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Introduction 
 

 

Purpose 

 

  

The Regional District of Central Okanagan Board requires that Concept Development 

Plans be prepared for areas as identified in the Official Community Plan for that region.  

Concept Development Plans are diverse and the content depends on the specific area.   

 

Areas are identified in the OCP as requiring Concept Development Plans for lands that 

development may have a significant effect on adjacent properties, the natural environment, 

or other unique considerations.  The lands within the Concept Development Plan 

boundaries as identified in the OCP are to be planned as one complete unit. 

 

The Shannon Lake West Concept Development Plan was prepared for the Regional 

District by lead consultant Protech Consulting Ltd. and several sub-consultants dealing 

with issues relating to land use, wildfire, environmental issues, transportation and historical 

features.  The plan was prepared in consultation with Regional District of Central 

Okanagan staff, the landowners and neighboring residents. 

 

This plan is to be used as a guide for future rezoning, subdivision and development of the 

Shannon Lake West area. 
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Location 

 

The Shannon Lake West lands are located on the west side of Okanagan Lake 

approximately 12 kilometres south of the floating bridge. The Shannon Lake area is 

approximately 4 kilometres north of Westbank.   See Figure 1.  

 

 

 

 

 

 

 

Process 

 

The landowners requested permission from the Regional District of Central Okanagan to 

prepare a Concept Development Plan in order to begin planning of development on the 

subject lands.  A Terms of Reference was prepared by the Regional District and upon 

approval from the Regional Board, the Concept Development Planning process was 

started. 

 

While led by Protech Consulting Ltd and their various sub-consultants, the plan was 

prepared together with the Regional District, various agencies and stakeholders as well as 

the surrounding neighborhood and the landowners.  The process is funded by the 

landowner but under the administration and direction of the Regional District of Central 

Okanagan. 

 

On May 18, 2005 a public information meeting was held at Shannon Lake Elementary 

School.  There were approximately 45-55 attendees from the surrounding area.  The 
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process of the Concept Development Plan was explained and an overview of the planning, 

environmental, wildfire and transportation issues was provided.   

 

In general participants of the meeting were in acceptance of the proposed land uses 

presented.  Some specific concerns related to water supply in the area and the ability of 

residents along Shannon Lake Road to connect to a new water supply and abandon their 

wells.  James Moller of Lakeview Irrigation District advised attendees that water 

connections could be discussed directly with the land developer and that latecomer fees 

may be applied.  Mr. Moller advised that water needs will be met by Lakeview Irrigation 

District even in the event of a 50 year drought situation. 

 

Other queries related to the potential widening of Shannon Lake Road and whether or not 

this development would trigger such widening as well as access from the most north-

easterly cul-de-sac in the Shannon Woods Development.  All traffic queries were deferred 

to the Ward Consulting Traffic Impact Report which forms an appendix to this report. 
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Planning Context 
 

Introduction 

 

Concept Development Plans generally contain directives and policies relating to land use, 

transportation, density, parks and open space, school provisions and development 

guidelines.  Concept Development Plans work toward the objectives and policies laid out in 

the OCP with a basis established that supports more detailed development policies 

outlined in the Concept Development Plan. 

 

 

Context 

 

This Concept Development Plan area is comprised of approximately 167.6 ha (414.1 

acres) owned by various owners.  The area is situated west of the City of Kelowna in 

Shannon Lake, adjacent to Westbank.   

 

The surrounding land uses are as follows: 

 

East:  Shannon Lake Golf Course runs adjacent to the site at the northern half and 

residential and Shannon Lake at the southern half. 

 

South:   Westside Landfill, vacant lands, parks and recreation. 

 

West:  Low density single detached residential and undeveloped lands identified as Rural 

Resource in the Westside Official Community Plan and Crown lands. 

 

North:  Vacant Crown lands identified as Rural Resource in the Westside Official 

Community Plans. 
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View Looking West toward site 

D.L. 3793 

View looking SW toward site 

 

View looking NE toward the site 

Shannon Woods 
Neighborhood 

ALR Lands 

Landfill 
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Westside Official Community Plan (October 2004) 

 

The Westside Official Community Plan Bylaw 1050 (October 18, 2004) Future Land Use 

Map Schedule ‘B’ designates the majority of the plan area as Low Density Single 

Detached Residential, Agriculture and a portion of the northwestern corner as Rural 

Resource.   

 

The following are policies from the Westside OCP : 

 

Rural Resource 

 

• Rural Resource includes provincial forests and community watersheds and rural 

areas consisting of Crown Land and large rural lots with minimum services. 

• Crown Lands within this designation will support resource industries such as cattle 

range, timber harvest and gravel extraction as well as outdoor recreation on large 

parcels. 

• Private lands within this designation have environmental constraints to the provision 

of services such as community water and roads. 

• In order to minimize road access and to protect resource and environmental values, 

large parcel sizes are encouraged (30 ha or larger). 

• Amendments to the boundary of Rural Resource Areas may be considered based 

on expansion of community servicing areas and topography, but will be balanced 

against the loss or rural resource and landscape values. 

• Provincial resource development activities will be supported in this designation 

subject to best management practices and compatibility with tenure holders and 

neighbouring land uses. 
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Low Density/Single Detached Residential 

 

• This designation is intended for areas of community water and sewer service, 

supporting street oriented detached residential development with lot sizes of 700 

square metres or larger. 

• In order to ensure orderly future growth, subdivision of less than 4 hectares within 

this designation is not supported unless it is for single family detached and duplex 

housing or complimentary neighborhood service uses. 

 

Objectives and Policies from the Westside Official Community Plan that were respected in 

preparation of this Concept Development Plan include the following: 

 

Natural Environment  

 

• Evaluate development and servicing proposals in consideration of the Sensitive 

Ecosystem Inventory of the Regional District of Central Okanagan and the Westside 

Aquatic Inventory (SHIM) of the Regional District of Central Okanagan as well as 

provincial Best Management Guidelines and publications. 

 

• Conserve, enhance and promote the protection of wildlife corridors and ecosystem 

connectivity with interfacing Crown Lands. 

 

• Maintain natural linkages and protect.   

 

• Map and evaluate riparian areas, ravines and steep slopes on the Westside 

(completed in Shannon Lake West Plan boundary) as a whole to determine if there 

are areas that will likely become isolated ecosystems after development is 

complete.  Explore alternatives to ensure interconnectedness between ecosystems.  

Road and utility corridors should be designed to minimize crossings that are narrow 
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and perpendicular to open space corridors, and that are elevated (e.g. bridges) to 

maintain connections through aquatic ecosystems. 

 

• Encourage the use of native vegetation to reclaim disturbed sites. 

 

 

Utilities  

 

• Encourage that all urban land uses and all lots of less than 2 hectares in size 

connect to a community water system with fire flows and a community sewer 

system except for publicly owned services such as fire departments and public 

parks. 

 

• Ensure the phasing and extension of services to new neighborhoods in a 

coordinated and sequential manner. 

 

• Encourage the coordination and upgrade of all services to an urban standard to all 

lands except those designated “Rural Resource”, “Agriculture” and “Country 

Residential” within the plan area. 

 

 

Parks and Recreation  

 

• Require Neighborhood Plans for new neighborhoods to include the planning of 

parks, open space, pedestrian and linear corridors, and major recreation facilities.  

Such planning should include consideration of the Westside Parks and Recreation 

Master Plan, parks preplans, community and Regional District staff input.   
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Parks planning in the Shannon Lake West area was developed in coordination with 

Regional District Parks staff in conjunction with the Westside Parks and Recreation 

Master Plan. 

 

• Within Neighborhood Plans and Study Area Plans, ensure the linkage of open 

space networks with parks, watercourses, and/or open spaces in adjacent 

neighborhoods so as to provide connectivity for rare plants and animals associated 

with the Okanagan Valley.  Provide for an overall connectivity of open space and 

parkland on the Westside. 

 

• Secure parkland and funding at the time of subdivision in accordance with the 

provincial regulations of Local Government Act regarding the requirement of 5% 

park dedication or funds in lieu of dedication. 

 

Transportation Policies 

 

• Ensure that one-time incremental road location and road standard decisions are 

supportive of an overall road system function (incorporating future local, collector, 

arterial and highway routes) and are not detrimental to future decision-making, or 

the overall road network.  Where a decision appears to preclude or inhibit planned 

road options, the evaluation of the effect upon the overall system must be 

considered. 

 

• Discourage the creation of low-density residential lots fronting the Major Road 

Network and the provision of multiple driveways onto the Major Road Network. 

 

• Review (in consultation with the Ministry of Transportation), road design standards, 

particularly in hillside development areas where there is value in reducing the width 

of road excavation, and in agricultural areas where crop growing should be 

protected from adverse impact. 
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• Ensure the inclusion of designated routes for future transit service in new 

neighborhood plans. 

 

Housing and Neighborhoods 

 

• Support an increase in the variety of housing options and choices in existing 

neighborhoods provided they are sensitively integrated into the community. 

 

• Ensure that growth will occur in a phased, efficient and logical way. 

 

• Investigate and encourage a variety of housing options including varied tenure and 

forms of dwellings within each new neighborhood. 

 

Agricultural 

 

• Reduce the negative effects at the agricultural/urban interface.   

 

• Support the Agricultural Land Commission Landscape Buffer Specifications for 

urban and residential uses next to the ALR. 

 

• Require an Official Community Plan amendment to a designation other than 

”Agricultural” if land is excluded from the ALR in order for further development to 

occur. 
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Westside Parks & Recreation Master Plan  (2000) 

 

Policies identifying parkland and open space area needs for the Westside area are 

identified in the Regional District of Central Okanagan Westside Parks & Recreation 

Master Plan.   

 

There are a variety of conditions on the Westside that affect the ability to establish and 

adhere to a rigid standard for park spaces: 

♦ Topography 

♦ Agricultural Land Reserve 

♦ Views of Open Space  

♦ Users aren’t confined to jurisdictional boundaries 

♦ Historic development patterns 

♦ Private open space in multi-family developments 

♦ Schools contribute to the inventory of park and open space 

♦ Regional parks are used by Westside residents for their recreation and amenity 

value 

 

There are several different classifications of parks identified in the Westside Parks and 

Recreation Master Plan, they include: 

 

♦ Community Parks – passive functions to serve the entire community 

♦ Athletic Parks – outdoor recreation facilities 

♦ Neighborhood Parks – informal open space, passive recreation and amenities 

♦ Waterfront Parks – to provide access to and use of Okanagan Lake 

♦ Open Spaces – natural open space for environmental conservation 

♦ Linear Parks – to provide off-road transportation linkages for pedestrians 
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The Shannon Lake West Concept Development Plan area will be required to provide a 

Neighborhood Park calculated at an allocation rate of 0.8 ha for every 1,000 people. 

 

 

Hillside Development Guidelines (Westside OCP October 2004) 

 

The Westside Official Community Plan outlines guidelines for hillside development.    The 

hillside development principles are intended to respect the physical and environmental 

character of the hillside setting in which development is proposed.  This Concept 

Development Plan respects the goals of the Hillside Development Guidelines. 

 

• The form and character of roads and structures are to complement the terrain and 

features associated with the surrounding hillsides. 

 

• Encourages cluster housing options that will retain larger amounts of open space, 

protect the natural environment and reduce grading and overall site disturbance. 

 

• Road layouts and lot configurations will respond to the natural features and attributes of 

the site without compromising public safety.  Unique lot configuration and shared 

driveways will be considered in order to minimize cuts and fills. 

 

Specific methods of addressing and complying with the hillside development guidelines will 

be detailed for lands within the Shannon Lake West Concept Development Plan area at 

the Development Permit and/or subdivision stage.   
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Access 

 

The major accesses to the site will be from two points on Shannon Lake Road, limited 

access from the Shannon Woods Development and one access from the west connecting 

in the future to the Smith Creek area. 

 

School District #23 

 

There are four schools, two elementary, Shannon Lake Elementary and Rose Valley 

Elementary, one middle, Constable Neil Bruce and one secondary school, Mount 

Boucherie Senior Secondary in close proximity to the site.  All of these schools have 

currently reached capacity or are over capacity.  School District #23 has requested a 100+ 

student addition for Shannon Lake Elementary in the current Capital Plan submission to 

the Ministry of Education.   

 

 

School District #23 has advised that a school site in the plan study area will not be 

required.   New schools will not be constructed until the existing schools are expanded and 

the vacant Westlake Road and Smith Creek future elementary school properties are 

developed. 
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Emergency and Medical Services 

 

The plan area is approximately 4km from Westbank with many private practice general 

practitioners, dentists and optometrists.  The City of Kelowna, a major municipality, is 

approximately 12km from the study area and has a full service hospital and the Cancer 

Centre for the Southern Interior.  There is full 911 Service to the study area as well as the 

surrounding area. 

 

There is an ambulance station in the Westbank Town Centre and as well as at the 

Westbank Fire Hall with less than 7 minute response time.  Depending on traffic, travel 

time to Kelowna General Hospital, a full service medical centre, would be approximately 12 

– 15 minutes.  

 

Police service, a sub-detachment of the R.C.M.P. is located in Westbank and is manned 

24 hours per day.  The response time the plan area is estimated to be approximately 7 

minutes. 
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Site Analysis 
 

Introduction 

 

The Shannon Lake West plan area can be best described as a large tract of land  

separated by two prominent hills, the “Hoyer” hill and another hill along the Hoyer/Paynter 

property boundary. 

 

Topography 

 

The subject lands range in topography from flat and gently sloping to steeper areas along 

the perimeter of the study area.  There are some portions of steep defined rock and talus 

slopes.   

 

Slopes on the site range from 0-15% to 30 –70% on portions of the smaller knolls and 

ultimately to 85% on the side hills along the northern and west boundaries.  The property 

rises from 520m above sea level to 840m in the north.  Dominant slopes are located along 

the western edge of the site forming part of Carrot Mountain and slope southeast, broken 

by a series of benches and ridgelines. 

 

With the recent adoption of Hillside development guidelines and more innovative road 

cross sections and building setbacks, it is anticipated that additional lands within the 30% 

slope range may be developed with more detailed site analyses and a custom designed 

architectural approach toward housing clusters and development nodes.  

 

The predominant soils area have severe limitations that restrict the range of crops due 

both to soil composition and site elevation, including micro climatic limitations including 

north winds. For these reasons, and the lack of a reliable source of irrigation water, any 

active tree fruits, vineyards, nor soil bound agriculture have been pursued.  It should be 
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noted that soil cover is limited as the land is predominately a rock base, with numerous 

shallow bedrock outcroppings. 

 

Currently the site is fenced with barbed wire and has sporadic trails from both all terrain 

vehicles and motor-cross bikes.  The previously disturbed agricultural sites are currently 

infested by invasive weeds, such as knapweed. 

 

Slope Analysis is shown on Figure 5 
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Zoning 

 

The entire Shannon Lake West plan area is predominately zoned A-1 (Agricultural) under 

the Regional District Zoning Bylaw #871.  The lands directly to the north are identified as 

RR Rural Reserve, to the south, a mix of R-1 (Single Detached Housing) and A-1 

(Agricultural).  Lands to the West and East are zoned a mix of A-1 (Agricultural) P-1 (Park 

and Open Space) and R-1 (Single Detached Housing).  The minimum parcel size of the A-

1 (Agricultural) zone is 4 ha (10 acres) with agricultural and agri-tourism uses as the 

approved land uses within the zone.   

 

Rezoning of the subject lands would be necessary in order to facilitate any further 

development on the subject lands. 

 

Current zoning is shown on Figure 2. 

 

 

Agricultural  Land Reserve (ALR) 

 

A large portion of the study area lands are currently within the Agricultural Land Reserve.  

Under Resolution #610/92 a total exclusion was denied, however, exclusion of 

approximately 48 ha (118.6 acres) would be permitted under the following conditions by 

Resolution #254/97:  

 

1) public roads be dedicated in the configuration shown on the drawing 

accompanying Resolution # 254/97; 

 

2) an application for inclusion of lands in the ALR per the drawing accompanying 

Resolution #254/97 with fencing of the ALR lands in accordance with Schedule 

D.3 or D.5 along with a triple row of trespass-inhibiting shrubs; 
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3) a plan detailing the concurrent provision of water to the development area for 

residential consumption and the remaining ALR area for irrigation; 

 

4) installation of a cattle pass under the northwestern road; 

 

5) fencing of the common boundary with the Provincial Forest  

 

Through the development of this Concept Development Plan area, water will be provided 

to the ALR land boundary for use for irrigation purposes. 

 

The southwestern portion of the site totaling approximately 33.4ha (82.34 acres) remains 

within the Land Reserve.   

 

The Agricultural Land Commission requires a partial Schedule A.3 buffer along the 

northwest ALR boundary with either retention of the natural vegetation and addition of the 

Trespass Inhibiting signs for the remainder of the northwest boundary (see Resolution No. 

254/97).  Further conditions of final exclusion are itemized in Resolution No. 254/97 

identified in the ALC letter of July 17, 1997 to Andrew and Winnifred Hoyer. 

 

At the time of writing this Concept Development Plan no plans were underway for specific 

agricultural uses on the lands remaining within the Agricultural Land Reserve. 

 

Existing Uses 

 

The study area is currently undeveloped and vacant for the most part with the exception of 

a home site of 2.3 ha (5.68 acres) and a number of single family lots along Shannon Lake 

Road.   
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Ownership 

 

The study area is comprised of seven separate parcels of land as shown on Figure 2.  

These parcels cover an area of approximately 164.31 ha (406 acres).  Ownership of the 

parcels is shown below: 

 

D.L. 3793   Winnifred Hoyer  66.70 ha (164.81 acres) 

D.L.  2600   Winnifred Hoyer  88.35 ha (218.30 acres) 

Lot A,  Plan 23154   Barbara Marshall    2.60 ha (6.4 acres) 

Lot B, Plan 23154  Roy Dawson 

Lot C, Plan 23154  Bauke Wiersema  2.25 ha (5.57 acres) 

D.L. 2599   B.C. Hydro   1.0 ha (2.47 acres) 

Lot A, Plan KAP67372 Catana Developments  

 

 

  

 

 

 

 

 

 

 
 
 

 

D.L. 3793 

D.L. 2600 
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Planning Objectives 
 

 

The unique valley and mountain setting of the Shannon Lake West Concept Development 

Plan area project allows for an easily identifiable physical natural setting only a few 

minutes from the Westbank Town Centre.  The following general planning principles 

should be observed in the development of the Shannon Lake Concept Development Plan 

area: 

 

� Acknowledge, respect and carefully integrate within the natural context, residential, 

recreational, institutional, and commercial facilities of which all residents will be 

proud. 

 

� Minimize the impact of roads and infrastructure requirements through the 

implementation of the Regional District of Central Okanagan Hillside Development 

Policies. 

 

� Design and building forms that compliment the natural landscape and character of 

the area will be encouraged. 
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Concept Development Plan Policies 

 

 

The overall objective of the Shannon Lake West Concept Development Plan is to 

implement the policies of the Westside OCP.     

 

The overall goals and objectives of a Concept Development Plan are to ensure for the 

orderly and timely provision of services and amenities to complement the evolution of a 

neighborhood that respects professional planning, landscape and engineering principles 

as well as Regional District policies as primarily expressed through the Official Community 

Plan in this instance, Westbank and Westside. 

 

 

Agricultural Policies 

 

• Support the development, improvement and expansion of agricultural activities. 

 

• Ensure that neighboring urban land uses minimize negative impacts at the interface 

with agricultural land.  This includes ensuring buffering in accordance with the 

Agricultural Land Commission guidelines are adhered to. 

 

• Reduce the negative effects at the agricultural/urban interface.   

 
 

Residential Land Use Policies 

 
 

• Acknowledging the larger suburban lots and rural character of the surrounding lands, 

single family residential lots will maintain a variety of street frontages and lot depths. 

 

• Sloped areas will be reviewed in context of the Hillside Development Guidelines and 

developed accordingly. 
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• Development is planned for predominately single and two- family residential with ability 

for cluster housing and multiple family areas if deemed feasible at time of development.   

Some development will be clustered in order to protect land difficult to develop.   

 

• All development will connect to a community water and sewer system.  

 

• Landscaping will be encouraged to be compatible with the natural environment of the 

surrounding area. 

 

• The use of hillside development policies to minimize cut slopes, building footprints and 

road cross sections, thus lessening the public costs of street maintenance, storm 

management and pedestrian systems 

 
 

• Encouraging a wide variety of cluster housing forms that will provide alternative 

housing for those residents that do not favor single family detached accommodations.   
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Open Space Planning Policies 

 

 

 
• Protection of steep slopes is encouraged.   

 

• Actively promoting walking trails to interconnect 

neighborhoods, thus lessening demands of street 

sidewalks on all but collector roadways.  

• Parkland to be provided in accordance with the Local 

Government Act in order to provide areas for recreation.  

• Minimizing building footprints, driveways and extensive 

landscaping in order to creatively integrate hillside cluster 

housing on sloped conditions.   

• Maximizing the amount of open space on the site as a 

passive and visual amenity and contrast to the built 

environment. 
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Servicing Infrastructure Policies 

 

 

• All utilities and services are to be installed in accordance with Regional District of 

Central Okanagan Subdivision and Development Servicing Bylaw # 704. 

• Utilize efficiencies of infrastructure design given the hillside elements of the site. 

 

• Ensure all of the elements of servicing design will enable the efficient delivery of 

services to adjacent lands that will be developed in the future. 

 

• All development will connect to a community water system and a community sewer 

system. 

 
 
 
 
 

Transportation Policies 

 
 

• Through the subdivision process, the developer will work with the Ministry of 

Transportation to address road design and mitigate negative impacts to the area. 

 

• The road network will be designed based on the primary function of the roads, with 

local roads being planned for site access. 

 

• Cycle paths to be provided on all collector roadways. 

 

 



  

        

Shannon Lake West  Protech Consultants Ltd 

Neighborhood Plan  
 

 

28

Environmental Policies 

 

• Environmentally Sensitive Areas as defined in the Environmental Report will be 

protected to the degree suggested in the report. 

 

• ESA 1 areas to remain free of development unless otherwise approved by the 

Environmental Consultant, specifically collector road alignments 

 

• Avoid designing trails and pathways in areas designated ESA 1 where possible 
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Land Use 
 

The subject properties comprising the Shannon Lake West Concept Development Plan 

area have been ear-marked for residential development.   The study area is planned for 

primarily single family residential with opportunities available for alternate housing forms 

including multiple family and cluster development.  Open space forms a significant portion 

of the plan area.   

 

Due to the close proximity of Westbank, there is little demand for commercial development 

in the study area. 

 

The Westside Official Community Plan recognizes development in the plan area and 

requires preparation of a Concept Development Plan.   

 

 

Land Use Concept 

 

Residential  

 

The Westside Official Community Plans for densities of approximately 10 – 20 units per 

hectare with the dominant housing form being single family detached residential.  The 

Concept Development Plan suggests that majority of the housing will be detached single 

family with opportunities for cluster housing which allows for higher density or compact 

housing on smaller lots allowing for a range of types and affordability on the site.  Potential 

proposed development areas are linked by connecting roads.  .  While the site is planned 

for predominately single family housing, in some areas capable of development, clustering 

the housing will allow for preservation of steeper slopes.   
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Land Use Plan Figure 8 demonstrates the proposed residential development areas 

consisting of 76.9 ha (190 acres).  Approximately 33.4 ha (82.5 acres) are shown as ALR. 

These lands are and will remain, for the foreseeable future, within the Agricultural Land 

Reserve.   

 

Consideration is being given to a variety of housing forms including single and two family, 

compact cluster housing and pockets of multiple family.  Such forms will be determined 

based engineering opportunities and constraints. 

 

As a result of increasing land and development costs (which put home ownership out of 

reach of many young families) and changing housing preferences with higher priorities 

placed on leisure activities the development will provide cluster housing choices.  Hillside 

development clusters can be easily incorporated into the hillside condition with less impact 

upon the natural environment than conventional fee simple lots, yet at densities 

comparable and compatible with single family detached housing.  The ability to integrate 

these housing forms is yet another attribute of the comprehensive development approach 

toward land use regulation in Shannon Lake West Concept Development Plan area.   

 

Park Nodes 

 

The Concept Development Plan currently plans for two neighborhood parks.  Park one is 

located in the northwestern half of the plan area and is the larger of the two parks at an 

area of .89 ha (2.19 acres).  The second neighborhood park is located to the west of the 

existing homesite and will be somewhat smaller than the northernmost park at .27 (.66 

acres).  Together these parks will total 1.16 ha (2.86 acres).  In addition to these two parks 

an extensive combination of dedication and natural trails will exist in the plan area.   A 

corridor running from the existing Shannon Lake residential area to the southeast of the 

concept plan area through the property to the northwest corner will form 3.9 ha (9.6 acres) 

of dedicated linear park. 
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Agriculture 

 

This area of 33.4 ha (82.53 acres) is located in the southwestern corner of the plan area.  

It is within the ALR and to remain so.   Through the development of this plan area, water 

will be brought to the boundary as a condition of exclusion of the remaining lands within 

the ALR.   

 

The availability of irrigation to the property will allow for improved agricultural potential and 

at some point the site will need to be reviewed giving consideration to smaller agricultural 

operations and perhaps intensive agriculture.  The landowner together with the Regional 

District can determine a suitable agricultural operation for the area given the availability of 

water, size of the parcel and proximity to urban development.   

 

Home Site  

 

This area is 2.3 ha (5.68 acres) and serves as the home site of the current landowners.  

No land use changes are planned or anticipated for this property. 

 

 

Open Space 

 

A large portion of the Concept Development Plan site is planned for Open Space.  

Approximately 50.4 ha (124.53 acres) is designated as open/green space.  These areas 

were designated accordingly based on a number of factors including topography.   

 

While there are pockets of flat and mildly sloping lands within the open space areas, they 

are predominately over 10% and upwards of 30% making residential and road 

development difficult.   In addition, most of the open space areas, approximately 41.7 ha 
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(103 acres) are restricted from development as a result of the Environmental Assessment 

that was undertaken on the study area designated such areas as ESA 1. 

 

It is anticipated that these areas will remain free from development but offer walking and 

hiking opportunities into, through and out of the development.  Currently a number of 

natural trails weave their way from the northeastern corner of the plan area diagonally 

through to the southwest corner.  This natural trail linkage provides an important link from 

the Shannon Woods development down to the Smith Creek Ranch area.  It is planned that 

these trails will remain in their natural form and allow for the continued enjoyment of those 

who currently use them. 

 

In addition to the existing natural trails, approximately 3.9 ha (9.63 acres) has been shown 

as a linear park trail system leading from the existing Shannon Lake residential areas 

located southeast of the plan area through the proposed new development to the open 

space/conservation areas.   

 

Fine tuning of the trail locations and widths will be completed at the time of zoning and 

subdivision when final lot layouts are determined, however, area and location will remain in 

general accordance with the layouts shown in this plan document. 
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Parks and Open Space 
 

Introduction 

 

In consultation with RDCO park staff it was determined that the need for athletic and 

community park facilities were of low importance in the Shannon West CDP area due to 

the close proximity of the Smith Creek Wildhorse joint school and park site, the Kinsmen 

Athletic Park and the potential for the current landfill site to be decommissioned and 

developed as park. 

 

RDCO park staff has recommended the park function be more towards neighborhood 

parks and linear trail systems.  Figure 9 Sidewalks, Parks and Trails identifies two park 

locations and linear trail connections from the Shannon Lake Regional Park traversing 

through the site to an upper linear trail that runs southwest and northeast, connecting to 

the Shannon Woods neighborhood and upper Smith Creek neighborhood. 

 

RDCO under Section 941 of the Local Government Act has the option of requiring 5% park 

dedication or cash in lieu.  5% of the Shannon West neighborhood development area 83.0 

ha is 4.15 Ha (10.25 acres). The two neighborhood parks combined being approximately 

1.16 Ha (2.86 acres) together with the 3.9 ha (9.63 acres) of the linear park will provide 

park area in excess of the required 5% dedication. 

 

 

Park Classifications 

 

Neighborhood Park 

 

The Westside Parks and Master Plan (December 2000) recommends 0.8 ha neighborhood 

park for every 1000 people.  In addition, the allocation of neighborhood parks should 
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reflect the character of the neighborhood and density of residential development.  The 

Master Plan states that  “The location and distribution of neighborhood parks should be 

determined in part on the ability of a neighborhood resident to be within a 5 minute walk of 

a neighborhood park”.   

 

Linear Park 

 

In addition to the existing natural trails, approximately 3.9 ha (9.63 acres) has been shown 

as a trail system leading from the existing Shannon Lake park areas located southeast of 

the plan area through the proposed new development to the open space/conservation 

areas.   See Sidewalk, Parks and Trails plan – Figure 9 

 

 

Open Space 

 

In addition to the park space, considerable areas within the study boundary will remain as 

Open Space.  Lands where slopes are in excess of 30% or there are significant wildfire 

hazards or rock outcroppings will be left as open space.  Open space in the plan area 

results in approximately 47.4 ha (117.12 acres). 

 

Open space areas will be linked physically by either natural trails or pedestrian sidewalks 

to meet recreational hiking demands.  These open spaces will be left in their natural state, 

subject to the provisions of the wildfire hazard assessment and the environmental 

recommendations.   

 

Access to Crown Land which abuts the Study area will be specifically addressed at the 

time of subdivision through the Land Title Act requirement of Access to Lands Beyond. 

 

Sidewalks, Parks and Trails are shown on Figure 9. 



  

        

Shannon Lake West  Protech Consultants Ltd 

Neighborhood Plan  
 

 

35

Open Space Planning Objectives  

 

 
 

• Minimizing building footprints, driveways and extensive 

landscaping in order to creatively integrate hillside cluster 

housing on sloped conditions.   

 

 

• Reducing the use of water consumption by utilization of xeriscape landscape conditions 

that complement the existing grassland condition. 

 

• Development of a landscape manual to ensure that the form and character of 

maintained yards and open spaces utilize drought tolerant plant species and irrigation 

practices including possible limitations of open lawn areas. 

 

• Using erosion control measures to minimize the potential impacts of construction upon 

the native landscape condition and immediate 

restoration of cut slopes through hydro-seeding 

programs with native grasses and wild flowers.  

• Respecting the requirements of the Regional District of 

Central Okanagan Subdivision Servicing Bylaw to 

successfully integrate the surrounding open space 

system with this community. 

• Maximizing the amount of open space on the site as a 

passive and visual amenity and contrast to the built 

environment. 
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Environmental, Geotechnical, Wildfire and Archaeology 
 

Environmental 

 

The study area lies within the Okanagan Valley in the rain shadow of the Coast and 

Cascade Mountains and contains some of the warmest and driest areas of the province.  

The study area is underlain with bedrock of the “Kitley Lake Formation”, soils comprised of 

this material are typically moderate to well drained, and medium textured. 

 

Two intermittent water courses are found on the property and have been mapped under 

the Sensitive Habitat Inventory Mapping (SHIM) recently completed by the Regional 

District of the Westside.  These two intermittent streams are most prominent as subsurface 

flows and would only be prevalent above ground during extreme rain events. 

 

The subject lands are located in the Okanagan very dry hot Ponderosa Pine bio-

geoclimatic subzone variant (PPxh1) and Okanagan very dry hot Interior Douglas Fir bio-

geoclimatic subzone variant (IDFxh1).   

 

Several Environmentally Sensitive Areas (ESAs) were found on the subject lands.  These 

ESA’s are shown and described in detail in the Environmental Report.  The first type, ESA 

1 demonstrates High Values and development should not occur within these areas unless 

mitigation promotes no net loss to the habitat.  The second, ESA 2 demonstrates moderate 

values, if development is pursued in these areas portions of the habitat should be retained 

and integrated to maintain the contiguous nature of the landscape.  The third type of ESA, 

ESA 3, states that impacts from development should be offset by habitat improvements in 

other natural areas found on the study area lands and the fourth and final type of ESA, 

ESA 4 is described as remaining areas deemed of no significant environmental value. 
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Figure 6 in the Environmental Assessment itemizes11 Environmental Nodes.  Specific 

recommendations for each of these nodes is identified on Page 23-24 of the attached 

Environmental Assessment.   

 

The design of the Concept Development Plan area takes into consideration each of these 

11 Environmental Nodes and complies with the requirements of these nodes. 

 

Specifically, ESA 1 areas as identified on Figure 6 of the CDP are protected from impact 

completely with the exception of a small area where the proposed collector road connects 

with Shannon Lake Road.  The location for this road was determined by both the Regional 

District and Agricultural Land Commission and felt to be integral for this development  to tie 

in future development to the west of this subdivision.  All roads within the development are 

sensitively designed in order to avoid degradation of ESA 1 areas. 

 

The development has been planned to ensure that portions of habitat will be retained and 

integrated to maintain the contiguous nature of the landscape. 

 

The following is an excerpt from the report regarding Environmental Nodes: 

 

Environmental Nodes are designed where high values for Plant Communities and 

Wildlife groups (whether considered as individual groups or as a whole) coincide and were 

designated to address specific concerns where developmental conflicts may be anticipated 

in the ESA.  Specific recommendations to these environmentally sensitive features within 

the subject property are addressed in the following as environmental nodes and 

correspond to figure 7 in the Environmental Report: 

  

1.  Overall rated as ESA 2 this node can be included for offsetting development in other 

ESA 2 areas as creating connectivity and contiguous areas between higher rated 

ESA areas and Shannon Lake.  A minimum width recommended would be 30m. 
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2.  Two nodes of varying ESA values found adjacent to Shannon Lake Road are 

banked wooded features.  Preservation of these areas contributes to wildlife 

connectivity within the site and provides high visual value for the over all site from 

traffic along Shannon Lake Road. 

3.  Rated as ESA 2 this riparian area has been extensively fragmented historically and 

isolated currently by disturbed areas. It would be recommended this area be 

enhanced and efforts made to re-establish connectivity.  Also, one of the few 

access points to the property is through this draw.  It would be recommended if this 

area is lost to access corridors other areas can be enhanced and/or preserved in 

lieu. 

4.  This node has been established in prior Environmental Assessment development 

permit reporting as an integral part of the overall connectivity and preservation of 

forested sites of the Westside and should be maintained in this neighborhood 

concept plan. 

5.  Node five is at the upper most extent of a riparian feature found on the property and 

fragments a potential development node.  This was most likely a natural connection 

to Johnson Spring area found further east on Shannon Lake Golf Course and now 

is separated by an eight foot chain link fence.  We would support access through 

this area if enhancements and connectivity are undertaken elsewhere on the 

property. 

6.  A contiguous riparian feature found on the property and considered extremely 

sensitive in the Okanagan landscape is comprised of the cattail marsh and 

cottonwood community.  We recommend buffering this feature with the proposed 

collector access, such as found in node 3 along the existing road.  Also, across 

where proposed lots are adjacent to this feature a 7m buffer is recommended 

followed by a fence.  Reconnection of the fragmented portions of this entire riparian 

area is desirable. 

7.  Heavily disturbed portions of the riparian community associated with nodes 5 and 6 

are recommended access crossings for the proposed road network.  These 
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crossing should be kept to a minimum and should also minimize the impact at the 

point of crossing with restoration of the riparian community in other portions of these 

nodes.  As well include appropriate accommodation of reptile passage under the 

roads and between ESA areas. 

8.  This node is associated with a riparian crossing along the upper portion of the 

property.  We recommend this proposed crossing be of minimal impact and 

mitigation measures incorporate appropriate reptile access. 

9.   Associated with the upper drainage of the Smith Creek Tributary, the proposed 

development concept has access through this node which we are recommending to 

minimize the access through this feature, and include preservation and 

enhancement to remaining areas of this feature, see node 11. 

10. Found on the western property a portion of this proposed development node is       

within ESA1.  We are recommending if development is pursued within this area lot 

density should be lower and include preservation and enhancement to remaining 

areas to provide “no net loss”; see node 11. 

11. These nodes identify areas within the property which are suited to be recruited as 

enhancement areas for further preservation of natural features.  

 

A full Environmental Site Assessment is attached as Appendix A. 

 

 

Geotechnical 

 

The property generally consists of coniferous trees and indigenous scrub brush and 

grasses.  The soil conditions consist of a thin layer of organics, over either a layer of 

colluvium, talus and or glacial outwash sediments, all over bedrock. No evidence of any fill 

material was found anywhere on the property. 
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Numerous bedrock outcrops were noted on the site.  The exposed bedrock is generally 

weathered and fractured.  Slopes on the property range anywhere from 0% to 70% with 

the dominant slopes along the northern edge of the property sloping down from Carrot 

Mountain. 

 

The permanent groundwater level is anticipated to be well below the existing ground 

surface, being near the level of Shannon Lake.  Two intermittent water courses were noted 

on the property with the confluence of these two streams being a marsh wetland feature. 

 

No obvious signs of landslides, slumps or other instability features were observed during 

the site review. 

 

The only potential geotechnical hazards identified on the study area were the potential for 

rock fall hazards associated with the bedrock outcroppings and the steep slope areas. 

 

Although rockfall hazards exist on the property, it is felt that only a small number of 

proposed residential lots would be impacted and that minor scaling, protective fencing and 

or soil/rock berms would provide protection against rockfall during development of the 

affected lots. 

 

Specific recommendations are itemized in the Geotechnical Assessment attached to this 

document as Appendix B. 

 

Wildlife Habitat 

 

The diversity of ecosystems contained on the subject property and interconnections to 

surrounding landscapes supports a diverse range of wildlife species.  Although only 36 

species were identified during the site visits, it is well understood the potential of the 

habitat found on the property would support a variety of other species throughout the year.   
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Further discussion on wildlife can be reviewed in the Environmental Assessment – 

Appendix A.  

 

Archaeological 

 

An initial review of the Ministry of Sustainable Resource Management Remote Access to 

Archaeological Data (RAAD) does not indicate any significant archaeological sites in the 

Concept Development Plan area. 

 

Initial feedback from the Province indicates that there are no concerns with the site. 

 

There may however be a chance that the lot may contain previously unrecorded 

archaeological material that is protected under the Heritage Conservation Act.  This would 

most likely be indicated by the presence of areas of dark stained soils containing 

conspicuous amounts of fire-stained or fire-broken rock, artifacts such as arrowheads and 

other stone tools, or even buried human remains.  If such material is encountered during 

construction, it will be necessary to obtain a Heritage Conservation Act permit prior to 

further development.  

 

Wildfire Hazard 

 

The aspect of the property is predominately southeast however this varies around some of 

the small knolls that are located along the eastern portion of the property.  Slopes range 

from 0-15% on three old agricultural fields, to 30-70% on portions of the small knolls, and 

over 85% on the side hills along the northern and western boundaries of the property. 

 

Three old agricultural fields are presently covered in grasses and weeds.  Ponderosa Pine 

regeneration and patchy brush is beginning to re-occupy the perimeters of these fields. 
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With the exception of a narrow band in the central-eastern portion of the property, the soils 

are generally well drained. 

 

Fire history and agricultural clearing have left much of the property in the low to moderate 

range for wildfire hazard.  These areas coincide with the development areas as they lie on 

the gentler slopes of the property. 

 

In areas suitable for development, wildfire hazard will be reduced post-development 

through: 

 

♦ Improved access 

♦ Availability of water supply 

♦ Brush and wild vegetation will be replaced with landscaping 

♦ Public education will mitigate potential actions of residents that increase the risk of fire 

♦ Built roads will act as fire breaks 

♦ Development will result in reduced tree cover 

 

Specific site review and hazard ratings as well as Recommendations can be reviewed in 

the Wildland/Urban Interface Assessment accompanying this report as Appendix C. 
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Considerations and Recommendations 

 

Geotechnical 

 

• Minor scaling, protective fencing and or soil / rock berms would provide protection 

against rock fall during development of the affected lots. 

 

• To maintain the stability of homes constructed on rock outcrops, setbacks from the 

crest of the bedrock outcrops should be required. 

 

• Blasted slopes in bedrock may be cut as steep as 0.25 (horizontal) to 1.0 (vertical).   

 

• Blast rock fill slopes may be constructed as steep as 1.5 (horizontal) to 1.0 

(vertical), using a facing of coarse angular blast rock material. 

 

• All permanent soil fill and cut slopes should be no steeper than 2.0 (horizontal) to 

1.0 (vertical).  All permanent soil slopes should be re-vegetated to prevent erosion. 

 

• Development on steep slopes, in excess of 30 percent, may potentially destabilize 

the natural slopes and would require a more detailed geotechnical assessment. 

 

• All foundations be placed on either the undisturbed natural soil, sound bedrock, or 

engineered structural fill (i.e. avoid cut/fill transition pads, or footings half on bedrock 

and half on soil or fill).   

 

• Foundations on engineered fill should be setback from the crest of a fill slope at the 

greater distance of either: 1) a distance of 3 metres, or; 2) a projected line of 2.0 

(horizontal) to 1.0 (vertical) drawn up from the toe of the slope to the outside edge 

of the underside of the foundation.  
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• If it is required to raise the sub-grade beneath roadways or building lot areas, we 

recommend that structural fill material be used.  Structural fill may consist of sound, 

un-weathered, blast rock fill material produced during excavation of the bedrock, or 

of any onsite or imported, clean, well graded sand and gravel material.   

 

• Water collected from house down spouts, perimeter drains, patios, driveways, or 

other hard surfaces should not be allowed to accumulate against foundation walls or 

be concentrated and directed over slopes. 

 

• The site layout should ensure that drainage is away from any proposed home.  

Minimum landscape gradients of 1.5 percent are recommended to reduce the risk of 

ponding in localized areas. 

 

• Roof and perimeter drains can discharge into either the storm system (if 

acceptable), or the water may be allowed to disperse across the lot area (i.e. onto 

splash pads or into landscaped areas).    

 

Environmental 

 

• Minimize cut and fill slopes where possible utilize natural topography in the 

development design;  

 

• Minimize the road construction, including crossing of gullies and natural corridors  

 

• Designate “no disturb” areas prior to construction with flagging or temporary 

fencing;  

 

• Hydro-seed disturbed sites shortly after construction, during appropriate times of the 

year to limit the potential for erosion and introduction of invasive weeds;  
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• Ensure construction activities are conducted at appropriate times of the year to 

avoid potential impacts to nesting and breeding wildlife; 

 

• Habitat corridors should be incorporated into the development to provide access 

between significant ESAs and avoid fragmentation and alienation of habitat and 

species; 

 

• Retain habitat trees where possible 

 

• Replant and restore habitat areas only with native plant species; 

 

• Works and water features should include comprehensive environmental monitor 

plans; 

 

• Where possible design adequate buffers around ESAs  

 

• Road crossings occurring on natural drainage or seepage sites will integrate 

measures to ensure the hydrological patterns are not altered to avoid impacts on 

riparian and wetland communities down slope. 

 

 

Wildfire 

 

• Fire hazard mitigation works will be required for those lots that are not entirely    

cleared.  These areas can be more clearly defined once clearing limits are 

established for each lot. 

 

• It should be the responsibility of the property owner to maintain his/her lot in a “fire 

safe” condition. 
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• Fire hazard mitigation works will be required for areas where residential 

development is not permitted, exceptions being those areas deemed too steep to 

safely carry out mitigation works or those areas where wildlife values take 

precedence.      

 

Fire hazard mitigation works for these areas should include: 

 

• Spacing all trees to at least 2 meters apart; 

 

• Removing all clumps of immature coniferous trees (saplings less than 8 meters tall).  

Individual Ponderosa Pine saplings spaced at least 3 meters apart may remain; 

 

• Pruning remaining trees to 2.5 meters above the ground to remove ladder fuels;  

 

• Removing patchy heavy accumulations of fine and coarse woody debris; and 

 

• Removing (or chipping and scattering) felled trees and pruning debris from the site. 
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Transportation 
 

Road Network 

 

The Shannon Lake West Concept Development Plan area is serviced by Shannon Lake 

Road which is designated as a “network road” in the OCP and by the Ministry of 

Transportation.  Shannon Lake Road, a collector road, which runs south to downtown 

Westbank and east to Stevens Road in the Westside Industrial area and Bartley Road 

which connect to Okanagan Highway No. 97. 

 

Shannon Lake Road provides two points of access into the future development areas of 

the plan.  A previous study identified a road connection from the Smith Creek Ranch 

neighborhood through the Shannon West neighborhood to Shannon Lake Road.  Either 

access points within the study area can provide for future connections. 

 

Ward Consulting has reviewed both the connection possibilities as minor collectors only, 

however, the Regional District feels that in future development to the west of the plan area 

in the Smith Creek development will justify connection to one of these access roads and 

have deemed it a collector road.  Right of way protection will occur in accordance with both 

the Regional District and Ministry of Transportation requirements.   

 

Further more detailed traffic information is under separate cover from Ward Consulting 

Group. 

 

Roads and their proposed classifications are shown on Figure 10. 
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Pedestrians 

 

This plan recognizes the importance of pedestrian connections to and from the 

development area.  Such areas connect adjacent neighborhoods, parkland and Crown 

land.   

 

There are a variety of ways to ensure pedestrian connections are accommodated in 

developments.  The Shannon Lake West Concept Development Plan aims to provide such 

connectivity both through open space trail opportunities and via constructed sidewalks 

through the development. 

 

 

Transit 

 

Currently transit exists along Shannon Lake Road which serves the existing area 

neighborhoods.  Roads within the Shannon Lake West plan area will be designed to 

accommodate Transit if and when deemed necessary. 
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Servicing 
 

 

Water 

 

Water will be supplied by the Lakeview Irrigation District (L.I.D.).  Application has been 

made to Lakeview Irrigation District and the Province of B.C. to have both D.L. 2600 and 

D.L. 3793 taken into the Lakeview Irrigation District boundaries.  The 400 mm supply main 

on Shannon Lake Road will be extended to D.L. 2600 to service the areas lower than the 

555 contour.   The line will be looped through D.L. 2600 back down onto Shannon Lake 

Road and will be tied into Lakeview main on Shannon Lake Road which services the 

Shannon Lake subdivision. 

 

The upper areas of D.L. 2600 and D.L. 3793 will be serviced from Shannon Woods 

Reservoir which is located at the 680 elevation.  Joint discussions have taken place 

between the Lakeview Irrigation District and Westbank Irrigation District to interconnect 

through the development of D.L. 2600 and D.L. 3793 to the Smith Creek area. 

 

 

Sanitary Sewer 

 

The Westside area is serviced by 3 main trunk systems; East side trunk, the Glenrosa 

trunk and the Westbank trunk.  The Westbank trunk services the town centre into which 

the Shannon Lake trunk discharges. 

 

A comprehensive review has been completed to determine the capacities of these two 

trunks.  The review compiled the peak flow capacity based on a peaking factor of 4.  The 

analysis did not include infiltration as the total collection area is unknown.  Based on the 

analysis the Shannon lake trunk at upper reaches can service a population of 4100 people.  

The capacity at Reece Road is 13,000 people and at Apollo 17,000 people. 
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Based on the analysis the trunk main to the plant has a capacity to service the Shannon 

West area as the projected population is 1,650 people.  In the event the land currently 

within the Agricultural Land Reserve developed, that number would rise to a total of 2,400 

people. 

 

Specific design and main capacities will be dealt with at time of subdivision. 

 

Groundwater Conditions 

 

 

Henderson Environmental Consulting Ltd. carried out a preliminary groundwater 

investigation in the areas that were identified as water courses on the Provincial Shim 

Mapping.  The two ravines in the plan area showed evidence of surface runoff in the areas 

indicated.  Test pits 1, 2 and 3 in the area of the southwestern ravine revealed minor 

surface seepage; test pit 8 had no seepage.  The balance of test pits 4, 5, 6 and 7 had no 

evidence of seepage. 

 

A hydrology study will be undertaken at each phase of subdivision to determine 

downstream impacts as well as recommending methods for storm water management. 

 

Shallow Utilities 

 

Service to the area is available through 

Electrical   - B.C. Hydro 

Telephone - Telus 

Cable TV - Shaw Cable 

Gas  - Terasen Gas 

 

It is proposed that all servicing will be installed underground. 
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All design and installation of the shallow utilities will be carried out to the standards and 

requirements of each utility company. 

 

 

Fire Protection 

 

Fire protection for all areas of the proposed development will be provided for through the 

proposed water system. Mains will be adequately sized in order to meet the flow 

requirements of the Westbank Irrigation District and the Regional District.  Positioning of 

fire hydrants will be determined in consultation with the fire department at the time of 

subdivision. 

 

Specific issues relating to wildfire are addressed in the attached Wildfire Hazard 

Assessment Report. 
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Implementation 
 

Introduction 

 

There are a number of steps yet to be followed in order for development to occur on the 

site.  These steps will permit the Regional Board, other government and servicing 

agencies and the public to provide further input. 

 

Official Community Plan 

 

The Official Community Plans will require amendment in order to reflect the guidelines and 

recommendations of this Concept Development Plan.  The plan will, along with other 

policies and bylaws, be important input to any changes to be made to bylaws and any 

future decisions in the area. 

 

Rezoning 

 

Applications for rezoning will be required in order for development to occur.  Some areas 

can be regulated through the use of existing zones in the Regional District of Central 

Okanagan Zoning Bylaw No. 871, and in other areas it may be more appropriate to use a 

site-specific comprehensive development zone that will ensure that the proposed 

development conforms to the policies and guidelines of this document. 

 

Subdivision 

 

Subdivision applications will be required as the owners proceed with the development 

plans.  The subdivision process will allow the Regional District, Ministry of Transportation 

and other affected agencies the opportunity to require specific technical requirements 

including road construction requirements and other servicing issues. 
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Development Permits 

 

The plan sets out development permit guidelines for both general development as well as 

for Environmentally Sensitive Areas.  These guidelines will assist the approval authorities 

in ensuring the development conforms with the Regional District requirements. 
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