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TO: Chair and Directors File No: BL900-30C 
PL20200000219 

SUBJECT: Electoral Area C: Lakes Zoning Amendment (CSRD) Bylaw No. 900-
30C 

DESCRIPTION: Report from Christine LeFloch, Planner III, dated March 1, 2021. 
7000 Block Sunnybrae-Canoe Pt. Road, Bastion Bay. 

RECOMMENDATION #1: THAT: “Lakes Zoning Amendment (CSRD) Bylaw No. 900-30A” be read 
a first time this 18th day of March, 2021. 

RECOMMENDATION #2: THAT: the Board utilize the simple consultation process for Bylaw No. 
900-30C and it be referred to the following agencies and First 
Nations: 

• Ministry of Forests, Lands and Natural Resource Operations, 
Lands Branch; 

• Ministry of Forests, Lands and Natural Resource Operations, 
Archaeology; 

• CSRD Operations Management; and 
• All applicable First Nations Bands and Councils. 

 
SHORT SUMMARY: 

The CSRD received an application from property owners at Bastion Bay who would like to place a 
dock and buoy on the foreshore which is located adjacent to a public reserve lying between the 
subject property and Shuswap Lake. Rezoning of the foreshore is required in order permit the 
proposed dock and buoy and to facilitate the issuance of a Development Permit for the proposed 
use. In reviewing the application, staff recognized that due to the unique situation regarding the 
public reserve in Bastion Bay, the proposed rezoning should be applied to the entirety of Bastion 
Bay and the application converted to a CSRD bylaw amendment. Staff are recommending that the 
proposed bylaw amendment be read a first time and referred to applicable agencies and First 
Nations. 

 

VOTING: Unweighted   
Corporate 

LGA Part 14  
 (Unweighted) 

Weighted   
Corporate 

Stakeholder  
(Weighted) 

 
BACKGROUND: 

ELECTORAL AREA: 
C (Bastion Bay) 
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LEGAL DESCRIPTION:  
Lot originally under application: 
Lot 16, Section 5, Township 22, Range 8, West of the 6th Meridian, Kamloops Division Yale District, 
Plan 2143;  
Area of rezoning has been expanded to include:  
All Bastion Bay lots fronting onto the Public Reserve - including Lots 1-31, and 33-39, Plan 2143, 
and Lot 1 Plan KAP68606. 
 
PID: 
Lot originally under application: 
011-065-168  
 
CIVIC ADDRESSES: 
7142 through 7374 Sunnybrae-Canoe Point Rd, Bastion Bay 
 
SURROUNDING LAND USE PATTERN:  
North = Totem Pole Resort 
South = Residential (1 lot), Crown Land  
East = Crown reserve, Shuswap Lake 
West = Sunnybrae-Canoe Point Rd, Crown Land 
 
CURRENT USE:  
Rural Residential  
 
PROPOSED USE:  
The proposed rezoning would allow owners of lots in Bastion Bay to install a dock and a buoy on 
the foreshore adjacent to the Public Reserve lying between the subject lands and Shuswap Lake. 
 
PARCEL SIZE:  
The subject properties range in size between 0.17 and 0.24 ha 
 
DESIGNATION:  
Electoral Area C Official Community Plan Bylaw No. 725 
RR2 –  Rural Residential 2 
DPA –  Foreshore & Water Development Permit Area, Lakes 100 m Development Permit Area,  

Riparian Areas Regulation Development Permit Area, Hazardous Lands (Steep Slopes) 
Development Permit Area 

 
ZONE: 
Upland – not zoned 
Lakes Zoning Bylaw No. 900  
FM1 – Foreshore Multi-Family 1 
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PROPOSED ZONE: 
FR1 – Foreshore Residential 1 
 
AGRICULTURAL LAND RESERVE: 
0% 
 
SITE COMMENTS: 
The subject lands are located at Bastion Bay on the west side of Shuswap Lake near the end of 
Sunnybrae-Canoe Point Road.  The subdivision plan indicates that there is a Public Reserve parcel 
located between the lots in this subdivision and Shuswap Lake. This means that these properties 
do not share a boundary in common with the lake and are considered to be semi-waterfront. The 
subdivision is accessed from Sunnybrae-Canoe Point Road via private roads across Crown Land.  
Most of the lots are developed with a cabin and many also have a dock and/or buoy located on the 
foreshore.  
 
POLICY: 

Please see “BL900-30C_Excerpts_BL900_BL725_Policy_P-11.pdf”, for applicable policies and 
regulations contained in Electoral Area C Official Community Plan Bylaw No. 725, Lakes Zoning 
Bylaw No. 900 and Policy P-11 - Consistent Use of Upland/Adjacent Foreshore and Aquatic Crown 
Land.  
 
FINANCIAL: 

This application is not the result of bylaw enforcement and does not include an amendment to the 
Official Community Plan. There are no financial implications for the CSRD with regard to this 
application. As the application has expanded to include the foreshore in front of the 39 lots in the 
Bastion Bay subdivision, there will likely be additional staff time required to manage the rezoning 
amendment application. 

 
KEY ISSUES/CONCEPTS: 

Background 
The applicants purchased Lot 16, Plan 2143 in the fall of 2020. Their plans for the property include 
construction of a small cabin and placement of a dock and buoy in Shuswap Lake for moorage 
purposes. Prior to purchasing the property they contacted the CSRD to get information on zoning 
and OCP regulations and requirements. In researching this information for the applicants, staff 
discovered that the lots in the Bastion Bay subdivision are not waterfront. There is a strip of Crown 
owned Public Reserve land lying between these lots and the natural boundary of the lake. (See 
attached “BL900-30C_Maps_Plans_Photos.pdf”). This strip of Public Reserve land ranges between 
10 and 20 m in width and is not well delineated on the landscape. Most of the lot owners in this 
subdivision have placed docks and/or buoys in the Crown foreshore and some have also placed 
structures or landscaping works within the public reserve.  
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Lakes Zoning Bylaw No. 900 
Bylaw No. 900 differentiates between waterfront parcels, semi-waterfront parcels and waterfront 
units as outlined below: 

WATERFRONT PARCEL is a parcel having a boundary, including a point, in common with the natural 
boundary of a lake. 

SEMI-WATERFRONT PARCEL is a parcel that is only separated from the natural boundary of a lake 
by a highway or railway line.  

WATERFRONT UNIT is a dwelling unit on a shared waterfront parcel which has no strata lot (other 
than common property), dwelling unit or portion of a dwelling unit, or improved highway or park, 
directly between it and the natural boundary of a lake.  

SHARED WATERFRONT PARCEL includes waterfront and semi-waterfront parcels, and also includes 
parcels which are separated from the natural boundary of a lake only by common property 
associated with that parcel.  

HIGHWAY is a street, road, lane, bridge, viaduct, and any other way open to public use, other than 
a private right of way on private property.  

This public reserve is considered a “highway” pursuant to the above definition, and as such the 
properties in Bastion Bay are considered to be “semi-waterfront parcels”. Bylaw 900 only permits 
docks to be located in association with waterfront parcels. Depending on the foreshore zoning, 
semi-waterfront parcels may be permitted one private mooring buoy and a swim platform subject 
to the regulations in Bylaw No. 900. 

The aquatic Crown land (foreshore) adjacent to the public reserve is zoned FM1 – Foreshore Multi-
Family 1. This zone permits placement of a dock in association with a “waterfront unit” that is part 
of a shared waterfront parcel. These are typically shared interest or strata developments. Staff 
recognize that this zoning isn’t appropriate for this foreshore area because Bastion Bay is a fee 
simple subdivision with no commonly held property, however during the creation of Bylaw No. 900 
it may have been recognized that the public reserve presented a unique situation and it was 
determined that the FM1 zone was the closest fit for the area.  The appropriate zone for this area 
is likely FR1 – Foreshore Residential 1, which has been applied to areas of the lake where there are 
smaller residential lots accessed by a Ministry of Transportation public road, and where shoreline 
conditions allow for beach walking. The FR1 Zone permits floating docks only, to allow for easier 
movement along the shoreline. Fixed docks are not permitted because they would impede such 
movement. It is noted that all but one of the existing docks in Bastion Bay appear to be floating. 
Lot 14 of the subdivision has a large fixed dock that was installed sometime between 2008 and 
when the 2013 imagery was flown.  It would be considered lawfully non-conforming if it was 
installed prior to August 16, 2012. The current FM1 zoning permits placement of a swim platform 
only for each of the lots in this subdivision.  If the FR1 zone was applied to the foreshore in this 
location it would permit a swim platform and one private mooring buoy for each of these lots. 

The proposed zoning amendment would rezone the foreshore of Bastion Bay currently zoned FM1 
to FR1. The FR1 Zone permits the placement of 1 private mooring buoy per semi-waterfront 
property.  In order to be able to place a dock in this location a special regulation is also required. 
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A special regulation is a regulation that is specific to a particular lot or area only. This special 
regulation would stipulate that a floating dock is a permitted use in the proposed location in 
association with the subject properties in the Bastion Bay subdivision only. 
  
Policy P-11 – Consistent Use of Upland/Adjacent Foreshore and Aquatic Crown Land 
Policy P-11 was originally adopted by the Board in September 1985; an updated version was 
adopted by the Board in August 2019 to more appropriately address issues related to development 
of the Rail Trail. See “BL900-30C_Excerpts_BL900_BL725_Policy-11.pdf”, attached. This policy 
provides clarification regarding the use of the foreshore by upland property owners and guides 
staff in responding to referrals regarding use of the Crown foreshore. It iterates that the use of 
Foreshore and Aquatic Crown Land has an impact on the use of the adjacent upland. It further 
outlines that where land use regulations are in place, the development of land, including the 
surface of the water, must be compatible with the uses permitted in such land use bylaws. Further, 
the policy states that where the proposed use of the foreshore and aquatic Crown land is not 
consistent with the permitted use as regulated in the CSRD’s land use bylaws, FLNRORD be 
requested to decline to issue the license, lease, general or specific permission; alternatively, a 
landowner may request the CSRD to amend the land use bylaw(s) to be consistent with the 
proposed use of the foreshore or aquatic Crown land.   

In this case the upland is not subject to a zoning bylaw while the foreshore is subject to Lakes 
Zoning Bylaw No. 900 and it has been recognized that the current FM1 zone applied to Bastion Bay 
is not appropriate.  The subject property is designated RR2 – Rural Residential 2 in the Electoral 
Area C Official Community Plan which allows residential use.  If the CSRD received a referral from 
FLNRORD for a foreshore use and it did not meet the current foreshore zoning in place for the 
specific area, the CSRD would need to advise the Province that the proposed use does not comply 
with the zoning bylaw and that the CSRD does not support the issuance of a foreshore tenure that 
is incompatible with our zoning regulations.  
 
Existing Structures 
There are 39 lots in Plan 2143 which is the Bastion Bay subdivision. Eleven of these lots did not 
have docks when the 2019 orthoimagery was flown. Most of these lots also have one or more 
private mooring buoys and may have a swim platform.  The Provincial Public Reserve land along 
with several of the road rights of way have a number of encroachments including landscaping 
works, buildings, boat rails and other structures. Of the 28 lots with docks, when compared with 
the 2013 orthoimagery it appears that 23 may be considered lawfully non-conforming if they were 
installed prior to the adoption of Bylaw No. 900 on August 16, 2012. Lawful non-conforming status 
has some limitations, including that existing docks cannot be replaced with new ones and there 
are only limited opportunities for maintenance of existing structures. Further, this lawful non-
conforming status would apply only with regard to CSRD regulations, and not the Provincial dock 
regulations.  

In order for docks to be legally placed on the aquatic Crown land adjacent to the public reserve the 
area would need to be rezoned. It is recognized that as the owner of the upland property (Public 
Reserve) the Province will need to be involved in the zoning amendment process and provide 
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upland consent for the placement of docks on the foreshore. They will be sent a referral as part of 
the zoning amendment process. 
 
Riparian Rights 
Riparian rights is a common law principle which applies to property that shares a legal boundary 
with a watercourse or waterbody. It is a set of rights which essentially allow the property owner 
the right of access to and from the water onto their waterfront property. By extension it allows for 
placement of docks on the Crown Land (foreshore) adjacent to a waterfront property. These rights 
do not extend to properties located across a public road from a waterbody, or where a property is 
otherwise separated by a legal boundary for titled or untitled land from a waterbody (ie: road right 
of way, railway line, Crown Land, private land). However, these rights may be extended to another 
parcel through consent of the upland owner.  
 
Provincial Approvals 
Through preliminary inquiries with staff of the Ministry of Forests Lands Natural Resource 
Operations and Rural Development (FLNRORD) - Lands Branch, staff learned that only one of the 
existing docks at Bastion Bay has been authorized by the Province.  The license was issued several 
years ago to deal with a cabin that was encroaching onto the Public Reserve. The license that was 
issued to authorize the encroachment also included the dock associated with the property. The 
remainder of these docks are currently not lawful under Provincial regulations because they were 
placed without the appropriate approvals from the Province and the CSRD.  With regard to CSRD 
Bylaw No. 900 some of these docks may be lawfully non-conforming if placed prior to adoption of 
Bylaw No. 900 on August 16, 2012. 

Provincial staff indicated that there are no formal plans for the public reserve land at this time and 
that enforcement of the existing docks placed in the area is not expected to occur. However, they 
also indicated that it may be possible for the Province to grant Specific Permissions in this area 
because the Crown is the upland owner.  They also indicated general support for the CSRD moving 
forward with the bylaw amendment process recognizing that following first reading there would 
be an opportunity to provide additional comments upon receipt of a referral.  
 
Analysis 
In considering whether or not docks should be a permitted use for Bastion Bay, staff have 
compared this situation to Mara West Road where properties are separated from Mara Lake by 
the CSRD/RDNO owned rail trail property, and also to other semi-waterfront situations where 
properties are separated from a lake by either a railway or public road.  While the rail trail is also 
considered a “highway” because it is “a way open to public use”, the rail trail differs from the public 
reserve because it will also become a constructed, well-used thoroughfare intended for non-
motorized recreation and transportation uses such as walking, bicycling and equestrian use. 
Further, the rail trail has been designated as Park in the Electoral Area E Official Community Plan 
Bylaw No. 840 which received first reading in August 2020, and is an established transportation 
corridor, having formerly been used by a railway.   
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The Board may recall an application by a landowner on Mara West Road in 2020 proposing to 
rezone the foreshore to allow for placement of a fixed dock adjacent to the rail trail. In that case 
staff recommended that the application not receive first reading. Some of the reasons for that 
recommendation included that approval of the application may have had negative ramifications 
for the design, operation, use and enjoyment of the rail trail; and concerns around allowing a dock 
to be placed adjacent to lands proposed to be designated as Park in the Area E OCP. There was 
also the concern that reading the bylaw a first time may create the public perception that docks 
are now being considered for all semi-waterfront parcels in the Bylaw No. 900 area. While the 
public perception issue is still a concern, staff believe the Bastion Bay public reserve is a different 
situation.  

By comparison, the Bastion Bay public reserve is not a transportation corridor as it does not have 
a trail, railway or roadway constructed upon it.  The width of the public reserve ranges between 
roughly 10 m and 20 m and is not wide enough for the future construction of a railway or roadway.  
It has also not been designated as Park in the Electoral Area C Official Community Plan Bylaw No. 
725. The public reserve is designated RR2 - Rural Residential 2 which is the same designation 
applied to the lots in the Bastion Bay subdivision. It appears to be a fairly unique situation on 
Shuswap Lake and has been in existence since 1927.   

Staff are aware of one other area on Shuswap Lake where there are semi-waterfront lots that are 
separated from the lake by public land. Lakeside Road and Anglemont Beach Road in Anglemont 
are dedicated but unconstructed Ministry of Transportation road rights of way that lie between 
properties that are accessed from Squilax-Anglemont Road and Shuswap Lake. Staff consider this 
situation to be different from Bastion Bay because the public land is dedicated road. It should be 
noted that the foreshore in this area is also zoned FM1 - Foreshore Multi-Family 1 although the 
upland parcels are fee simple. This is another area where a number of docks and buoys have been 
installed contrary to zoning.  There are different ministries responsible for management of these 
two areas. Lakeside Road is managed by the Ministry of Transportation, while the ministry 
responsible for management of the public reserve at Bastion Bay is the Ministry of Forests Lands 
Natural Resource Operations and Rural Development – Lands Branch.  Also, there have been no 
applications received requesting rezoning of the area. Staff suggest that Lakeside Road and 
Anglemont Beach Road be looked at as part of a future CSRD amendment. 

If the foreshore adjacent to Bastion Bay is rezoned to FR1 - Foreshore Residential 1 it would allow 
for the placement of 1 private mooring buoy and one swim platform per semi-waterfront property. 
If the Province is supportive, a special regulation could also be added to the FR1 Zone that would 
permit 1 dock per semi-waterfront property for the Bastion Bay subdivision only.  This would allow 
the CSRD to issue Foreshore and Water Development Permits for new and replacement docks.  
While it would not deal with issues such as size and setbacks of existing docks, it would be a step 
toward resolution of the issues related to non-compliant docks at Bastion Bay.  

 
SUMMARY: 

Staff are recommending that the Board consider reading the amending bylaw a first time and 
directing staff to send referrals to applicable agencies and First Nations for the following reasons: 
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• The public reserve at Bastion Bay differs from other areas with fee simple semi-waterfront 
parcels in that the reserve is not a transportation corridor, is not designated as park within 
the Area C OCP, and is unlikely to be developed by the province in the future due to its 
location and width;  

• Rezoning Bastion Bay from FM1 to FR1 would allow for lawful placement of a private 
mooring buoy in addition to the already permitted swim platform for each semi-waterfront 
property;  

• Including a special regulation for Bastion Bay properties in the FR1 Zone which would allow 
placement of a dock for each fee simple semi-waterfront lot is reasonable in this location 
based on the circumstances; and 

• The referral process will help to identify any additional issues raised by other agencies and 
First Nations and help to guide the future actions of staff and the Board with respect to this 
proposal. 

 
IMPLEMENTATION: 

If the Board endorses the staff recommendations, staff will send referrals to the agencies and First 
Nations listed in the communications section below.   

As this is a CSRD application, a Notice of Development sign is not required in accordance with 
Section 8.2.5 of Development Services Procedures Bylaw No. 4001.  Application fees will be 
refunded to the applicants.  

 
COMMUNICATIONS: 

As per CSRD Policy No. P-18 regarding Consultation Processes-Bylaws staff recommends the 
simple consultation process. This staff report and supporting documents will be sent out to referral 
agencies and First Nations requesting input and recommendations on the proposed amendment.  

The following list of referral agencies is recommended: 

• Ministry of Forests, Lands and Natural Resource operations, Lands Branch; 
• Ministry of Forests, Lands and Natural Resource operations, Archaeology; 
• CSRD Operations Management; 
• All relevant First Nations Bands and Councils: 

o Adams Lake Indian Band 
o Little Shuswap Lake Indian Band 
o Neskonlith Indian Band 

 
If the amending bylaw receives first reading, letters will be sent to all owners of the subject 
properties in the Bastion Bay subdivision advising them of the proposed bylaw amendment. Future 
notifications would be sent to these property owners along with all owners of property within 100 
m of the subject properties 10 days prior to the holding of a public hearing regarding the proposed 
bylaw.  
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DESIRED OUTCOMES: 

That the Board endorse the staff recommendations. 

 
BOARD’S OPTIONS: 

1. Endorse the Recommendations. 

2. Deny the Recommendations. 

3. Defer. 

4. Any other action deemed appropriate by the Board. 

 
 LIST NAME OF REPORT(S) / DOCUMENT(S) AVAILABLE FROM STAFF: 

1. Electoral Area C Official Community Plan Bylaw No. 725 
2. Lakes Zoning Bylaw No. 900 

 

  

https://www.csrd.bc.ca/inside-csrd/bylaws/electoral-area-c-south-shuswap-official-community-plan-bylaw-no-725
https://www.csrd.bc.ca/inside-csrd/bylaws/lakes-zoning-bylaw-no-900
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Report Approval Details 

Document Title: 2021-03-18_Board_DS_BL900-30C_First_CSRD.docx 

Attachments: - BL900-30C_First.pdf 
- BL900-30C_Excerpts_BL900_BL725_PolicyP-11.pdf 
- BL900-30C_Maps_Plans_Photos.pdf 

Final Approval Date: Mar 9, 2021 

 

This report and all of its attachments were approved and signed as outlined below: 

 
Corey Paiement 

 
Gerald Christie 

 
Jennifer Sham 

 
Charles Hamilton 



COLUMBIA SHUSWAP REGIONAL DISTRICT 
 

LAKES ZONING AMENDMENT (CSRD) BYLAW NO. 900-30C 
 

A bylaw to amend the "Lakes Zoning Bylaw No. 900" 
 

WHEREAS the Board of the Columbia Shuswap Regional District adopted Bylaw No.900; 
 
AND WHEREAS the Board deems it appropriate to amend Bylaw No. 900; 
 
NOW THEREFORE the Board of the Columbia Shuswap Regional District, in open meeting 
assembled, HEREBY ENACTS as follows: 
 
1. Bylaw No. 900 cited as "Lakes Zoning Bylaw No. 900" is hereby amended as follows: 
 

 
A. MAP AMENDMENT 

 
1. Schedule B, Zoning Maps, which forms part of the Lakes Zoning Bylaw No. 900 

is hereby amended by: 
 

a) Rezoning a portion of the foreshore lying adjacent to the land identified 
as Public Reserve on the Plan of Bastion Bay Summer Resort, Plan No. 
2143 legally identified as, Lots 1-31 and 33-39, Section 5, Township 22, 
Range 8, West of the 6th Meridian Kamloops Division Yale District, Plan 
2143; and Lot 1, Section 5, Township 22, Range 8, West of the 6th 
Meridian Kamloops Division Yale District Plan KAP68606, which are 
more particularly shown hatched on Schedule 1 attached hereto and 
forming part of this bylaw, from FM1 – FORESHORE MULTI-FAMILY 1 
to FR1 – FORESHORE RESIDENTIAL 1. 

 
B. TEXT AMENDMENT 

 
1. Schedule A, Zoning Bylaw Text, Part 4 Zones, Section 4.9, FORESHORE 

RESIDENTIAL 1 ZONE is hereby amended by: 
 

i) Adding the following after subsection (f) Site Specific Permitted 
Uses: 
 
"(g) Site Specific Permitted Uses 
  
For a the surface of the lake adjacent to the land identified as Public 
Reserve on the Plan of Bastion Bay Summer Resort, Plan No. 2143, 
a floating dock with a maximum upward facing surface area of 33.45 
m2 per lot and one private mooring buoy per lot are permitted uses 
in association with  Lots 1-31 and 33-39, Section 5, Township 22, 
Range 8, West of the 6th Meridian Kamloops Division Yale District, 
Plan 2143; and Lot 1, Section 5, Township 22, Range 8, West of the 
6th Meridian Kamloops Division Yale District Plan KAP68606. 
{Bastion Bay} 

                   …2 
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2. This bylaw may be cited as "Lakes Zoning Amendment (CSRD) Bylaw No. 900-30C." 
 
 
READ a first time this                  day of                          , 2021. 
 
 
READ a second time this              day of                     __  , 2021. 
 
 
PUBLIC HEARING held this                    day of                        , 2021. 
 
 
READ a third time this                               day of                                    , 2021. 
 
 
ADOPTED this                             day of   2021. 
 
 
 
 
         
CORPORATE OFFICER  CHAIR 
 
 
 
 
 
CERTIFIED a true copy of Bylaw No. 900-30C  CERTIFIED a true copy of Bylaw No. 900-30C 
as read a third time.   as adopted. 
 
 

 
 
         
Corporate Officer  Corporate Officer 
 
 
 
 
 
 
 
 
 
 
 



SCHEDULE 1 
 

LAKES ZONING AMENDMENT (CSRD) 
BYLAW NO. 900-30C 

 



Relevant Excerpts from 

Lakes Zoning Bylaw No. 900, Electoral Area C Official Community Plan 

Bylaw No. 725 and Policy P-11 

(See Bylaw No. 900, Bylaw No. 725, and CSRD Policy Manual for all policies and 
land use regulations) 

 

Lakes Zoning Bylaw No. 900 

1.1 Definitions 

FIXED DOCK is a structure used for the purpose of mooring boat(s) which may include multiple berths and 
may have permanent links to the shore and lakebed, such as piles or fixed decks. 

FLOATING DOCK is a structure used for the purpose of mooring boat(s) which may include multiple berths 
but which does not include permanent physical links to shore or lakebed, except cables.  

FORESHORE is the land between the natural boundary of a lake and the water. 

LAKE is Adams Lake, Humamilt Lake, Hunakwa Lake, Little White Lake, Mara Lake, Shuswap Lake or White 
Lake. 

PARCEL is any lot, block or other area in which land is held or into which it is subdivided and includes strata 
lots, but does not include a highway. 

PERMANENT WALKWAY is a structure used for providing pedestrian access to and from a fixed or floating 
dock with permanent physical links to shore, and may include piles, elevated fixed decks and fixed ramps. 

PRIVATE MOORING BUOY is a small floating structure used for the purpose of boat moorage, typically 
composed of rigid plastic foam or rigid molded plastic, and specifically manufactured for the intended use 
of boat moorage, but does not include a fixed or floating dock or swimming platform. 

REMOVABLE WALKWAY is a structure used for providing pedestrian access to and from a fixed or floating 
dock with no permanent physical links to shore. 

SEMI-WATERFRONT PARCEL is a parcel that is only separated from the natural boundary of a lake by a 
highway or a railway line. 

SHARED WATERFRONT PARCEL includes waterfront and semi-waterfront parcels, and also includes parcels 
which are separated from the natural boundary of a lake only by common property associated with that 
parcel. 

SWIMMING PLATFORM is a floating structure used for non-motorized recreational activities, such as 
swimming, diving and sun-bathing, but not boat mooring. {see Section 3.4} 

USE is the use that land, including the surface of the water, buildings and structures are put to and if not 
in use then the use for which they are designed or intended to be put. 

https://www.csrd.bc.ca/inside-csrd/bylaws?combine=850&field_applicable_area_tid=All&field_bylaw_type_tid=All
https://www.csrd.bc.ca/inside-csrd/bylaws/electoral-area-c-south-shuswap-official-community-plan-bylaw-no-725


WATERFRONT PARCEL is a parcel having a boundary, including a point, in common with the natural 
boundary of a lake. 

WATERFRONT UNIT is a dwelling unit on a shared waterfront parcel which has no strata lot (other than 
common property), dwelling unit or portion of a dwelling unit, or improved highway or park, directly 
between it and the natural boundary of a lake. 

3.1 Uses and Structures Permitted in Each Zone 

.1 The following uses and structures are permitted in each zone, unless expressly prohibited in the 
zone: 

(a) navigation and accessory uses to navigation; 

(b) passive recreation; 

(c) swimming platform, subject to the limitations set out in section 3.4; 

(d) public utility;  

(e) park and accessory uses to a park; and 

(f) accessory use. 

 

3.2 Uses and Structures Expressly Prohibited in Each Zone 

.1 For clarity, the following uses are expressly prohibited in each zone: 

 

(a) residential use; 

(b) boathouses and other covered structures; 

(c) all other uses and structures not expressly permitted in section 3.1 or in each zone. 

 

3.4 Swimming Platforms 

.1 One swimming platform is allowed per waterfront parcel, semi-waterfront parcel, or waterfront 
unit in the FM1 zone, subject to regulations (a) thru (e) in .2 of this section. 

.2 Swimming platforms: 

(a) must be accessory to a permitted use on the adjacent waterfront parcel, semi-waterfront 
parcel or waterfront unit: 

(b) must only be used for passive recreation;  

(c) must not be used for boat mooring; 

(d) must not be greater than 10 m2 (107.64 ft2) in surface area;  

(e) must have minimum setbacks of: 



• 5 m (16.4 ft) from the side parcel boundaries of the adjacent waterfront parcel or semi-waterfront 
parcel, projected onto the foreshore and water; 

• 6 m (19.69 ft) from a Foreshore Park (FP) zone or park side parcel boundaries projected onto the 
foreshore and water. 

 

 

4.6   FM1   Foreshore Multi-Family 1 

 
.1 Permitted Uses: 

(a) Floating dock(s), including removable walkway, that is accessory to an adjacent 
waterfront unit. 

(b) Private mooring buoy(s) that is accessory to an adjacent waterfront unit. 
(c) Boat lift(s) that is accessory to an adjacent waterfront unit. 
(d) Boat launch. 

 

.2 Regulations 
 

COLUMN 1 
MATTER 

REGULATED 

COLUMN 2 
REGULATION 

(a)   Density 

       maximum 
number 

       of docks and 
       private mooring 
       buoys: 
 

o Dock: 1 floating dock per adjacent waterfront unit. 

o Private mooring buoys:  1 per adjacent waterfront unit. 
 

(b)  Size  

      of dock and 
walkway: 

  

o Floating dock must not exceed 33.45 m2 (360 ft2) in total upward 
facing surface area (not including removable walkway). 

o Floating dock surface must not exceed 3.05 m (10 ft) in width for 
any portion of the dock. 

o Removable walkway surface must not exceed 1.52 m (5 ft.) in 
width for any other portion of the walkway. 

FM1 

BL900-25 



(c)  Location and 
Siting 

      of dock, private 
      mooring buoys 

or 
      boat lifts: 
 

The minimum setback of a floating dock, private mooring buoy or boat 
lift accessory to an adjacent waterfront unit or waterfront parcel is as 
follows: 

o 5 m (16.4 ft) from the side parcel boundaries of that waterfront 
parcel, projected onto the foreshore and water. 

o 5 m (16.4) from adjacent waterfront units, projected onto the 
foreshore and water. 

o 6 m (19.69 ft) from a Foreshore Park (FP) zone or park side 
parcel boundaries projected onto the foreshore and water. 

 
Additional setbacks for private mooring buoys: 
o 20 m (65.62 ft) from any existing structures on the foreshore or 

water.  

o 50 m (164.04 ft.) from any boat launch ramp or marina. 

 

 

 

4.9   FG1   Foreshore General 1 
 

.1 Permitted Uses: 
(a) Floating or fixed dock, including permanent or removable walkway that is 

accessory to a permitted use on an adjacent waterfront parcel. 

(b) Private mooring buoy(s) that is accessory to a permitted use on an adjacent 
waterfront parcel or an adjacent semi-waterfront parcel. 

(c) Boat lift(s) that is accessory to a permitted use on an adjacent waterfront parcel. 

 

.2 Regulations 

 
COLUMN 1 

MATTER REGULATED 

COLUMN 2 

REGULATION 

(a)   Density o Dock: 1 floating or fixed dock per adjacent waterfront parcel. 

FG1 



maximum 
number 
of berths and 
private mooring 
buoys: 

o Private mooring buoys:  

(a) 1 per adjacent semi-waterfront parcel.    

(b) 1 per adjacent waterfront parcel having a lake 
boundary length less than 30 m (98.43 ft). 

(c)  2 per adjacent waterfront parcel having a lake 
boundary length 30 m (98.43 ft) or more. 

 

(b)  Size  

of dock and 
walkway:  

o Floating or fixed dock must not exceed 33.45 m2 (360 ft2) in total 
upward facing surface area (not including permanent or removable 
walkway). 

o Floating or fixed dock surface must not exceed 3.05 m (10 ft) in width 
for any portion of the dock. 

o Permanent or removable walkway surface must not exceed 1.52  m (5 
ft.) in width for any other portion of the walkway. 

(c)  Location and Siting 

of dock, private 
mooring buoys or 
boat lifts: 

 

The minimum setback of a floating dock, private mooring buoy or boat lift 
accessory to an adjacent waterfront parcel (and adjacent semi-waterfront 
parcel in the case of private mooring buoys) is as follows: 

o 5 m (16.4 ft) from the side parcel boundaries of that waterfront parcel 
(and semi-waterfront parcel in the case of private mooring buoys), 
projected onto the foreshore and water. 

o 6 m (19.69 ft) from a Foreshore Park (FP) zone or park side parcel 
boundaries projected onto the foreshore and water. 

Additional setbacks for private mooring buoys: 

o 20 m (65.62 ft) from any existing structures on the foreshore or water.  
o 50 m (164.04 ft.) from any boat launch ramp or marina. 

 

Electoral Area C Official Community Plan Bylaw No. 725 

1.2 Sustainable Planning Principles 

Principle 1 
All measures to protect and restore the natural environment will be used, and emphasis placed on 
Shuswap Lake, White Lake and their interlinked watersheds and foreshores. The CSRD will collaborate 
with all other jurisdictions that have impact on these lakes. 

 

 



2.3 Shoreline Environment 

Shorelines are among the most sensitive natural environments, as they are where two ecosystems merge 
— an aquatic ecosystem and a terrestrial ecosystem. Shoreline environments experience a significant 
amount of pressure from human activity, including the impacts from watercraft use. Private boat docks 
are common throughout the South Shuswap.  
 
Though much of the upland of Shuswap and White Lake is privately owned, the Provincial Crown owns 
nearly all areas located between the high and low watermarks of lakes, streams and rivers. Individuals 
cannot build on, or develop, aquatic Crown land without the Province's authorization. If an owner of the 
adjacent upland property proposes to construct moorage, a licence of occupation for moorage is required 
from the Integrated Land Management Bureau. 
 
2.3.1 Objectives 

.1 To maintain the unique physical and biological characteristics of the shoreline environment. 

.2 To maintain shoreline habitats to protect them from undesirable development. 
 

.3 To manage the foreshore to ensure appropriate use and prevent overdevelopment. 
 
2.3.2 Policies 

.1 Non-moorage uses other than passive recreation are not acceptable on the foreshore. These 
include facilities such as beach houses, storage sheds, patios, sun decks, and hot tubs. 
Additionally, no commercial uses, including houseboat storage or camping, are acceptable on the 
foreshore. 

 
.2 Land owners must not alter the natural habitat and shoreline processes unless specifically 

authorized. The placement of fill and the dredging of aquatic land are not generally acceptable. 
 
.3 Encourage the Integrated Land Management Bureau, when carrying out reviews of foreshore 

tenure applications, to take the foregoing objectives and policies into consideration, with 
emphasis on the environmental sensitivity of the foreshore areas, as well as ensuring an 
appropriate relationship with upland areas.  

 
.4 Private moorage owners and builders will comply with the Ministry of Environment’s Best 

Management Practices for Small Boat Moorage on Lakes, and minor works policies published by 
Transport Canada, Navigable Waters Protection Division prior to construction of any foreshore 
moorage (works). 

 
.5 Encourage Government agencies with mandates for protecting the environmental integrity of 

lakes in the South Shuswap to carry out scientific research and water quality testing to determine 
whether the quality of lake water near the shoreline is deteriorating, and if it is, to determine the 
cause(s) of the deterioration, and take steps toward correcting the situation. 

 
The Regional District will: 

 
.6 Assess and strive to protect sensitive fish habitat when implementing the boat launching facilities 

provisions of the Electoral Area C Parks Plan; 
 



.7 Encourage waterfront owners to consider shared docks in the interests of having one larger dock 
that extends into deep water, rather than a number of individual docks that are in relatively 
shallow water with higher fish habitat values; 

 
.8 Advise and expect property owners to replace older, on-site sewage systems with newer 

technology to prevent potential contamination of the shoreline; 
 
.9 Advise and expect property owners not to remove vegetation along the shoreline that could result 

in erosion, loss of food and nutrients for fish, and loss of shade for young fish; landowners must 
refer to the Ministry of Environment’s Best Management Practices for Hazard Tree and Non 
Hazard Tree Limbing, Topping or Removal; and 
 

.10 Implement Lakes Zoning Bylaw 900 which sets out regulations pertaining to the placement of 
docks and buoys  

 

3.7 Foreshore Water   (FW) (Moorage)  

3.7.1 Objective  

.1 To acknowledge existing permitted private moorage uses and commercial marinas and provide 
limited opportunities for future moorage associated with residential development. 

3.7.2 Policies 

.1 Moorage, including docks, private moorage buoys and boat lifts, may be considered only for 
new fee-simple waterfront parcels.  

.2 New development proposals on the waterfront parcel will provide a maximum of 1 moorage 
space per: 

a) New waterfront parcel created; or  

b) 30m of water frontage of the parent parcel; and 

Each moorage space shall be calculated as 10 m linear length of dock that may be used for 
mooring a single vessel. 

.3 Dry land boat storage solutions are strongly preferred over floating or fixed docks for all new or 
redeveloped waterfront properties.   

.4 Moorage proposals will be located away from or redesigned to avoid negative impacts on 
adjacent structures and uses, including other docks, marinas, beach access points, parks, 
utilities, water intakes, etc. 

.5 Support for new waterfront proposals should consider the provision of related public amenities 
such as dedicated moorage spaces and facilities for public use, dedicated public accesses to the 
foreshore (including boat launches), waterfront park dedication, or similar amenities which 
enable greater public access and use of the foreshore and water. 

 



.6 Moorage should be located away from or be designed to have minimal impact on fish and 
riparian habitat.  The Shuswap Watershed Mapping Project data, as updated from time to time 
on the Community Mapping Network (www.cmnbc.ca), should be referenced to help determine 
habitat values (other government data sources may also be utilized).   

12.2 Foreshore and Water Development Permit Area 

.1 Purpose 
 
The Foreshore and Water Development Permit Area is designated under the Local Government Act for 
the protection of the natural environment, its ecosystems and biological diversity. 
 
.2 Justification 
 
The Foreshore and Water Development Permit Area arises from the growing impact that structures, 
including (but not limited to) docks, swimming platforms, and private mooring buoys, are having on the 
lakes in the Electoral Area.  Evidence of these impacts is documented in the Shuswap Watershed Mapping 
Project, which was completed in conjunction with Fisheries & Oceans Canada, the BC Ministry of 
Environment and environmental consultants.  
 
The intent of the Foreshore and Water Development Permit Area is to: 
 

.1 Allow for the proper siting of structures on the foreshore and swimming platforms in the water 
to prevent or minimize negative impacts on lake ecology, including fish habitat; and,  

 
.2 Complement the Riparian Areas Regulation (RAR) and Shuswap Lake 100 m Development Permit 

Areas, recognizing the important and sensitive interrelationship of these shoreline areas. 
 

.3 Area 
 
The Foreshore and Water Development Permit Area extends from the lake's natural boundary across the 
entire area of Shuswap Lake, White Lake and Little White Lake. In the case of Shuswap Lake, the DPA 
extends to the Electoral Area 'C' boundary. 
 
.4 Exemptions 
 
A Foreshore and Water DPA is not required for the following: 
 

.1 Structures and works associated with a public park use; 
 

.2 Installation and maintenance of utilities and utility corridors; 
 

.3 Subdivision; 
 

.4 Commercial and multi-family moorage facilities, including marinas and strata moorage structures, 
requiring Provincial tenure. (Rationale: these facilities undergo Provincial review and are referred 

http://www.cmnbc.ca/


to other government agencies, including Fisheries and Oceans Canada, through that process, thus 
satisfying the intent of this Development Permit Area); 

 
.5 Maintenance and alterations of existing structures, except: 

 
a. alterations which increase the size of the existing structures; 

 
b. removal and reconstruction of existing structures; or  

 
c. replacement docks and swimming platforms, as defined by the guidelines below; or, 

 
.6 Land alterations that will demonstrably increase environmental values (e.g. creation of additional 

fish habitat). 
 
.5 Guidelines 
 
For all relevant guidelines, the Shuswap Watershed Atlas, based on the Shuswap Watershed Mapping 
Project, will be referenced to determine an area's Aquatic Habitat Index Rating, known fish rearing and 
spawning areas, natural features such as stream deltas and vegetation, etc.   
 

.1  For new and replacement docks and for new and replacement swimming platforms 
 

These guidelines apply to the first-time placement of a dock or to the replacement of an existing 
dock or swimming platform.  Docks will be considered 'replacement docks' and ‘replacement 
swimming platforms’ if more than 75% of the materials will be replaced within a 3 year period. 

 
Docks and swimming platforms shall: 
a. minimize impact on the natural state of the foreshore and water whenever possible; 
b. not use concrete, pressure-treated wood (i.e. creosote), paint or other chemical treatments 

that are toxic to many aquatic organisms, including fish, and severely impact aquatic 
environments; 

c. use untreated materials (e.g. cedar, tamarack, hemlock, rocks, plastic, etc.) as supports for 
structures that will be submerged in water. Treated lumber may contain compounds that can 
be released into the water and become toxic to the aquatic environment; 

d. use only treated lumber that is environmentally-friendly for structures that are above water; 
e. be made by cutting, sealing and staining all lumber away from the water using only 

environmentally-friendly stains.  All sealed and stained lumber should be completely dry 
before being used near water; 

f. have plastic barrel floats that are free of chemicals inside and outside of the barrel before 
they are placed in water;  

g. avoid the use of rubber tires as they are known to release compounds that are toxic to fish; 
h. be sited in a manner which minimizes potential impacts on fish spawning and rearing habitat 

areas; 
i. be sited in a manner which minimizes potential impacts on water intakes and other utilities; 

and, 
j. avoid aquatic vegetation and minimize disturbance to the lakebed and surrounding aquatic 

vegetation by positioning the dock or swimming platform in water deep enough to avoid 



grounding and to prevent impacts by prop wash in the case of docks.  A minimum 1.5 m (4.92 
ft) water depth at the lake-end of the dock is recommended at all times.    

 
.2 For new private mooring buoys 
 

These guidelines apply to the first-time placement of a private mooring buoy, including its 
anchoring system. 

 
Private mooring buoys shall: 
a. avoid aquatic vegetation and minimize disturbance to the lakebed and surrounding aquatic 

vegetation; 
b. use helical (versus block) anchors whenever possible; 
c. use only materials intended for boot moorage, such as rigid plastic foam or rigid molded 

plastic, which do not contain chemicals that are toxic to aquatic organisms; 
d. be sited in a manner which minimizes potential impacts on fish spawning and rearing habitat 

areas; and, 
e. be sited in a manner which minimizes potential impacts on water intakes and other utilities. 

 
.3   For other land alterations 
 

Proposed land alterations not listed in the exemptions section and not including new and 
replacement docks and new private mooring buoys shall be accompanied by a written submission 
from a qualified environmental professional outlining the proposed alteration, expected impacts 
on the foreshore or water environment and any mitigation efforts which should accompany the 
proposed alterations. 

 

POLICY P-11 - CONSISTENT USE OF UPLAND/ADJACENT FORESHORE AND AQUATIC CROWN LAND 

PURPOSE 

1. The Province of BC is responsible for the issuance of leases, licences, and general and specific 
permissions as they pertain to the development of the Foreshore and Aquatic Crown Land. 

2. The Columbia Shuswap Regional District (CSRD), where deemed appropriate, has enacted land use 
bylaws which regulate the Use of land, including the surface of water. 

3. The CSRD receives referrals from the Ministry of Forests, Lands, Natural Resource Operations and Rural 
Development, requesting comments on proposed development of the Foreshore and Aquatic Crown 
Land. 

4. In British Columbia, the Province owns nearly all freshwater Foreshore and Aquatic Crown Land. Land 
adjacent to Foreshore may be privately owned, but in common law the public retains the privilege or 
"bare licence" to access the Foreshore. 

5. The Use of Foreshore and Aquatic Crown Land has an impact on the Use of the adjacent upland. 

6. As the CSRD is a waterfront and upland owner, the CSRD must provide consent to the Province of BC 
for any Foreshore or Aquatic Crown Land application prior to the Province granting approvals for these 
adjacent lands. 



DEFINITIONS 

Aquatic Crown land is all the land, including the foreshore, from the natural boundary of streams, rivers, 
and lakes, out to the limits of provincial jurisdiction. 

Foreshore is the land between the natural boundary of a stream, river, or lake, and the water. 

Natural Boundary is the visible high water mark of any lake, river, stream or other body of water where 
the presence and action of the water is so common and usual and so long continued in all ordinary years, 
as to mark on the soil of the bed of the body of water a character distinct from that of its banks, in 
vegetation, as well as in the nature of the soil itself. 

Use is the use that land, including the surface of the water, buildings and structures are put to and if not 
in use then the use for which they are designed or intended to be put. 

POLICY 

It is the policy of the CSRD that, where land use regulations are in place, the Province of BC be advised of 
the uses permitted in accordance with the CSRD’s bylaws, and that any development of land, including 
the surface of the water, must be compatible with the uses permitted in such land use bylaws. 

Upland/Foreshore Policy P-11 

Where the proposed use of the foreshore and aquatic crown land is not consistent with the permitted use 
as regulated in the CSRD’s land use bylaws, the Ministry of Forests, Lands, Natural Resource Operations 
and Rural Development be requested to decline to issue the licence, lease, general or specific permission;. 
Alternatively, a landowner may request the CSRD to amend the land use bylaw(s) to be consistent with 
the proposed use of the foreshore or aquatic crown land, provided that any amendment is within the 
Board’s legislative discretion and nothing in this policy shall limit or fetter such discretion. If CSRD 
regulations allow for the proposed use of the lands, and any CSRD required permits have been granted, 
the Province of BC may issue the license, lease, general or specific permission. 

September 1985 

Amended August 15, 2019 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

Location  

 

 

Bastion Bay subdivision with Public Reserve outlined 

 

 
 
 
 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

Lakes Zoning Bylaw No. 900  

 

Electoral Area C Official Community Plan Bylaw No. 725 

 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

Plan of Bastion Bay Summer Resort (Registered in 1927) 

 

 

 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

Lot 16 and Public Reserve 

 

 

 

 

 

 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

Property Ownership 

 

 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

2018 Orthophoto showing Public Reserve and Existing Foreshore Structures 

 



*The Subject Property/Property Under Original Application shown on these maps is the lot that applied 
for rezoning. The application has been changed to apply to all Bastion Bay lots with FM1 zoning.    

2013 Oblique Photo of part of Bastion Bay 
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