Agricultural Advisory Committee
AGENDA

Kelowna

Thursday, March 8, 2018

6:00 pm

Council Chamber

City Hall, 1435 Water Street

1.

Pages
Call to Order

THE CHAIR WILL CALL THE MEETING TO ORDER:

(@) The purpose of this Meeting is to consider certain Development Applications as noted on
this meeting Agenda.

(b) The Reports to Committee concerning the subject development applications are
available on the City's website at www.kelowna.ca.

(c) Allrepresentations to the Agricultural Advisory Committee form part of the public
record.

(d) Asan Advisory Committee of Council, the Agricultural Advisory Comittee will make a
recommendation of support or non-support for each application as part of the public process.

City Council will consider the application at a future date and, depending on the nature of the
file, will make a decision or a recommendation to the Agricultural Land Commission.

Applications for Consideration

2.1 McCulloch Rd 3305-3309, A17-0010 - Leonard & Tracey Wikenheiser 3-15

The applicant is requesting permission from the Agricultural Land Commission (ALC)
for a “Subdivision of Agricultural Land Reserve” under Section 21(2) of the
Agricultural Land Commission Act. The subdivision is more specifically a "Homesite
Severance” request as per Policy #11 — Homesite Severance on Agricultural Land
Reserve (ALR) Lands.

Minutes 16 - 23

Approve Minutes of the Meeting of January 25, 2018

ALC Decisions - Update

To provide the Committee with an update on Agricultural Land Commission decisions.

Next Meeting

April 12, 2018


http://www.kelowna.ca/

Termination of Meeting



COMMITTEE REPORT

City of
Date: March 8, 2018 KEIowna.

RIM No. 1210-21

To: Agricultural Advisory Committee (AAC)

From: Community Planning Department (TA)

Application: A17-0010 Owner: Leonard and Tracey Wikenheiser
Address: 3305-3309 McCulloch Road Applicant: | aonard Wikenheiser

Subject: Application to the ALC for *Homesite Severance”

1.0 Purpose

The applicant is requesting permission from the Agricultural Land Commission (ALC) for a “Subdivision of
Agricultural Land Reserve” under Section 21(2) of the Agricultural Land Commission Act. The subdivision is
more specifically a "Homesite Severance” request as per Policy #11 — Homesite Severance on Agricultural
Land Reserve (ALR) Lands.

2.0 Proposal

2.1 Background
The applicant is seeking a two lot subdivision for the purpose of a homesite severance. The owner

purchased the subject property in 1962 and therefore qualifies for consideration of a homesite severance.

The 12-acre property is currently farmed as vineyard and has been continuously farmed as a vineyard since
1981, when a previous subdivision occurred.

There are currently two homes on the subject property, one is the main house and one is the foreman’s
accommodation for the farming activities. The two homes and their yards are approximately 1.5 acres. A
standard Farm Residential Footprint would be applied to the home on the remaining parcel to ensure any
future development occurs in the residential footprint.

The Ministry of Agriculture’s Guide for Bylaw Development in Farming Areas® cites a maximum area of 0.2 ha
(0.5 acre) as a standard farm residential footprint.

* Ministry of Agriculture, 2015. Guide for Bylaw Development in Farming Areas.
http://www2.gov.bc.ca/gov/DownloadAsset?assetld=E5EF85D8EF2D4Cq939D51C472DCoCs4A51&filename=840000-
1_quide_for_bylaw_development_in_farming_areas_april24_ 2015.pdf



http://www2.gov.bc.ca/gov/DownloadAsset?assetId=E5EF85D8EF2D4C939D51C472DC0C4A51&filename=840000-1_guide_for_bylaw_development_in_farming_areas_april24_2015.pdf
http://www2.gov.bc.ca/gov/DownloadAsset?assetId=E5EF85D8EF2D4C939D51C472DC0C4A51&filename=840000-1_guide_for_bylaw_development_in_farming_areas_april24_2015.pdf

A17-0010 - 2

2.2 Site Context

The subject property is located in the Southeast Kelowna City Sector. It is immediately surrounded by
agricultural land in the ALR with the exception of three properties to the north which have portions of land
not in the ALR. The property is located outside of the Permanent Growth Boundary in the Official
Community Plan.

Parcel Summary —3305-3309 McCulloch Road

Parcel Size: 12.47 acres
Elevation: 484 - 4,93 metres above sea level (masl) (approx.)

Map 1 - Neighbourhood
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Map 2 — Agricultural Land Reserve
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Map 3 — Future Land Use
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A17-0010 - 5

Map 5 - Soil Classification
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3.0 Community Planning

The City’s Agriculture Plan recommends continued support for homesite severance applications consistent
with ALC Policy #11, which allows farmers to retire or sell the property while retaining the homesite. ALC
policies state that consideration of any homesite severance should be reviewed in the context of the overall
agricultural integrity of the parcel, where the size and configuration will, in the Commission’s opinion,
constitute a viable agricultural remainder. To this end, homesite severance parcels should be minimized in
size to help ensure the remainder is viable. This is particularly important in Kelowna where parcel sizes are
already small.

Report prepared by: Trisa Atwood, Planner Il
Reviewed by: Terry Barton, Community Planning Department Manager
Attachments:

Attachment “A” — Policies

Attachment "B” — Technical Comments
Attachment “C” — Survey Plan

Attachment "D” — Proposed Subdivision Plan
Attachment “E” — Supporting Documents
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Attachment “A” - Policies

City of
Subject: Homesite Severance Address: 3305-3309 McCulloch Rd KEIOW“&

3.1 City of Kelowna Agriculture Plan (1998)

ALR Application Criteria®

Exclusion, subdivision, or non-farm use of ALR lands will generally not be supported. General non-support
for ALR applications is in the interest of protecting farmland through retention of larger parcels, protection
of the land base from impacts of urban encroachment, reducing land speculation and the cost of entering
the farm business, and encouraging increased farm capitalization.

1.1 City of Kelowna Strategic Plan

Objective?: Sensitively integrate new development with heritage resources and existing urban,
agricultural and rural areas.

Action towards this objective*: Evaluate the effectiveness of City policies and bylaws in preserving
agricultural lands.

1.3 Kelowna Official Community Plan (OCP)

Land Use Designation Definitions

Resource Protection Area’

Generally land areas within this designation (whether they are within the permanent growth boundary or
not) will not be supported for exclusion from the ALR or for more intensive development than that allowed
under current zoning regulations, except in specific circumstances where the City of Kelowna will allow
exceptions to satisfy civic objectives for the provision of park/recreation uses.

Permanent Growth boundary®

Lands within the permanent growth boundary may be considered for urban uses within the 20 year
planning horizon ending 2030. Lands outside the permanent growth boundary will not be supported for
urban uses.

Chapter 5 — Development Process

Objective 5.3 Focus development to designated growth areas.

Policy .1 Permanent Growth Boundary?’. Establish a Permanent Growth Boundary as identified on Map 4.1
and Map 5.2. Support development of property outside the Permanent Growth Boundary for more

2 City of Kelowna Agriculture Plan. 1998. P. 130.

3 City of Kelowna Strategic Plan. 2004. P. 7.

4 City of Kelowna Strategic Plan. 2004. P. 29.

> City of Kelowna 2030 Official Community Plan. Future Land Use Chapter. P. 4.2.
6 City of Kelowna 2030 Official Community Plan. Future Land Use Chapter. P. 4.6.
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intensive uses only to the extent permitted as per the OCP Future Land Use designations in place as of
initial adoption of OCP Bylaw 10500, except as per Council’s specific amendment of this policy. Resource
Protection Area designated properties not in the ALR and outside the Permanent Growth Boundary will not
be supported for subdivision below parcel sizes of 4.0 ha (10 acres). The Permanent Growth Boundary may
be reviewed as part of the next major OCP update.

Agricultural Land Use Policies

Objective 5.33 Protect and enhance local agriculture®.

Policy .1 Protect Agricultural Land. Retain the agricultural land base by supporting the ALR and by
protecting agricultural lands from development, except as otherwise noted in the City of Kelowna
Agricultural Plan. Ensure that the primary use of agricultural land is agriculture, regardless of parcel size.

Policy .2 ALR Exclusions. The City of Kelowna will not forward ALR exclusion applications to the ALC
except in extraordinary circumstances where such exclusion is otherwise consistent with the goals,
objectives and other policies of this OCP. Soil capability alone should not be used as justification for
exclusion.

Policy .3 Urban Uses. Direct urban uses to lands within the urban portion of the Permanent Growth
Boundary, in the interest of reducing development and speculative pressure on agricultural lands.

1.4 Agricultural Land Commission Act (ALCA)

Purposes of the commission — Section 6 of the ALCA
The following are the purposes of the commission:

(a) to preserve agricultural land;

(b) to encourage farming on agricultural land in collaboration with other

communities of interest;

(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of agricultural land and uses

compatible with agriculture in their plans, bylaws and policies.

7 City of Kelowna 2030 Official Community Plan. Development Process Chapter. P. 5.2.
8 City of Kelowna 2030 Official Community Plan: Agricultural Land Use Policies Chapter. P. 5.35.
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Attachment “B” — Technical Comments

City of
Kelowna

Subject: 3305-3309 McCulloch Road — Homesite Severance

3.2

3.3 Ministry of Agriculture

The application for subdivision of the property at 3305 McCulloch Rd appears to comply with the ALC
Homesite Severance on ALR Lands Policy L-11. ALC has jurisdiction & the Ministry of Agriculture supports
a consistent approach for these decisions in terms of appropriate lot size & configuration. Should the
Homesite Severance be approved, consider conditions [before such time as current owner might sell the
property] to require fencing and/or effective landscaping on the severed lot to mitigate potential of future
conflict & avoid negative impacts to the continued farm operations.

3.4 Regional District of Central Okanagan (RDCO)

It appears that the landowner meets requirements of the ALC's Home Site Severance Policy as well as the
RDCO'’s policy with respect to Home Site Severances. These types of applications are automatically
supported by the Regional District. The Development Services Planning section recommends support of
the application subject to any site specific recommendations from the City’s AAC, Ministry of Agriculture,
or other key agencies (i.e.: setbacks/buffering from remainder of farm, septic field considerations, etc.).

10
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Date:
Location:

Committee Members
Present:

Committee Members
Absent:

Staff Present:

City of
Kelowna

Agricultural Advisory Committee

Minutes

Thursday, January 25, 2018
Council Chamber
City Hall, 1435 Water Street

John Janmaat (Chair), Yvonne Herbison (Vice-Chair), Domenic Rampone,
Ed Schiller, Pete Spencer, Jill Worboys (Interior Health) and Jeff Ricketts
(Alternate)

Keith Duhaime and Tarsem Goraya

Planner Specialist, Laura Bentley; Planner, Melanie Steppuhn; Sustainability
Coordinator, Tracy Guidi*; Community Planning Department Manager, Ryan
Smith*; Planner Specialist, Adam Cseke*; Planner, Barbara Crawford*;
Senior Project Manager, Patrick Aylard*; FOI-Legislative Coordinator, Sandi
Horning

(* denotes partial attendance)

1. Call to Order

The Chair called the meeting to order at 6:02 p.m.

Opening remarks by:the Chair regarding conduct of the meeting were read.

2. Chair and Vice-Chair for2018

2.1 Appointment of Chair and Vice-Chair

Moved by Dominic Rampone/Seconded by Yvonne Herbison

THAT John Janmaat be appointed the Chair of the Agricultural Advisory Committee for 2018.

Carried

16



Moved by Dominic Rampone/Seconded by Jeff Ricketts

THAT Yvonne Herbison be appointed Vice-Chair of the Agricultural Advisory Committee for
2018.

Carried
3. Applications for Consideration

3.1 Lakeshore Rd 4638, Z17-0077, DP17-0180 & DVP17-0181 - 4638 Lakeshore Road Ltd.
Staff:
- Displayed a PowerPoint presentation summarizing theapplication before the Committee.
- The property is located in an agricultural interface area.
- Staff would like the Committee to comment on the proposed rezoning and the agricultural buffer
design located along the southern parcel boundary.

AAC/Staff Discussion:

- Staff responded to an inquiry regarding the agricultural buffer and the variance.

- Staff clarified the plantings proposed for the landscape buffer.

- Staff clarified the setback for ALR lands facing the commercial properties.

- Staff provided information regarding the setbacks for commercial and residential properties.
- Staff provided information regarding site coverage.

Steve Nicholson, Applicant:

- Displayed a PowerPoint presentation summarizing the rationale for the rezoning and variance.

- Responded to questions from the Committee.

- Provided the rationale for.the location of the staircase.

- Advisedthatthe variance alongthe pedestrian walkway shown in the drawings was done in error and
will be removed.

- Provided the rationale for the siting of the building.on the subject property.

- Will be erecting signage that the property is next to an active farm and will be registering a covenant
on title to indicate it is adjacent to an‘active farm.

- Provided an overview of the exterior materials being proposed.

Staff/AAC Discussion:
- Responded to questions from the Committee.

Moved by Dominic Rampone/Seconded by Ed Schiller

THAT the Agricultural Advisory Committee recommends that Council support Rezoning
Application No. Z17-0077 for the property located at 4638 Lakeshore Road in order to rezone the
subject property from the C2 - Neighbourhood Commercial zone to the C3 - Community
Commercial zone.

Defeated
John Janmaat, Yvonne Herbison, Pete Spencer and Jeff Ricketts — Opposed.

17



Moved by Dominic Rampone/Seconded by Pete Spencer

THAT the Agricultural Advisory Committee recommends that Council support Development
Variance Permit Application No. DVP17-0181 for the property located at 4638 Lakeshore Road in
order to reduce the agriculture buffer width from 3.om to 2.om for an 8.om portion along the
southern property line.

Defeated
John Janmaat, Yvonne Herbison and Jeff Ricketts — Opposed.

ANEDOTAL COMMENTS:

The Agricultural Advisory Committee raised the following concerns with the proposed application as it
relates to the proposed rezoning:

the higher density residential use and taller buildings allowed in the C3 zone will have negative
impacts on the adjacent ALR land;

additional density and residential use creates speculative pressure on ALR land; and

there is no benefit to agriculture.

The Agricultural Advisory Committee raised the following concerns with the proposed application as it
relates the proposed variance:

Staff:

increases to buffering in both width and height should be considered;

a taller building needs a larger buffer;

the variance would not be necessary if the structure was moved;

the proposed buffering needs to be intensified; and

itis possible that the agricultural use of the adjacent property may change in the future and there
appears to beno flexibility for buffering should a change in‘use occur.

3.2 Pooley Rd 3060, A17-0011 - Lawrence Neid

- Displayed a PowerPoint presentation summarizing the application before the Committee.

- Providedbackground information regarding the Integrated Water Supply Plan.

- Staff are requesting the Committee provide a recommendation for Council regarding the application
to allow a non-farm use and subdivision, together with any potential mitigation measures for
agricultural impacts and surrounding properties.

AAC/Staff Discussion:

- Staff responded to questions from the Committee.

- Staff advised that the reservoir will be a concrete structure and will be enclosed.

- Staff advised that construction will commence in May and the project is scheduled for completion by
December 31, 2019.

- Staff provided the rationale for the reservoir and confirmed that the reservoir will only be for
domestic drinking water.

- Staff confirmed that SEKID is merging with the City water utility.

- Staff provided the rationale for the location of the reservoir on the site.

18



Moved by Pete Spencer/Seconded by Dominic Rampone

THAT the Agricultural Advisory Committee recommends that Council support Agricultural Land
Reserve Application No. A17-oo011 for the property located at 3060 Pooley Road to request
permission from the Agricultural Land Commission under Section 20(3) of the Agricultural Land
Commission Act for a non-farm use to construct a water reservoir on a portion of the subject
property.

Carried

Moved by Dominic Rampone/Seconded by Pete Spencer

THAT the Agricultural Advisory Committee recommends that Council support Agricultural Land
Reserve Application No. A17-oo011 for the property located at 3060 Pooley Road to request
permission from the Agricultural Land Commission under Section 21(2) of the Agricultural Land
Commission Act for the subdivision of the portion of property for the water reservoir.

Carried

ANEDOTAL COMMENTS:

The Agricultural Advisory Committee recommended that Council support the application as the
Committee felt that non-farm use was acceptable and as part of the City’s Integrated Water Supply Plan.
The Committee also recommended that the City examine options toincrease the agricultural capability
of the surrounding property.

4. Minutes

Moved by Yvonne Herbison/Seconded by Dominic Rampone

THAT the Minutesof the January 11, 2018 Agricultural Advisory Committee meeting be adopted.
Carried
5. ALC Decisions - Update

Staff:

- Provided an update with respect to the Temporary Farm Worker Housing application for Stewart
Road. The application was approved by Council this past Monday, subject to a few conditions.

- Provided an update with respect to the Temporary Farm Worker Housing application on Shanks
Road. The application is expected to be considered by Council on February 5, 2018.

6. Old Business
6.1 Ministry of Agriculture - Agricultural Advisory Committee Workshop

Staff:
- Advised that the Ministry’s workshop will be held on Tuesday, February 27, 2018.
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- The City of Kelowna is looking for three (3) members of the Committee to attend, as well as three (3)
alternates.

Committee Members:

- Would like to send Dominic Rampone, Yvonne Herbison and Jeff Ricketts, with the alternates being
John Janmaat, Pete Spencer and Ed Schiller

7. Adjourn to Knox Mountain Meeting Room

The meeting adjourned to the Knox Mountain Meeting Room at 7:47.p.m.

8. Reconvene in Knox Mountain Meeting Room

The meeting reconvened in the Knox Mountain Meeting Room at 7:59 p.m.

9. Reports

9.1 Agriculture Plan Policy Implementation — Package 1 Directed Amendments to the
Official Community Plan and Zoning Bylaw

Staff:

- Provided an overview the Reports and why they were splitinto two packages.

- Displayed a PowerPoint presentation summarizing the Agriculture Plan Policy Implementation —
Package 1 Directed Amendments to the Official Community Plan and Zoning Bylaw.

- Responded to questions from the Committee.

Moved by Dominic Rampone/Seconded by Yvonne Herbison

THAT the Agricultural Advisory Committee receives, for information, the Report from the Policy
& Planning Department dated January 25, 2018 with respect to the draft directed amendments
to Bylaw No. 10500, Kelowna 2030 Official Community Plan and Bylaw No. 8000, Zoning Bylaw
based on the recommendations presented in the Agriculture Plan endorsed by Council in August
2017.

Carried

ANEDOTAL COMMENTS:

The Agricultural Advisory Committee commented that the engagement for the Agricultural Plan was
very good, specifically, that the AAC appreciated the iterative process of the plan, and that there was
follow up through the stages that kept the AACinformed. The Committee is excited to see the Plan come
into action and believes that the policy has been developed to reflect the agricultural significance of
Kelowna.
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9.2 Agriculture Plan Policy Implementation and Housekeeping — Package 2 Draft
Comprehensive Amendments to the Official Community Plan and Zoning Bylaw

Staff:

- Displayed a PowerPoint presentation summarizing the proposed new definitions and revised
definitions to be included in the amendments to the City’s Zoning Bylaw.

- Responded to questions from the Committee.

Moved by Dominic Rampone/Seconded by Pete Spencer

THAT the Agricultural Advisory Committee recommends that Council amend Zoning Bylaw No.
8000 to include the proposed new definitions and.revisions of existing definitions as presented
to the Committee dated January 25, 2018.

Carried

Staff:

- Displayed a PowerPoint presentation summarizing the proposalto amend the City’s Zoning Bylaw
in order to split the secondary uses on ALR and non ALR/lots.

- Responded to questions from the Commiittee.

Moved by Yvonne Herbison/Seconded by Ed Schiller

THAT the Agricultural Advisory Committee recommends that Council amend Zoning Bylaw No.
8000 by separating the secondary uses for those A1 lots withinthe Agricultural Land Reserve and
those A1 lots not in the Agricultural Land Reserve.

Carried
Staff:
- Displayed a PowerPoint presentationsummarizing the proposal to amend the City’s Zoning Bylaw
in ordertoiintroduce a maximum gross floor area for a home of soom?®.

- Respondedtoquestions from the Committee.

Moved by Pete Spencer/Seconded by Dominic Rampone

THAT the Agricultural Advisory Committee recommends that Council amend Zoning Bylaw No.
8000 to introduce a maximum gross floor area for a home of 5oom? based on Ministry of
Agriculture Standards.

Carried

Staff:

- Displayed a PowerPoint presentation summarizing the proposal to revise the City's existing Zoning
Bylaw Development Regulations.

- Responded to questions from the Committee.
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Moved by Dominic Rampone/Seconded by Jeff Ricketts

THAT the Agricultural Advisory Committee recommends that Council revise the existing Zoning
Bylaw Development Regulations for certainty and clarity in order to align with the Ministry of
Agriculture Standards;

AND THAT the Agricultural Advisory Committee recommends that Council direct staff to re-
examine the proposed heights, setbacks and other specifications for consistency and equity.

Carried

Staff:

- Displayed a PowerPoint presentation summarizing theproposal to amend the City’s Zoning Bylaw
in order to revise the buffer requirements.

- Responded to questions from the Committee.

Moved by Yvonne Herbison/Seconded by Ed Schiller

THAT the Agricultural Advisory Committee recommends that Council amend.Zoning Bylaw No.
8000 in order to revise the urbanside buffer requirements as presented, to better align with the
Ministry of Agriculture Edge Planning Guidelines.

Carried

Staff:

- Displayed a PowerPoint presentation summarizing the engagementideas under consideration with
respect to Agricultural Plan Implementation = Policy Amendments.

- Responded to questions from the Committee.

The Committee Member provided feedback to staff regarding the proposed engagement ideas and
made suggestions on how to improve the engagement.

Staff:
- Advisedthat the next stepsinthe process are:
o Engagement;
o Initial'consideration by Council (in tandem with Package 1);
o Public Hearing; and
o Ministry Approval.

10. Next Meeting

The next Committee meeting has been scheduled for February 8, 2018.
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11. Termination of Meeting

The Chair declared the meeting terminated 10:17 pm

John Janmaat, Chair
E &
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