
 

 

 

 

Planning Application Information Sheet 

 
Application Type: Rezoning 
File Number: 3360-20/20240014 
Bylaw(s):   Chilcotin Area Rural Land Use Amendment Bylaw No. 5475, 2024 
Electoral Area: J 
Date of Referral: April 2, 2024 
Date of Application: March 19, 2024 
 
Property Owner’s Name(s): David King 
 
Applicant’s Name: 
 

 
Don Vanderhorst Consulting Ltd. 
 
  

SECTION 1: Property Summary 

Legal Description(s):  District Lot 1090, Range 2, Coast District, Said To Contain 80 Acres More 
Or Less, Except Plan KAP54601 
District Lot 1091, Range 2, Coast District, Said To Contain 160 Acres More Or Less, Except Plan 
KAP54601  
 
Property Size(s): 31.41 ha. (77.62 ac.) and 63.07 ha. (155.85 ac.) 
 
Area of Application: 27 ha (66.72 ac.) 
 
Location: Bluff Lake Road 
 
Current Designation: Min. Lot Size Permitted: 
n/a n/a 

 
 

Current Zoning: Min. Lot Size Permitted: 
Rural 1 (RR 1) 
Resource / Agricultural (R/A) 

4 ha (9.88 ac.) 
32 ha (79.07 ac.) 
 

Proposed Zoning: Min. Lot Size Permitted: 
Special Exception C 2-5 4000 sq. m. (43,057 sq. ft.) 

 
 



Proposal: To allow for tourist commercial resort containing 8 cabins, a main lodge with 20 
housekeeping units, spa, heli pad, and shop. Additionally, 25 person staff housing will be added 
with the proposed special exception zone.  
 
No. and size of Proposed Lots: no new lots proposed. 
 
No. and size of Proposed Lots: no new lots proposed. 
 
Existing Buildings: none 
 
Proposed Buildings:  
Modular staff housing - 740 sq. m. (7965.3 sq. ft.) 
Shop - 465 sq. m. (5005.2 sq. ft.) 
Eight cabins - 185 sq. m. (1991 sq. ft. ) each 
Two Storey Lodge - 2800 sq. m. (30,139 sq. ft.) 
Spa Facility - 186 sq. m. (2002 sq. ft.) 
 
Road Name:  Bluff forest service road 
Road Type: Gravel/Dirt Road 
Within the influence of a Controlled Access Highway: N/A  
Services Available: none 
 
Within the confines of the Agricultural Land Reserve: No 
 
Required to comply with the Shoreland Management Policy:  Yes - Riparian and Septic 
Name of Lake/Contributing River: Mosley Creek 
unnamed creek 
Lake Classification: High 
 
Within Development Permit Area: No 
 
Adjoining Properties: (Source: B.C.A.A.) 
 

 Land Use: Lot Sizes: 

(a) North crown land n/a 
 

(b) South 151, Beef (Vacant) 80.94 ha. (200 ac.) 
 

(c) East 151, Beef (Vacant) 80.94 ha. (200 ac.) 
 

(d) West 151, Beef (Vacant) 30.88 ha. (76.31 ac.) 
 

 



 

PLANNING COMMENTS 

Background: 
 
A proposal to rezone a portion of two properties on Bluff Lake Road has been received by 
planning staff. The subject properties are 31.41 ha. (77.62 ac.) and 63.07 ha. (155.85 ac.) in size, 
with a 27 ha (66.72 ac.) area proposed for rezoning. One lot is currently zoned Rural 1 (RR 1), 
and the other is zoned Resource/Agricultural (R/A) in the Chilcotin Area Rural Land Use Bylaw 
No. 3500, 1999. The applicant has applied to rezone the 27 ha (66.72 ac.) portion to Special 
Exception C 2-5.  
 
This proposal would create a new zone that will allow for staff accommodation in addition to 
uses currently permitted in the Tourist Commercial (C 2) zone in the Chilcotin Area Rural Land 
Use Bylaw 3500, 1999. The total proposed development includes 52 housekeeping units for 
commercial guests, plus accommodation for 25 staff, spread throughout various buildings 
outlined in the paragraph below. 
 
The applicant indicates that they intend to develop the property to support a variety of 
adventure tourism activities in the valley. The proposed development includes a two-story 
lodge building ~2800 sq. m. (30,138.95 sq. ft.), a spa facility 186 sq. m. (2002.08 sq. ft.), eight 
two storey cabins each approximately 185 sq. m. (1991.32 sq. ft.), staff housing 740 sq. m. 
(7965.29 sq. ft.), a maintenance facility/shop 465 sq. m. (5005.21 sq. ft.), well and water 
storage system, a septic disposal system, garbage collection facility, and a helicopter landing 
site. The proposal also includes the utilization of renewable energy infrastructure such as a 
wind turbine not exceeding 10 m (32.81 ft.), geothermal heating, and solar energy production.  
 
The following studies and reports have been submitted by the applicant and are attached to 
this report under Applicant’s Supporting Documents: 
 

• Application Summary dated March 14, 2024 

• Aquatic Habitat Development Report dated January, 2024, completed by Norm 
Zirnhelt, R.P.Bio, of Cariboo Environmental Quality Consulting Ltd. 

• Preliminary Groundwater Assessment dated March 7, 2024, completed by Lee 
Ringham, M.Sc. P. Geo., of Chinook Arch Geoscience Inc. 

• Letter regarding sewerage system from Gibbs Construction Inc. dated February 29, 
2024. 

 
Location and Surrounding:  
 
The subject properties are located 3 km northeast of Middle Lake, 10 km south of Bluff Lake, 
and 28 km southwest of the community of Tatla Lake. The properties consist of an upland area, 



which is the area proposed for development, and lowland areas forming part of the Mosley 
Creek valley/floodplain. Bluff Lake Forest Service Road traverses through the properties.  
 
CRD Regulations and Policies:  
 
Chilcotin Area Rural Land Use Bylaw No. 3500, 1999: 
 
3.4    Economic Development 
 

(d)  to foster tourism-related, economic development and encourage the 
growth and expansion of the tourism industry by including a broad range 
of recreational amenities in conjunction with accommodations-based 
businesses, while at the same time encouraging their location, operation 
and expansion in an environmentally friendly manner by maintaining 
minimum setback distances from the lakes and watercourses, in an effort 
to preserve and maintain lake water quality; 

 
3.9    Energy and Conservation 
 

3.9.6 Encourage developers to follow best practices in sustainable 
development – seeking out leading edge technologies and minimizing the 
impact on existing infrastructure (e.g. permeable parking lots; 
stormwater detention ponds, solar orientation etc.). 

 
8.2 TOURIST COMMERCIAL (C 2) ZONE 
 
8.2.1 USES PERMITTED 
 

(b) NON-RESIDENTIAL USES: 
 

i) lodge, resort, guest ranch, health spa; 
ii) hotel, motel; 
iii) campground, recreational vehicle park; 
iv) recreational facility, including a golf course, a curling rink, racquet courts, ice 
or roller skating rink, etc.; 
v) trail riding, guide / outfitting operation; 
vi) restaurant; 
vii) laundromat, concession stand, coffee shop, convenience store, confectionary 
or curio shop, on-site sale of liquor, as ancillary uses; 
viii) rental and sales of boats and sporting equipment, as ancillary uses; 
ix) fuel service for auto, marine or aviation purposes; 
x) marina and floatplane base; 
xi) airplane landing strip 

 



8.2.3.5 Special Exception C 2-5 (3360-20/20240014) 
 

(a)  RESIDENTIAL USES 
 

Notwithstanding any other provisions of this bylaw to the contrary, on lands 
zoned C 2-5, the permitted residential uses shall be limited to: 

 
i) an accessory dwelling unit or units for the accommodation of a caretaker 

or staff members of the permitted non-residential uses. 
 

All other provisions of the C 2 zone shall apply. 
 
Rationale for Recommendations: 
 
Planning staff are initially supportive of the application at the conceptual level, subject to 
consideration of feedback from a future public information meeting, and approval conditions 
discussed below. 
 
The proposed development aligns with the economic development policy 3.4(d) of the of the 
Chilcotin Area Rural Land Use Bylaw. The proposal may also meet the energy and conservation 
policy 3.9.6 of encouraging sustainable development such as the use of passive house design, 
geothermal heating, and renewable energy sources, should the applicant develop the property 
as proposed. The applicant has indicated that extension of electric power lines from Bluff Lake 
would not be reasonably feasible. They intend to develop and rely on renewable energy 
sources as much as possible. 
 
Proposed Second Reading Conditions: 
 
Prior to consideration of second reading staff recommend the following: 
 

1. Due to the significance of the proposal, staff recommend holding a public 
information meeting in accordance with Development Procedures, Guidelines and 
Fees Bylaw No. 5458, 2024 to gain feedback for staff and Board consideration prior 
to moving forward.  

 
2. Staff recommend requiring a more detailed sewerage capability study, completed by 

a qualified professional, indicating estimated effluent volumes and demonstrating 
adequate soil conditions for a sewerage disposal system (or systems) capable of 
servicing the development at full build-out. Staff requested a report with the 
application, however, received a single sentence document asserting the property 
soils are sufficient to support multiple commercial sewerage systems. It is unknown 
whether the writer is a qualified professional (i.e. registered on-site wastewater 
practitioner or qualified registered professional engineer). 

 



3. Given the scale and scope of the proposed development and considering the 
relatively undisturbed and remote nature of the subject property, and further 
considering there is a registered archaeological site in the vicinity of the property, 
staff recommend that the applicant be required to engage a registered professional 
archaeologist to submit an archaeological overview assessment and determine 
whether further site investigation is required prior to further consideration of the 
proposal. Most of the subject properties has a high archaeological potential rating, 
and the early identification of any archaeological sites will ensure development can 
avoid unlawful disruption of unknown sites during construction. 

 
Proposed Adoption Conditions: 
 
Should the application continue to move forward, staff recommend the following conditions 
prior to adoption. Staff note that conditions may be added or amended as the application 
progresses and more information is received. 
 

4. Staff note under the C 2 zoning regulations, that a maximum of 8 sleeping or 
housekeeping units per 0.4 ha (0.99 ac.) is permitted, resulting in a maximum 540 
sleeping or housekeeping units permitted over the proposed 27 ha (66.7 acres) of C 
2-5 zone area. Staff assert this would be a highly impactful density and is not 
relevant to the applicants’ development proposal. After discussion with the 
applicant, they have proposed restricting development to a maximum of 70 
housekeeping units, allowing for the potential expansion of 18 future units in 
addition to the proposed 52 commercial units and 25 staff housing units.  

 
5. Accordingly, staff recommend adoption be subject to registration of a Section 219 

covenant limiting on-site accommodation to 70 sleeping or housekeeping units and 
25 staff units, or combination thereof. Should the proposal move forward, staff will 
amend the proposed rural land use amendment bylaw to reflect the maximum 
number of units prior to further consideration by the Board. 

 
6. A CRD Shoreland Management Policy covenant will be required to protect riparian 

habitat and minimum septic system design. The Aquatic Habitat Development 
Report submitted by the applicant identifies Mosley Creek valley and surrounding 
watershed as high value wildlife habitat and identifies the valley bottom and 
floodplain as a high value wildlife corridor. The report states that given the distance 
of over 100 m from the creek, that adequate room will be provided to maintain a 
wildlife corridor. The report further identifies two wetlands separate from 
floodplain, of which development is intended to remain at least 15 m away.  

 
7. Staff recommend that the subject properties are consolidated into a single property. 

This will ensure that all servicing infrastructure associated with the development is 
on a single property and a duplication of the proposed development on each lot 
does not occur in the future. 



 
Referral Responses & Discussion: 
 
The Ministry of Transportation and Infrastructure (MOTI) has responded that they have no 
objections to this application. Access to the property is proposed to be via Forestry Service 
Road. At the Advisory Planning Commission meeting, the landowner indicated that they will 
pursue the necessary road maintenance authorizations for the forest service road as required. 
 
The Interior Health Authority (IH) has responded that the applicant is required to complete 
multiple permitting requirements prior to operating the proposed resort. The requirements 
noted by Interior Health for drinking water include an application for a new source of drinking 
water, a source evaluation letter, an application for a waterworks construction permit, and an 
approval of a permit to operate a water distribution system.  
 
Staff note the applicant submitted a preliminary groundwater assessment. This was a desktop 
study, based on the writers’ knowledge of geology and hydrogeology of interior BC, and 
personal communication with the landowner. Lee Ringham, M.Sc. P. Geo, concludes that 
although information on the specific location is limited, it is likely that the aquifer can provide 
sufficient volumes of water to support the proposed rezoning. He asserts that drilling, installing, 
and testing at least one water well will be required to confirm groundwater resources in the 
area. The Board may wish to consider requiring such testing prior to adoption, however staff 
have not recommended such a condition at this time, as it will be the landowner/developer’s 
responsibility to provide such information to the Health Authority prior to receiving 
authorization to operate the necessary water distribution system.  
 
The applicant will also require approval from either Interior Health Authority or the Ministry of 
Environment, depending on the size of the proposed sewerage treatment system.  
 
The Electoral Area ‘J’ Advisory Planning Commission (APC) considered the proposal, and after a 
lengthy discussion, resolved to support the application. In their resolution they noted three 
concerns: an increase in air traffic and the subsequent effects; effects of road traffic into the 
valley; and finally, the incremental impact to the surrounding crown land use and the other 
qualities that exist in the valley.  
 
Although CRD data indicates that the subject properties have Farm Status, the applicant has 
indicated, and staff have verified via air photo analysis, that the properties are not currently 
used for agriculture and therefore fencing and buffering requirements of the Agricultural Policy 
will not apply. 
 
On balance, staff recommend giving the proposed rural land use bylaw amendment first 
reading, subject to the conditions discussed in this report and outlined in the recommended 
resolution. 
 
 



 
Recommendation: 
 
That Chilcotin Area Rural Land Use Amendment Bylaw No. 5475, 2024 be given first reading.  
 
Further that second reading be subject to the following: 
 

i. A public information meeting held at the applicant’s expense. 
ii. The applicant providing proof to the Cariboo Regional District, through an Authorized 

Person (AP), a report on the proposed sewerage system(s). The report from the AP must 
demonstrate there is adequate space and site conditions to support an authorized 
disposal system(s) for the density proposed and identify a reserve area for when the 
original system(s) fails. 

iii. The applicant submitting an Archaeological Overview Assessment for the proposed C 2-5 
zone area, completed by a qualified professional, with a determination as to whether 
further investigation is warranted. 

 
Further that adoption be subject to the following: 
 

i. The applicant offering to enter into and entering into a covenant restricting the resort 
accommodation use to a maximum of 70 sleeping or housekeeping units and 25 staff 
accommodation units or combination thereof, and that the cost of preparation and 
registration of the covenant be borne by the applicant. 

ii. The applicant offering to enter into and entering into a covenant to ensure compliance 
with the CRD Shoreland Management Policy with respect to a sewage disposal system 
and riparian protection, including wetlands, and that the cost of registration of the 
covenant be borne by the applicant. 

iii. The subject properties be consolidated into a single property. 
 

REFERRAL COMMENTS 

Health Authority: April 3, 2024 
See attached. 
 
Ministry of Transportation and Infrastructure: May 3, 2024 
MoTI has no objections to the above referenced rezoning as MoTI's interests appear to be 
unaffected with access to the proposal being via the FSR. 
 
Advisory Planning Commission: April 24, 2024 
See attached. 
 



Ministry of Water, Land and Resource Stewardship: Terrestrial, Aquatic Habitat and Wildlife: 
No response. 
 
Ministry of Forests: Range Officer: 
No response. 
 

ATTACHMENTS 

Appendix A:  Bylaw 5475 
Appendix B: General Map 
Appendix C:  Specific Map 
Appendix D:  Orthographic Map 
Other:   Applicant’s Supporting Documents 
  Health Authority Comments 
  Advisory Planning Commission Comments 
 



Chilcotin Area Rural Land  
Use Amendment Bylaw No. 5475, 2024 

 
 

 

 CARIBOO REGIONAL DISTRICT 
 
 BYLAW NO. 5475 
 
 
 

A bylaw of the Cariboo Regional District, in the Province of British 
Columbia, to amend Bylaw No. 3500, being the "Chilcotin Area 
Rural Land Use Bylaw No. 3500, 1999". 

 
 
WHEREAS the Local Government Act authorizes the Regional Board to amend a Rural Land Use 
bylaw after a public hearing and upon the affirmative vote of the Directors. 
 
WHEREAS an application has been received to rezone property.  
 
NOW, THEREFORE, the Board of Directors of the Cariboo Regional District, duly assembled, 
hereby enacts as follows: 
 
 
1. CITATION 
 

This bylaw may be cited for all purposes as the "Chilcotin Area Rural Land Use Amendment 
Bylaw No. 5475, 2024". 

 
2. AMENDMENT 
 
 Bylaw No. 3500 of the Cariboo Regional District is amended by: 
 

A) Inserting Section 8.2.3.5 as follows: 
 
8.2.3.5 Special Exception C 2-5 (3360-20/20240014) 
 

Notwithstanding any other provisions of this bylaw to the contrary, on lands zoned C 2-5, 
the permitted residential uses shall include: 

 
(a) Residential Uses 



Chilcotin Area Rural Land  
Use Amendment Bylaw No. 5475, 2024 

 
i) An accessory dwelling unit or units for the accommodation of a 

caretaker or staff members of the permitted non-residential uses. 
 
All other provisions of the C 2 zone shall apply. 
 

B) Rezoning part of District Lot 1090, Range 2, Coast District, Said To Contain 80 Acres 
More Or Less, Except Plan KAP54601 from Rural 1 (RR 1) zone to Special Exception 
C 2-5 zone and rezoning part of District Lot 1091, Range 2, Coast District, Said To 
Contain 160 Acres More Or Less, Except Plan KAP54601 from 
Resource/Agricultural (R/A) zone to Special Exception C 2-5 zone as shown on 
attached Schedule “A”;  

 
C) Amending Schedules “C” and “D” accordingly. 
 
 

 
READ A FIRST TIME THIS              DAY OF                               , 2024. 
 
READ A SECOND TIME THIS              DAY OF                               , 2024. 
 
A PUBLIC HEARING WAS HELD ON THE              DAY OF                               , 2024. 
 
READ A THIRD TIME THIS              DAY OF                               , 2024. 
 
ADOPTED THIS   DAY OF    , 2024. 
 
 
 

       
Chair 

 
 

       
Manager of Corporate Services 

 
I hereby certify the foregoing to be a true and correct copy of Bylaw 
No. 5475 cited as the "Chilcotin Area Rural Land Use Amendment 
Bylaw No. 5475, 2024", as adopted by the Cariboo Regional District 
Board on the              day of    , 2024. 
 
 ________________________  

Manager of Corporate Services 
 























































































Planning Application Advisory Planning Commission

Date of Meeting: April 24, 2024
Location of Meeting: via Microsoft Teams
File Number: 3360-20/20240014
Application Type: Rezoning
Electoral Area: J
Legal Description: District Lot 1090, Range 2, Coast District, Said To Contain 80 Acres

More Or Less, Except Plan KAP54601
District Lot 1091, Range 2, Coast District, Said To Contain 160 Acres
More Or Less, Except Plan KAP54601

Property Location: Bluff Lake Road

In attendance:

Tolin Pare, CRD Director Nigel Whitehead, CRD staff
Lore Schick, CRD staff Dave King, owner
Don Vanderhorst, consulting agent Deborah Kannegiser, APC member
Leslie Milton, APC member Paul Christian, APC member
Richard Jones, APC member (intermittent attendance due to technology challenges, not
available to vote)
Terra Hatch, APC member, recording secretary

Meeting Start Time: 8:36am

Discussion by Nigel regarding the role of the APC.

Overview and information provided by Don Vanderhorst and Dave King.

Major concerns voiced were in regards to the following:

1. Increase of air traffic and subsequent effects.
2. The effects on the travel corridor in to the valley (road traffic).
3. The incremental impact to surrounding crown land use and the other qualities that

exist in the valley.

Motion to vote by Paul Christian, 2nd by Leslie Milton

Of the 5 APC members that were able to participate, 4 voted to support this application, 1
abstained from voting.

Motion to adjourn meeting by Terra Hatch, 2nd by Leslie Milton

Meeting ended 10:37am


