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REFERRAL 
 

Development Services Department 
 

Zoning Bylaw Amendment Application 
 

 
DATE: July 25, 2006 FILE NO.:  E-06-02088.000 
 
TO:  J. Johnson, Chief Administrative Officer 
 
FROM: M. Horton, Planner 
 
RE: Referral from Regional District Okanagan-Similkameen 

Owner:  Violet H Gibbard 
Agent:  New Town Planning Services Inc. on behalf of Fortis BC 
Address:  2860 Arawana Rd, Rural Naramata, Electoral Area ‘E‘ 
Legal:  northwesterly portion of Lot 13, Plan 576, Block 13, DL 207, Except Plan 
A62 B5981, SDYD 

 
Background: 
This is a proposal to amend the Electoral Area 'E' Zoning Bylaw No. 1566, 1995 for a 1.3 ha 
northwesterly portion of the 8.8 ha subject property to facilitate construction of a new electrical 
distribution substation.  The proposal is to amend the zoning designation for a portion of the 
subject property: 
From:  AG (Agriculture) 
To:  AG Site Specific 
The applicant has stated that “the new substation is required due to the failure of the existing 
station…to provide adequate power…”.  The applicant has also stated that the relocation is 
critical and that improving service from the present location is not an option since the 
surrounding land is not available.  Other locations have been reviewed by the applicant, as well 
as the Agricultural Land Commission, where it was determined that the Arawana Road site was 
most suitable.  The substation will occupy approximately 50% of the proposed site, and will 
include landscape buffering.  Routing options for the transmission lines are still being 
investigated.   
The subject property is located east of the Naramata townsite near the corner of Debeck Road 
and Arawana Road.  The property is vacant except for one principal dwelling ~115m south of 
the proposed site.  Adjacent land uses are primarily residential and agricultural.   
The Agricultural Land Commission approved the 1.3 ha portion for an electrical substation as a 
non-farm use in the Agricultural Land Reserve on May 3, 2006, with conditions, 1) that the 
existing substation be decommissioned and returned to farm status, and 2) that written 
confirmation from the Regional District and landowner that the proposal is acceptable.   
The Naramata Zoning Bylaw No. 1566, 1995 states that the Regional Board permits utility use 
in all zones, except power substations. 
The Naramata Official Community Plan (OCP) Bylaw No 1406, 1993 states that one of the 
objectives of the Regional Board is to designate land for existing and future utilities, including 
local and regional utility systems, as well as to encourage efficient layout and minimize local 
conflicts.  OCP policies require that adequate distances be incorporated between utility services 
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and other land uses through the use of screening and/or building and site design.  The OCP 
also encourages utility agencies to hold public meetings on proposed changes to their facilities 
that would affect Naramata.   
The proposed site specific designation will include “electrical substations” as a permitted use on 
the subject property.   
 
Relevant Information: 
The primary considerations are whether to support a change in land use designation from an 
AG to AG Site Specific to permit “electrical substations” as a permitted use where: 
• A site specific designation is required since the AG zone specifically excludes power 

substations as a permitted use, although utility use is permitted in all zones; 
• Contrary to the OCP, there are presently no “designated” sites that could potentially be used 

for a substation; 
• The OCP states that where a site has been selected, utility agencies hold public meetings 

on proposed changes, and that there be screening and buffering to mitigate visual impacts; 
• The OCP encourages an efficient layout design, minimizing impacts to local residents; 
• Siting of the substation is on agricultural land, but surrounded by residential development; 
• There are unknown impacts to the natural environment. 
Fortis BC held a public information meeting on June 1, 2006 where a number of concerned local 
residents attended.  Since then, the proposal has been met with local opposition that has 
resulted in media coverage and a number of letters sent to the RDOS, as well as a petition with 
approximately 50 signatures from local residents.  Other locations have been considered for a 
substation but then abandoned due to local opposition.   
Planning Services is concerned about the uncertainty of the extent of impacts on local residents, 
such as aesthetics, noise, and property values, given the extent of controversy surrounding the 
proposal.  Planning Services supports the proposal in the context of addressing the area’s 
power demands.  The applicant has also held a public information session and has indicated 
that they will “work with residents to achieve a balance between utility needs and aesthetic 
desires in a rural setting”.  Planning also notes that the OCP encourages the “designation” of 
sites suitable for utility use, therefore this application may be the catalyst for the identification of 
future utility sites.   
In summary, the applicant proposes a land use amendment to facilitate the construction of an 
electrical substation to address Naramata’s power demands.  The location of the substation 
would be on vacant AG designated land surrounded by a residential area.  The zoning bylaw 
permits utility uses in all designations, but specifically excludes power substations.  The OCP 
bylaw supports utility uses where impact mitigation strategies are proposed.  The site of the 
proposed substation is not acceptable to local residents and encourages the applicant to seek 
other options.   
 
Referral Comments: 
Engineering Services: 

The subject property is within the Naramata community water that is operated by the RDOS and 
not within a sanitary service area.  The property is within the Naramata Fire department fire 
protection district area.  The subject property is in a moderate fire hazard area. 
The Naramata Water system has a water main on the property running parallel to the North 
property line and two water connections; one off the North property line and other approximately 
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off the middle of the property on the West property line.  If the water connection off the North 
property line is not in use, it may need to be disconnected at the applicant’s expense.  A water 
main runs along the east side of Arawana Road.  Confirmation of the water main and 
connections location must be made before any construction of the power lines and sub station.   
Location of the road access will have to be confirmed and approved by the Ministry of 
Transportation. 
Engineering Services has no objections to this land use amendment application.  
Advisory Planning Commission: 

A recommendation has not yet been received.   
Agencies and Other: 

The agencies are given 25 days to respond to a referral.  If no response is received within that 
time, it will be assumed that the agency’s interest is unaffected.    
 
Options for Recommendations:  
1. The APC recommends to the RDOS Board that the subject development application be 

approved. 
2. The APC recommends to the RDOS Board that the subject development application be 

approved with the following conditions:  
3. The APC recommends to the RDOS Board that the subject development application be 

postponed to (date) for the following reasons/information: 
4. The APC recommends to the RDOS Board that the subject development application be not 

approved.  
 
Respectfully submitted, 
 
 
________________________________________ 
M. Horton, Planner 
 
 
Attachment: Schedule  
 
G:\DEVELOPMENT SERVICES\PLANNING SERVICES\PLANNING\OCP-REZO\REPORTS\Referral\E0602088000Fortis-
Gibbard250706.doc 
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Regional District of Okanagan Similkameen 
 
101 Martin St, Penticton, BC    V2A 5J9 
Tel:  (250) 492-0237    Fax (250) 492-0063 
 
Amendment Bylaw #XXXX File No.  E-06-02088.000 
 

Schedule 

 
 

Subject Property 

NN

AG 

RS1 

RS1 

RS1 

Amend Zoning Bylaw  
From:  AG (Agriculture) 
To:  AG Site Specific 
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 AREA ‘E’ ADVISORY PLANNING COMMISSION 
Regular Monthly Meeting 

 October 11, 2006 
Held at the Naramata Old Age Pensioners Hall 

 
MINUTES 

 
Present: Mary Simonin, Chair 

Heather Fleck  
Tim Forty  
Bob Gibbard  
Jim Venables 
 

Tom Hoenisch 
Phil Janzen 
Richard Brungardt 
Bruce Clough 
Jeff Wheeler 

Absent: Director Tom Chapman, Glenda Payzant, 
Peter Simonsen, Bud Hindson 
 

 

Staff: Monty Horton, RDOS  
Recording Secretary: Cathy Kristensen 

 
Chair Mary Simonin called the meeting to order at 7:02 pm.   
 
1. Adoption of Agenda 
 
 
 
 
2. 

Revised Agenda dated October 11, 2006 was distributed to the Committee Members with 
attachments.  Chair Mary Simonin added an additional delegation marked as “3.0 Kevin 
Hancock” to the Agenda. 
 
Previous Meeting Minutes 
 
No Minutes where attached to the Agenda package from the September 11, 2006 
meeting.  This item will be deferred until the next meeting. 
 

3. DELEGATIONS/ REFERRAL APPLICATIONS/DEVELOPMENT VARIANCE PERMITS 
 
3.0 
 
 
 
 
 
3.1 
 
 
 
 
 
 
 
 
 

Kevin Hancock 
 
Mr. Hancock currently owns a 5-acre block of property on North Bench, which is out of 
the ALR.  He would like to re-zone to S1.  Mr. Hancock was directed to speak with the 
RDOS to proceed with his proposed re-zoning request. 
 
Julie Hawes/Robert Hawes (Agent: Allen Maurer Architects) for Development 
Variance Permit Application E-06-02329.005 
 
Mr. Hawes owns ½ acre property on Indian Rock Road.  Asking for a variance to reduce 
the setback on the property.    
 
The APC recommends to the RDOS Board that Development Variance Permit 
Application E-06-02329.005 be approved. 
 
                                                                                                                              CARRIED
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3.2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.3 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.4 
 

Keith Funk, Fortis, for Zoning Bylaw Amendment Application E-06-02088.000  
Violet Gibbard/New Town Planning Services Inc., on behalf of Fortis BC 
 
Mr. Funk reviewed the proposed substation on the Fire Hall site.  Fortis to hold a broad 
community meeting for the residents of Naramata the first week of November 2006.  Mr. 
Funk advised that technically the Fire Hall site works and the Ministry of Transportation 
have given their approval. 
 
The APC recommends to the RDOS Board that the subject development application be 
approved subject to the following conditions:  following the Fortis BC public meeting 
concerning the Fire Hall site (alternate site), move forward with the current Arawana site 
(subject property) development application in the event that the alternate property is not 
acceptable to the broader community, and/or where the integrity of public safety is 
compromised.  In the event that the alternate property is more acceptable to the broader 
community, move forward with a new application for the alternate site. 
 
                                                                                                                            CARRIED 
 
OCP/Zoning Amendment Application E-06-00657.050 – 541941 BC Ltd. 
(Naramata Heritage Inn)  Core Group Consultants, Sean Carroll 
Referral Report dated October 11, 2006 – M. Horton, Planner, RDOS 
 
Monty Horton reviewed the proposed OCP/Zoning amendment application and all 
relevant information concerning the application from a planning perspective.   
 
Mr. Carroll spoke to the committee and advised that they are in the preliminary stages of 
this proposed project.  Mr. Carroll advised that they are looking for feedback from the 
committee prior to confirming the actual number of units to be built at this time.  Parking 
requirements, sewage disposal are issues still being investigated.  No building layout has 
been started.   
 
The APC recommends to the RDOS Board that the subject application be postponed to 
the November APC meeting for the following reasons: more time to review the overall 
nature of the proposal, sewage disposal, parking requirements. 
 
                                                                                                                             CARRIED 
 
Text Error Zoning Amendment to Bylaw 1566.005, 2006 E-05-01928.110/120 
Brett A. Albrecht and Norman J. Wallace – 3900 North Naramata Road (Lot 2) and 
3842 Albrecht Road (Lot A), Rural Naramata, Electoral Area “E” 
 
Monty Horton reviewed the Zoning and OCP Bylaw Amendment application with the 
committee.  Text error to the original development application.   
 
The APC recommends to the RDOS Board that they approve the amendments to the 
written text as presented. 
                                                                                                                            CARRIED 
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4. Old Business 
  None to review 
  
5. New Business 
  None to report 
   
6. Next Meeting 
 Wednesday, November 8, 2006 at 7:00 pm at the Naramata OAP Hall. 

 
CONSENSUS: 
 
That the meeting be adjourned at 9:45 pm. 
 
 
 
 
 
___________________________ _________________________ 
C. Kristensen, Recording Secretary    M. Simonin, Chair 
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