H zones include single and two family 
dwellings, secondary dwellings, manufactured homes, secondary suites, farm retail sales, 
agricultural use, agri-tourism accommodation, assembly, civic and public service uses, public 
parks and playgrounds, bed and breakfast, boarding house, minor day cares and minor group 
homes, home occupation uses, alcohol production facilities, veterinary clinics, cannabis 
production facilities, and limited resource use. 
 
Under the C.R zone, lots larger than 2.0 ha would be permitted to have: one single family dwelling 
and one secondary dwelling and one secondary suite; OR one manufactured home and one 
secondary dwelling; OR one two family dwelling and one secondary dwelling. 
 
The minimum lot size standard of the C.R and L.H zones are 2.0 ha and 30.5 ha respectively. 
 
Building Sites and Lot Frontage 
 
Section 5.6 of the Zoning Bylaw requires that all lots created within the C.R zone contain a 
contiguous area of land 2,000 m2 or larger in size to service as a suitable building site.  A building 
site must be less than 30% natural slope and must be accessible from a public highway via a 
private access driveway meeting the width and slope standards of Section 5.6. 
 
OFFICIAL COMMUNITY PLAN: 
 
The Electoral Areas “B” and “C” Official Community Plan designates the land use of the subject 
property as Country Residential.  The following OCP Policies are applicable to the application: 
 
Rural Lands Policies 
 
 Developers on Rural Lands will be encouraged to consult with the Ministry of Forests Lands 

and Natural Resource Operations with regard to subdivision design, layout of roads, selection 
of building sites and the clearing of trees with regard to protection of the proposed 
development from wildfire hazard. 

 Because of the importance of water supplies for new development and the uncertainty about 
water supply for some Rural Lands, assurance about water supply should be provided with a 
rezoning application or an application to amend this Plan and as appropriate, hydrogeological 
studies should be undertaken to determine impacts, if any, on existing wells in the 
neighbourhood and the local aquifer. 

 Some lands in this Official Community Plan area are designated as Country Residential; 
however, this designation does not ensure that the land would be rezoned as Country 
Residential and the following information and considerations are necessary to guide a review 
of any rezoning application which may or may not be approved: 
o maps should be submitted showing how the rezoning area can develop into the Country 

Residential standard including the location of any new streets, environmental protection 
measures, lot layouts and any community amenities; 

o the area should not be subject to flooding, high water table or terrain instability; 
o the development of the area should not require excessive expenditures for community 

services such as roads, utility services and school busing; 
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o the terrain should be suitable for development whereby each new lot would have a building 

site and driveway access in compliance with the “Zoning Bylaw”; 
o each new lot shall have an area that is adequate for on-site sewage disposal with a reserve 

site for on-site sewage; 
o information should be provided to show how development can be supplied with an 

adequate water supply as outlined in Policy 5.1.5 of this Plan; 
o sensitive environmental attributes should not be negatively impacted by a higher density 

of land use and in this regard, the Regional District may request that an environmental 
impact analysis be undertaken; 

o other submissions other than those cited herein may be necessary in order to adequately 
evaluate an application; and 

o notwithstanding these specific considerations, the Regional District will be guided by 
community goals and objectives cited in this Plan and other policies in this Plan as may 
be appropriate in the consideration of any application. 

 
Steep Slope Policies 
 
 Development on slopes greater than 30% carry inherent geotechnical risks, access and safety 

concerns and therefore it is recommended that if possible development is accommodated 
elsewhere on the site and steep slopes are encouraged to be left as natural or open spaces. 

 The Regional District may require a geotechnical site evaluation for development on steep 
slopes.  The assessment should take into consideration site design as it relates to substrates, 
natural contours, natural gradients and ensure site stability for the subject and neighbouring 
properties.  The recommendations of this evaluation may be required to be incorporated into 
a Section 219 Restrictive Covenant. 

 
Community Safety, Police and Fire Protection Policies 
 
 Continue to recognize the plan area as a rural area where residents acknowledge and accept 

that beyond the BX and Swan Lake neighbourhoods, fire protection services are not provided 
in the Westside, Commonage, or Cosens Bay areas.  The Regional District will continue to 
provide emergency services throughout the plan area as part of a region-wide service delivery 
model. 

 Support and encourage the application of Fire Smart principles for existing and new 
development. 

 
Transportation Policies 
 
 Where the Regional District is involved in planning for future roads and subdivisions or plans 

for improvements to existing roads, consideration will be given to the needs of public transit, 
school buses, pedestrian walkways and bicycle routes. 

 Where appropriate, access to crown lands, lakes and watercourses should be provided when 
approving new subdivisions or rezoning land. 

 The Regional District requests the Ministry of Transportation and Infrastructure approving 
officer consider the needs of pedestrians and cyclists when approving subdivisions, the 
creation of new roads or upgrading existing roads.  New road designs should accommodate 
for alternative transportation options with the addition of wider shoulders for pedestrian travel 
or a wider paved travel surface that can become a designated bicycle route.  
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Parkland Acquisition and Trails Policies 
 
 The property is not identified as being within a Future Community Park Area as shown on 

Schedule “E” of the OCP. 
 At subdivision and rezoning for all development types, secure a 5% parkland dedication within 

new development areas.  If the 5% parkland dedication amounts to less than 0.2 ha, collecting 
cash in lieu of parkland will be considered. 

 The Regional District will exercise the right under LGA s.510(2)(b) to decide if it accepts 5% 
of the total subdivision area or cash in lieu, or some combination thereof in accordance with 
the policies identified in this Plan and in consideration of the following traits: 

o Topography 
o Risks such as fire hazard or slope stability • Intended use of the park 
o Future maintenance requirements • Location of the land in relation to other parkland 
o Current and proposed density of the neighbourhood 
o Significant features, including views, environmental and historical aspects 

Potential park lands will be ground-truthed to assess the value, traits and suitability as outlined 
above. 

 Proposed new developments are required to provide parkland dedication that is both usable, 
accessible and in the public interest. The Regional District acknowledges that environmentally 
sensitive areas or lands not accessible by the public should be excluded from the overall 
subdivision area when calculating the mandatory parkland contribution (5%), other than in 
exceptional cases (as determined in the discretion of the Regional District) where the intrinsic 
value of dedicated lands outweighs active recreational use. 

 When considering a development application for any land adjacent to crown land, the 
Regional District will have consideration for the provision of public trails through the subject 
parcel to the crown land. 

 
KEDDLESTON GROUNDWATER STUDY – AQUIFER 351 
 
The subject property is located above Aquifer 351 which was, in part, the subject of the 
Keddleston Groundwater Study prepared by Golder Associates Ltd. and completed on January 
31, 2020.  The purpose of the study was to provide the Regional District with a better 
understanding of the current groundwater resources in the Keddleston area (specifically, 
provincially-mapped Aquifers 349, 350, and 351) and the groundwater development potential of 
the three aquifers to support the RDNO in making informed decisions with regards to sustainable 
land use development in the Keddleston area reliant on groundwater supplies. 
 
At the Regular Meeting held on February 19, 2020, the Board of Directors considered the study 
and resolved that “applications for new Zoning and OCP amendments that could result in 
increased density on all properties within and obtaining water from Aquifers 350 and 351 be 
considered with the findings of a comprehensive review of water supply in Aquifers 350 and 351.” 
 
In follow up and as recommended in the report prepared by Golder Associates Ltd,  Subdivision 
Servicing Amendment Bylaw No. 2930 was adopted on May 21, 2025.  Bylaw No. 2930 amended 
Section 406 of the Subdivision Servicing Bylaws by amending the proof of water requirements for 
subdivisions within Electoral Area “C” that are proposing to use groundwater sources. 
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SUBDIVISION SERVICING BYLAW: 
 
Section 406.4 of the Subdivision Servicing Bylaws states that where connection to a community 
water system is not required and a drilled well is proposed as a source of potable water for a 
parcel created by subdivision in Electoral Area “C”, proof of water must comply with the following: 
 For a well that is proposed to be used as a water supply, at least one year of continuous 

groundwater level monitoring must be conducted and the results analyzed and interpreted by 
the Qualified Professional and documented in the hydrogeological report to document the dry 
part of the year when groundwater levels are lowest, as required to inform the timing for 
pumping tests, described in the Bylaw.  Where more than one parcel would be created by a 
subdivision, continuous groundwater level monitoring must be conducted for at least one well 
completed in each aquifer that will be used as a water source. 

 A site plan must be provided indicating the location of the well. The well must be constructed 
in compliance with the minimum construction requirements of the BC Groundwater Protection 
Regulation sited in accordance with the minimum setback distances from property 
boundaries, other wells and potential sources of contamination.  A survey of existing water 
supply wells on adjacent properties within a radius of 300 m from the proposed parcel must 
be undertaken and indicated on the site plan. 

 The well must be assessed with a pumping test that has been conducted by a Qualified Well 
Driller, Qualified Well Pump Installer or a Qualified Professional and a hydrogeological report 
must be prepared by the Qualified Professional and submitted to the Regional District. 

 The hydrogeological report must demonstrate that each proposed well can provide at least 
6,550 litres of water per day (1.0 Imperial Gallon per Minute) for each dwelling or secondary 
dwelling permitted per parcel (except for secondary suites). If only one well is proposed, it 
must be demonstrated that the well can provide at least 6,550 litres of water per dwelling per 
day (1.0 Imperial Gallon per Minute). Parcels that cannot meet the minimum quantity for 
multiple dwellings (6,550 litres of water per dwelling per day) must register a restrictive 
covenant to limit the number of dwellings to the number which the well(s) on the parcel are 
capable of servicing. The report must also demonstrate that the use of the well will not 
negatively impact the use of neighbouring wells. 

 Pumping tests are to be conducted in the dry part of the year when groundwater levels are 
lowest (no exceptions). The dry time of the year in Electoral Area “C” is typically from August 
1st to March 1st; however, the seasonal low water levels must be confirmed by the results of 
the continuous groundwater level monitoring required by the Bylaw. 

 Prior to conducting the pumping test, the static water level in the wells must be monitored for 
a minimum of one week to assess pre-test trends and to provide the basis to estimate what 
the static water level is expected to be at the end of the testing period. 

 Pumping tests must be conducted for a duration of at least 48 hours for a well completed in 
an unconfined aquifer and at least 72 hours for a well completed in a bedrock aquifer. 

 Water level recovery must be monitored for a period not less than the pumping test. Wells that 
have not achieved 95% recovery relative to what static is projected to be at the end of the test 
(based on the pre-test monitoring data described in the Bylaw) must be further assessed by 
the Qualified Professional. 

 At least one observation well must be monitored in the same aquifer and within the same 
fracture network (for bedrock wells), during the pumping test and recovery period.  The 
observation well must be located on the same property as the pumping well or adjacent 
property(ies) and within 300 m of the pumping well. 



Rezoning Application 
File No. 25-0500-C-RZ (9190 Silver Star Road) Page 10 

 
 Where more than one parcel would be created by a subdivision, the pumping tests must be 

conducted simultaneously for each well proposed to service each parcel, with each well 
pumped at a rate that is at least the minimum required rate. If deemed it not possible by the 
Qualified Professional to conduct the tests simultaneously, then the pumping tests must be 
conducted sequentially.  If proposed to be tested sequentially, then the pumping tests must 
be conducted as follows: The first well would be pumped for the required duration and water 
levels monitored until 95% recovery relative to what the static water level (i.e., level of water 
under undisturbed, non-pumping conditions) is projected to be at the end of the test (based 
on the water level trend prior to initiation of the pumping test) or a period not less than the 
duration of the pumping test, as required by the Bylaw; The pumping test and recovery 
monitoring for the next well would then be conducted, and the process continued until each 
of the wells for the proposed subdivision is tested. 

 The long-term sustainable yield of a well, which must be estimated based on the results of the 
pumping test and cannot be greater than the rate that was applied for the pumping test, shall 
be documented in a hydrogeological report that is signed and stamped by the Qualified 
Professional and submitted to the Regional District. 

 If more than 4 new lots are proposed to be created, the hydrological assessment undertaken 
by the Qualified Professional must consider phasing of the development to verify that there 
would be an adequate groundwater supply to serve the proposed level of development and that 
there would be no negative impact on existing wells using the local aquifers.  The assessment 
must include the collection and interpretation of on-site groundwater levels collected from 
multiple on-site wells for such duration as determined by the Qualified Professional and must 
include a review of seasonal groundwater fluctuations and aquifer recharge.  This must allow 
for the effects of the initial phase of the development on the aquifer to be assessed before 
additional phases of the subdivision are approved. 

 
Section 406.4.a of the Subdivision Servicing Bylaws states that dug wells are not permitted within 
Electoral Area “C”.  Section 406.4.d of the Subdivision Servicing Bylaws states that a well yield 
test cannot be used to demonstrate sustainable well yield in Electoral Area “C”. 
 
Section 407.1 of the Subdivision Servicing Bylaws states no Proof of Water exemptions apply to 
the proposed subdivision of properties located within Electoral Area “C” that are not serviced by 
a community water system. 
 
PARK DEVELOPMENT COST CHARGES and PARK LAND DEDICATION 
 
Under Greater Vernon Trails and Natural Space Development Cost Charge Bylaw No. 2789, 
2018, payment of Development Cost Charges for providing and improving park land would be 
required at the time of subdivision in the amount of $1577 per new lot created. 
 
Section 510 of the Local Government Act states that an owner of land being subdivided must 
provide, without compensation, park land in an amount and a location acceptable to the local 
government or pay to the local government an amount that equals the market value of the land 
that may be required for park land purposes.  This requirement does not apply to a subdivision 
by which fewer than 3 additional lots would be created; a subdivision by which the smallest lot 
being created is larger than 2 ha; or a consolidation of existing parcels.  The amount of land that 
may be required or used for establishing the amount that may be paid must not exceed 5% of the 
land being proposed for subdivision. 
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REFERRAL COMMENTS: 

The application was referred for comments to the following: 

1. Building Inspection Department 
2. RDNO Community Services Manager 
3. RDNO Rural Services Manager 
4. BX Swan Lake Fire Department 

There is no fire protection from BXSL FD within the boundary of this subdivision. Our boundary 
stops at top of second switchback. 

5. RDNO Protective Services Manager 
• Building locations on individual lots have not been provided. BCBC/BCFC required access 

route design cannot be commented on without this information. Current grades do not 
provide appropriate access within the property. 

• While not currently situated within the Wildfire interface OCP guideline area, all 
neighbouring lands that are, consist of same fuel types and densities. WDPA requirements 
are recommended. Firesmart principles and recommendations are encouraged. 

• Two evacuation routes are recommended, 18 properties with single road in/out should not 
be endorsed. 

• Water supply for fire suppression and protection is not available. SSFD is the closest FD 
but has insufficient water for expansion of FPA beyond the SS village. The property is 
14km from BXFD and -11km from a hydrant water supply. Substantial fuel mitigation and 
firesmart building materials are recommendations for development. 

• With existing grades on the property, should timber clearing on the property be 
undertaken, a SME should be required for assessment of ground stability and potential 
water and sediment run-off into BX creek and 8900 Silver Star road. 

6. RDNO Parks Department 
RDNO Parks has no concerns. However, we would like to request that cash be collected in 
lieu of a 5% parkland dedication for EA B&C Parks. 

7. Ministry of Transportation and Transit 
Preliminary Approval is granted for the rezoning for one year pursuant to section 52(3)(a) of 
the Transportation Act. Please note a conventional subdivision application has not been 
received from the landowner. 

Submitted by: Reviewed by: 

Je ifer Miles, RPP, MCIP Greg Routley 
Pla h ner II Deputy Planning Manager 

Endorsed by: Approved for ncl. sion: 

Rob Smailes, RPP, MCIP avid Se II 
General Manager, Planning and Building Chief Administrative Officer 
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