Tuesday, June 12, 2018

6:00 pm

City of Kelowna
Public Hearing
AGENDA

Council Chamber

City Hall, 1435 Water Street

1.

Pages

Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

1. (a) The purpose of this Hearing is to consider certain bylaws which, if adopted, shall
amend Kelowna 2030 - Official Community Plan Bylaw No. 10500 and Zoning Bylaw No. 8o00.

(b) All persons who believe that their interest in property is affected by the proposed bylaws
shall be afforded a reason-able opportunity to be heard or to present written submissions
respecting matters contained in the bylaws that are the subject of this hearing. This Hearing
is open to the public and all representations to Council form part of the public record. A live
audio feed may be broadcast and recorded by Castanet.

(c) Allinformation, correspondence, petitions or reports that have been received concerning
the subject bylaws have been made available to the public. The correspondence and petitions
received after May 30, 2018 (date of notification) are available for inspection during the course
of this hearing and are located on the information table in the foyer of the Council Chamber.

(d) Council debate on the proposed bylaws is scheduled to take place during the Regular
Council meeting after the conclusion of this Hearing. It should be noted, however, that for
some items a final decision may not be able to be reached tonight.

(e) It must be emphasized that Council will not receive any representation from the applicant
or members of the public after conclusion of this Public Hearing.

Notification of Meeting



The City Clerk will provide information as to how the Hearing was publicized.

Individual Bylaw Submissions

3.1 Holland Rd 3010, Z18-0010 (BL11620) - Scott and Chandra Payer & John and 4-13
Alexandra Woodfield

To rezone the subject property from RU1 - Large Lot Housing to RU6 — Two Dwelling
Housing, to facilitate the development of two new dwellings.

3.2 Pacific Ave 1145, Z17-0118 (BL11621) - Anagram Properties 14 - 43

To rezone from RU6 — Two Dwelling Housing to RM5 — Medium Density Multiple
Housing to accommodate a 31-unit apartment building.

3.3 Taylor Cr 2424, Z18-0024 (BL11622) - Kerry and Nicole Begrand Fast 44 - 49

To rezone to the RU1c — Large Lot Housing with Carriage House to facilitate the
development of a carriage house.

3.4 Implementing Agriculture Plan Policy Recommendations: PACKAGE 1 Bylaw 50 - 108
Amendments OCP18-0003 (BL11616) and TA18-0002(BL11617)

To amend the Official Community Plan and Zoning Bylaw based on the
recommended actions presented in the Agriculture Plan, endorsed August, 2017.

3.5 Implementing Agriculture Plan Policy Recommendations - PACKAGE 2 Bylaw 109-191
Amendments OCP18-0004 (BL11618) and TA18-0003 (BL11619)

To amend the Official Community Plan and Zoning Bylaw based on the Agriculture
Plan recommendations to ensure compliance with provincial standards and to update
buffer specifications along agricultural properties. Further, some amendments have
been made to provide additional clarification on policies.

Termination

Procedure on each Bylaw Submission

(@) Brief description of the application by City Staff (Land Use Management);

(b) The Chair will request that the City Clerk indicate all information, correspondence,
petitions or reports received for the record.

(c) The applicant is requested to make representation to Council regarding the project and is
encouraged to limit their presentation to 15 minutes.

(d) The Chair will call for representation from the public in attendance as follows:

(i) The microphone at the public podium has been provided for any person(s) wishing to



make representation at the Hearing.
(i) The Chair will recognize ONLY speakers at the podium.

(iii) Speakers are encouraged to limit their remarks to 5 minutes, however, if they have
additional information they may address Council again after all other members of the public
have been heard a first time.

(e) Once the public has had an opportunity to comment, the applicant is given an
opportunity to respond to any questions raised. The applicant is requested to keep the
response to a total of 10 minutes maximum.

(f) Questions by staff by members of Council must be asked before the Public Hearing is
closed and not during debate of the bylaw at the Regular Meeting, unless for clarification.

(g) Final calls for respresentation (ask three times). Unless Council directs that the Public
Hearing on the bylaw in question be held open, the Chair shall state to the gallery that the
Public Hearing on the Bylaw is closed.

Note: Any applicant or member of the public may use visual aids (e.g. photographs, sketches,
slideshows, etc.) to assist in their presentation or questions. The computer and ELMO
document camera at the public podium are available. Please ask staff for assistance prior to
your item if required.



REPORT TO COUNCIL

City of
Date: May 28, 2018 Ke I Owna

RIM No. 1250-30
To: City Manager
From: Community Planning Department (BBC)
Scott Richard Payer and
Application: ~ Z18-o010 Owners: %ﬁgﬂ;avisgzsfifde;adyen John
Alexandra Tiffany Woodfield
Address: 3010 Holland Road Applicant: ggl:;?tg)ptions Planning &
Subject: Rezoning Application
Existing OCP Designation: S2RES - Single / Two Unit Residential
Existing Zone: RUa - Large Lot Housing
Proposed Zone: RU6 — Two Dwelling Housing
1.0 Recommendation

THAT Rezoning Application No. Z18-0010 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of Lot 14, District Lot 131, Osoyoos Division Yale District, Plan 10710,
located at 3010 Holland Road, Kelowna, BC from the RU1 — Large Lot Housing zone to the RU6 —Two
Dwelling Housing, be considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions of
approval as set out in Attachment “A” from the Development Engineering Department dated February 1,
2018.

2.0 Purpose

To rezone the subject property from RU1 - Large Lot Housing to RU6 - Two Dwelling Housing, to facilitate
the development of two new dwellings.

3.0 Community Planning

Community Planning supports the proposed rezoning of the subject property from RU1 Large Lot Housing
to RU6 — Two Dwelling Housing to facilitate the development of two new single home dwellings.
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The property is located within the Permanent Growth Boundary in the South Pandosy — KLO neighbourhood
of Kelowna. The application to rezone the parcel to RU6 to construct two additional single family dwellings
isin line with the OCP Future Land Use Designation of S2RES — Single / Two Unit Residential. The proposed
use is consistent with the OCP urban infill policies for Compact Urban Form and Sensitive Infill and the OCP
generally supports the densification of neighbourhoods through appropriate infill development.

To fulfil Council Policy No. 367, the applicant submitted a Neighbour Consultation Summary Form to staff
on March 5, 2018, outlining that the neighbours within 50 m of the subject property were notified.

4.0 Proposal

4.1 Project Description

The proposal is to rezone the subject property parcel from the existing RU1 - Large Lot Housing to RU6 —
Two Dwelling Housing to facilitate the development of two new dwellings. The property currently has a one
storey single family dwelling which will be demolished prior to redevelopment. The proposed RU6 zoning
will allow for the construction of two new single family dwellings; one unit located near the front and the
second unit located in the rear of the property.

The proposed two single family dwellings meet all zoning requirements for the RU6 — Two Dwelling Housing
zone. Parking requirements are met with attached double car garage for each proposed unit. An existing
hedge located along the northern property line will be retained to maintain privacy.

The close proximity to parks, schools, downtown and nearby transit on Gordon Drive makes this an ideal
location for increased density as per the OCP urban policies for Compact Urban Form and Sensitive Infill.
4.2 Site Context

The subject property is accessed from the end of Holland Road, a cul-de-sac, and is approximately 140 meters
north of K.L.O. Road. The area is characterized primarily by single family dwellings, with a gated mobile-
home community located adjacent and north of the subject property. The property is in close proximity to
parks, schools, downtown and nearby transit on Gordon Drive and K.L.O Road.

Adjacent land uses are as follows:

Orientation Zoning Land Use
RU1 - Large Lot Housing . .
North RM7 — Mobile Park Home Residential
East RU1 - Large Lot Housing Residential
South RU1 - Large Lot Housing Residential
West RU1 - Large Lot Housing Residential




Subject Property Map: 3010 Holland Road

6.0
6.1

Current Development Policies

Kelowna Official Community Plan (OCP)

Development Process

Compact Urban Form.* Develop a compact urban form that maximizes the use of existing
infrastructure and contributes to energy efficient settlement patterns. This will be done by increasing
densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking distance of
transit stops is required to support the level of transit service) through development, conversion, and
re-development within Urban Centres (see Map 5.3) in particular and existing areas as per the
provisions of the Generalized Future Land Use Map 4.1.

Healthy Communities. Through current zoning regulations and development processes, foster
healthy, inclusive communities and a diverse mix of housing forms, consistent with the appearance
of the surrounding neighbourhood.

Sensitive Infill.3 Encourage new development or redevelopment in existing residential areas to be
sensitive to or reflect the character of the neighbourhood with respect to building design, height and
siting.

Technical Comments

Building & Permitting Department
e No concerns with rezoning application. A Full Plan check for Building Code related issues will be
done at time of Building Permit applications.

* City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter).
2 City of Kelowna Official Community Plan, Policy 5.22.7 (Development Process Chapter).
3 City of Kelowna Official Community Plan, Policy 5.27.6 (Development Process Chapter)
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6.2 Development Engineering Department
e Please see attached Development Engineering Memorandum (Attachment A).

7.0 Application Chronology

Date of Application Received: January 3, 1018
Date Public Consultation Completed: March 5, 2018

Report prepared by: Barbara B. Crawford, Planner

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Attachment A — Development Engineering Memorandum dated February 1, 2018
Attachment B — Applicant’s Rationale Letter
Schedule A - Site Plan, Conceptual Elevations, and Floor Plan
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CITY OF KELOWNA
MEMORANDUM

Date: February 01, 2018

File No.: Z18-0010

To: Community Planning (BC)

From: Development Engineering Manager(JK)

Subject: 3010 Holland Road RU1 to RU6B

The Development Engineering Department has the following comments and requirements
associated with this rezoning application. The road and utility upgrading requirements outlined in
this report will be a requirement of this development. The Development Engineering
Technologist for this project is Jason Angus

1.

Domestic Water and Fire Protection

This property is currently serviced with a 19mm-diameter water service. The
disconnection of the existing small diameter water services and the tie-in of a larger new
50mm service c/w two curb stops can be provided by City forces at the developer’s
expense. The applicant will be required to sign a Third Party Work Order for the cost of
the water service upgrades. For estimate inquiry’s please contact Jason Angus, by email
jangus@kelowna.ca or phone, 250-469-8783.

Sanitary Sewer

Our records indicate that this property is currently serviced with a 100mm-diameter
sanitary sewer service. An inspection chamber (IC) complete with brooks box must be
installed on the service at the owner’s cost. Service upgrades can be provided by the
City at the applicant’s cost. The applicant will be required to sign a Third Party Work
Order for the cost of the service upgrade. For estimate inquiry’s please contact Jason
Angus, by email jangus@kelowna.ca or phone, 250-469-8783

Road Improvements

Holland Road must be upgraded to an urban arterial standard along the full frontage of
this proposed development, including sidewalk, pavement removal and replacement,
boulevard landscaping, street lighting and re-location or adjustment of utility
appurtenances if required to accommodate the upgrading construction. A one-time cash
payment in lieu of construction must be collected from the applicant for future
construction by the City. The cash-in-lieu amount is determined to be $30,602.56 not
including utility service cost.

Development Permit and Site Related Issues

Direct the roof drains into on-site rock pits or splash pads.

One access to the property will be permitted. A maximum 6m wide driveway will be
permitted.
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5. Electric Power and Telecommunication Services

The electrical and telecommunication services to this building must be installed in an
underground duct system, and the building must be connected by an underground
service. [t is the developer’s responsibility to make a servicing application with the
respective electric power, telephone and cable transmission companies to arrange for
these services, which would be at the applicant’s cost.

7. Bonding and Levy Summary

(a) Levies

1. Holland Road. frontage improvements $30,602.56
(b) Bonding
1. Service upgrades To be determined

1777
;Ii{inﬁﬁe%’\r(éy, P. Eng.
/’ evelopment Engineering Manager

JA
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January 2, 2018

City of Kelowna

Urban Planning Department
1435 Water Street

Kelowna, BC

RE: Rezoning proposal at 3010 Holland Road Zone: RU1 - Large Lot Housing Zone

Dear Planning Staff:

We would like to rezone the property at 3010 Holland Road to the RU6 — Two Dwelling Housing
zone. The property was recently purchased for infill development similar to the neighbour to the
south, which was recently rezoned. The parcel is ample in size and over 60m deep. The property is
unusual given that it's immediate neighbour to the north is a gated community with a continuous
wood fence along the property line.

The existing home has not been kept up and will be demolished. The plan is to construct two new
homes on the parcel. The submission materials include the proposed layout, elevation and design
of the new single-family dwellings. The design is conservative with some contemporary elements
and is expected to be complementary to the neighbourhood. The hedge along the north property
line will be retained to maintain privacy.

The property is located within the “Permanent Growth Boundary” and has the correct future land
use designation and exceeds the minimum requirements for two dwelling housing. The plan

meets many policies objectives in the Official Community Plan including good infill development
and compact urban form. We believe the project will easily integrated into the existing fabric of
the neighbourhood and add much needed quality housing stock to the area.

Igeg/a dé

[ n N.
|1

Blrte Decloux

URBAN OPTIONS Planning & Permits B Kelowna, BC ® [ 250.575.6707 B & birte@urbanoptions.ca
10
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REPORT TO COUNCIL

City of
Date: May 28, 2018 Ke I Owna

RIM No. 1250-30

To: City Manager

From: Community Planning Department (AW)

Application: Z17-0118 Owner: Bradley & Jennifer McArthur
Address: 1145 Pacific Avenue Applicant: ~ Anagram Properties
Subject: Rezoning Application

Existing OCP Designation: Multiple Unit Residential (Medium Density)

Existing Zone: RU6 — Two Dwelling Housing

Proposed Zone: RMs5 —Medium Density Multiple Housing

1.0 Recommendation

THAT Rezoning Application No. Z17-0118 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of Lot 1 District Lot 137 ODYD Plan 7833, located at 1145 Pacific Avenue,
Kelowna, BC from the RU6 — Two Dwelling Housing zone to the RM5 — Medium Density Multiple Housing
zone be considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration;

AND THAT final adoption of the Rezoning Bylaw be considered subsequent to the outstanding conditions
of approval as set out in Schedule “"A” attached to the Report from the Community Planning Department
dated May 28, 2018;

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with Council’s
consideration of a Development Permit and Development Variance Permit for the subject property.

2.0 Purpose

To rezone from RU6 — Two Dwelling Housing to RM5 — Medium Density Multiple Housing to accommodate
a 31-unit apartment building.

3.0 Community Planning

Community Planning Staff are supportive of the proposed rezoning to accommodate a 31-unit purpose-
built rental apartment development, it is seen to meet the objectives and supporting policies of the Official
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Community Plan (OCP). The RM5 — Medium Density Multiple Housing zone is the appropriate zone and
facilitates a form of housing needed within this Urban Centre location. The subject property is located
within the Capri / Landmark Urban Centre, along the Gordon Drive bus route and within walking distance to
A.S. Matheson Elementary School and the Capri Centre Mall. The properties’ Walk Score is 73 (Very
Walkable — most errands can be accomplished on foot).

The surrounding area has long been designated for apartment housing to the west, east and south of the
subject property and mixed-use to the north. Nearby projects are in various stages in the approval process
with the area starting to be redeveloped in line with the OCP Future Land Use Designations. To fulfill
Council Policy No. 367, the applicant submitted a Neighbour Consultation Summary Form to staff on
January 17, 2018, documenting that neighbours within som of the subject properties were notified.

Staff are currently tracking several variances for the project including site coverage, front and sideyard
setbacks, height and parking. The proponent is proposing a height increase from 4.5 storeys to 5 storeys
and a parking reduction of approximately 20%. A Development Permit & Development Variance Permit
will be forwarded to Council at a later date should the zoning be supported.

4.0 Proposal

4.1 Project Description

The subject properties’ current land use designation of MRM — Multiple Unit Residential (Medium Density)
is consistent with the proposed RM5 — Medium Density Multiple Housing zone. The applicant is proposing
the construction of a 31-unit purpose built rental housing apartment consisting of 5 - 1 bedroom units, 21 - 2
bedroom units and 5 -3 bedroom units. Principal vehicular access for the units is via a driveway from Pacific
Avenue. Parking for residents is provided under building with access provided from the internal driveway.
The applicant has proposed a parking variance which would provide each unit with 1 parking stall plus a
total of 5 visitor parking stalls. As this is a purpose built housing project the applicant has asked that the
parking be varied in accordance with the existing Housing Strategy, Section 15 of the Housing Strategy
suggests that parking should be reduced for multi-family housing projects located within the Urban Core.
A Transportation Demand Strategy and summary of the anticipated users is also attached.

Long term bicycle parking is provided within individual storage units, and short term bicycle parking is
provided adjacent to Pacific Avenue. The Pacific Avenue frontage has been improved from the initial
submission to include a stronger pedestrian orientation, with two street oriented units as shown below:

15
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Such design elements serve to activate these building frontages with heightened levels of pedestrian
activity. The buildings are representative of a more contemporary aesthetic, having flat roofs and clean
building lines. A full report on form and character will be forth coming to Council as part of the
Development Permit should the land use be supported.

4.2 Site Context

The subject properties are in the Capri Landmark Urban Centre one block south of Sutherland Avenue in an
area designated for an apartment form of housing.

Specifically, adjacent land uses are as follows:

Orientation Zoning Land Use
North RU6 — Two Dwelling Housing Residential

East Rezoning to RM5 / RU6 — Two Dwelling Housing | Vacant / Residential
South RMs5 —Medium Density Multiple Housing Apartment Housing
West RU6 — Two Dwelling Housing Residential

Subject Property Map: 1145 Pacific Avenue

16
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5.0 Current Development Policies
5.1 Housing Strategy
Section 15. Less Parking Required: Reduce minimum parking requirements in the Zoning By-law for new multi-

unit housing in the Urban Core.

Rationale: This is a way to encourage or reward housing that conforms to OCP policy and make housing
more financially viable. It also aligns with supporting transit and reducing vehicle use. Parking spaces are
expensive to provide, ranging from about $10,000 / surface parking space to $30,000 + / space for under-
building parking.

5.2 Kelowna Official Community Plan (OCP)

Goals for A Sustainable Future
Contain Urban Growth.* Reduce greenfield urban sprawl and focus growth in compact, connected
and mixed-use (residential and commercial) urban and village centres.

Future Land Use

Multiple Unit Residential (Medium Density) (MRM)?

Townhouses, garden apartments, and apartment buildings. Complementary uses (i.e. care centres,
minor public services/utilities, and neighbourhood parks) which are integral components of urban
neighbourhoods would also be permitted. Building densities would be consistent with the
provisions of the RM4 — Transitional Low Density Housing and RM5 — Medium Density Multiple
Housing zones of the Zoning Bylaw and may include CD Comprehensive Development zoning for
similar densities or land uses.

Development Process

Compact Urban Form. Develop a compact urban form that maximizes the use of existing
infrastructure and contributes to energy efficient settlement patterns. This will be done by
increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking
distance of transit stops is required to support the level of transit service) through development,
conversion, and re-development within Urban Centres (see Map 5.3) in particular and existing areas
as per the provisions of the Generalized Future Land Use Map 4.1.

Ensure opportunities are available for greater use of active transportation and transit to: to improve
community health; reduce greenhouse gas emissions; and increase resilience in the face of higher
energy prices.*

6.0 Technical Comments

6.1 Building & Permitting Department

e No concerns with proposed land use.
e Full Plan check for Building Code related issues will be done at time of Building Permit applications.

* Goal 1. (Introduction Chapter 1).

2 Future Land Use Designations (Chapter ).

3 Policy 5.3.2 (Development Process Chapter 5).

4 Objective 5.10 (Development Process Chapter 5).
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6.2 Development Engineering Department

e See attached Schedule ‘A’.

7.0 Application Chronology

Date of Application Received: November 19, 2017
Date Public Consultation Completed: January 17, 2018

Report prepared by: Alec Warrender, Property Officer Specialist

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Schedule ‘A’ — Development Engineering Memorandum dated January 10, 2018
Applicant Letter of Rationale

Applicant’s Transportation Demand Management Strategy

Site Plan and Conceptual Renderings
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CITY OF KELOWNA

SCHEDULE A
M E M O RA N D U M This forms part of application gﬁ"@&g
#2717-0118 ;5 §=
o of VaoZlr
Date: January 10, 2018 City of “zr
File No.: Z17-0118 Planner
Iniials | AW K%!MOWWRNﬁ
To: Community Planning (EW)
From: Development Engineering Manager (JK)
Subject: 1145 Pacific Ave RUG6 to RM5

The Development Engineering Department has the following comments and requirements
associated with this rezoning application. The road and utility upgrading requirements outlined in
this report will be a requirement of this development. The Development Engineering
Technologist for this project is Jason Angus

Domestic Water and Fire Protection

a) This property is currently serviced with a 13mm-diameter water service. The
developer’'s consulting mechanical engineer will determine the domestic, fire
protection requirements of this proposed development and establish hydrant
requirements and service needs. The applicant will arrange for the removal and
disconnection of the existing service and the installation of one new larger service at
the applicants cost.

b) A water meter is mandatory for this development and must be installed inside the
building on the water service inlet as required by the City Plumbing Regulation and
Water Regulation bylaws. The developer or building contractor must purchase the
meter from the City at the time of application for a building permit from the Inspection
Services Department, and prepare the meter setter at his cost. Boulevard
landscaping, complete with underground irrigation system, must be integrated with
the on-site irrigation system

c) The developer must obtain the necessary permits and have all existing utility
services disconnected prior to removing or demolishing the existing structures. The
City of Kelowna water meter contractor must salvage existing water meters, prior to
building demolition. If water meters are not salvaged, the developer will be invoiced
for the meters.

Sanitary Sewer

Our records indicate that this property is currently serviced with a 100mm-diameter
sanitary sewer service. The applicant’s consulting mechanical engineer will determine
the requirements of the proposed development and establish the service needs. Only
one service will be permitted for this development. If required, the applicant will arrange
for the removal and disconnection of the existing service and the installation of one new
larger service at the applicants cost.

Storm Drainage

The developer must engage a consulting civil engineer to provide a storm water
management plan for this site which meets the requirements of the City Subdivision

19



awarrend
Schedule 1


Z17-0118 1145 Pacific Ave 2-

Development and Servicing Bylaw 7900. The storm water management plan must also
include provision of lot grading plans, minimum basement elevations (MBE), if
applicable, and provision of a storm drainage service and recommendations for onsite
drainage containment and disposal systems

Road Improvements

@) Pacific Ave must be upgraded to an urban standard along the full frontage of this
proposed development, including curb and gutter, 1.5m sidewalk, drainage
system including catch basins, manholes and pavement removal and
replacement and re-location or adjustment of utility appurtenances if required to
accommodate the upgrading construction. Road cross section to be used is a
SS-R5

Road Dedication and Subdivision Requirements

(@) Grant Statutory Rights of Way if required for utility services.

(b) If any road dedication or closure affects lands encumbered by a Utility right-of-
way (such as Hydro, TELUS, Gas, etc.) please obtain the approval of the utility.
Any works required by the utility as a consequence of the road dedication or
closure must be incorporated in the construction drawings submitted to the City’s
Development Manager.

(© Dedicate 2.5m width along the full frontage of Pacific Ave.

Development Permit and Site Related Issues

a) Direct the roof drains into on-site rock pits or splash pads.

Electric Power and Telecommunication Services

The electrical and telecommunication services to this building must be installed in an
underground duct system, and the building must be connected by an underground
service. It is the developer’s responsibility to make a servicing application with the
respective electric power, telephone and cable transmission companies to arrange for
these services, which would be at the applicant’s cost.

Street lights along Pacific Ave must be installed.

Design and Construction

@) Design, construction supervision and inspection of all off-site civil works and site
servicing must be performed by a Consulting Civil Engineer and all such work is
subject to the approval of the City Engineer. Drawings must conform to City
standards and requirements.

(b) Engineering drawing submissions are to be in accordance with the City’s
‘Engineering Drawing Submission Requirements” Policy. Please note the
number of sets and drawings required for submissions.

(© Quality Control and Assurance Plans must be provided in accordance with the
Subdivision, Development & Servicing Bylaw No. 7900 (refer to Part 5 and
Schedule 3).

(d) A “Consulting Engineering Confirmation Letter” (City document ‘C’) must be
completed prior to submission of any designs.
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10.

(e) Before any construction related to the requirements of this subdivision application
commences, design drawings prepared by a professional engineer must be
submitted to the City’s Works & Utilities Department. The design drawings must
first be “Issued for Construction” by the City Engineer. On examination of design
drawings, it may be determined that rights-of-way are required for current or
future needs.

Servicing Agreement for Works and Services

@) A Servicing Agreement is required for all works and services on City lands in
accordance with the Subdivision, Development & Servicing Bylaw No. 7900. The
applicant’s Engineer, prior to preparation of Servicing Agreements, must provide
adequate drawings and estimates for the required works. The Servicing
Agreement must be in the form as described in Schedule 2 of the bylaw.

(b) Part 3, “Security for Works and Services”, of the Bylaw, describes the Bonding
and Insurance requirements of the Owner. The liability limit is not to be less than
$5,000,000 and the City is to be named on the insurance policy as an additional
insured.

Administration Charge

An administration charge will be assessed for processing of this application, review and approval
of engineering designs and construction inspection. The administration charge is calculated as
(3.5% of Total Off-Site Construction Cost plus GST).

Survey, Monument and Iron Pins

If any legal survey monuments or property iron pins are removed or disturbed during
construction, the developer will be invoiced a flat sum of $1,200.00 per incident to cover
the cost of replacement and legal registration. Security bonding will not be released until
restitution is made.

Geotechnical Report

As a requirement of this application the owner must provide a geotechnical report prepared by a
Professional Engineer qualified in the field of hydro-geotechnical survey to address the following:

@ Area ground water characteristics.

(b) Site suitability for development, unstable soils, etc.

(c) Drill and / or excavate test holes on the site and install pisometers if necessary. Log test
hole data to identify soil characteristics, identify areas of fill if any. ldentify unacceptable
fill material, analyse soil sulphate content, identify unsuitable underlying soils such as
peat, etc. and make recommendations for remediation if necessary.

(d) List extraordinary requirements that may be required to accommodate construction of
roads and underground utilities as well as building foundation designs.

(e) Additional geotechnical survey may be necessary for building foundations, etc.

James Kay, P. Eng.
Development Engineering Manager

JA
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April 26, 2018

Alec Warrender, Planner
City of Kelowna Planning Department

1435 Water Street

Kelowna, BC

V1Y 1J4

Re: Rezoning, and Development Application Development Rationale
Anagram PROPERTIES Inc. - Pacific Avenue RENTALS

Address: 1145 Pacific Avenue

Dear Alec,

MQN Architects and Anagram PROPERTIES Inc. have been working on a second project in
Kelowna and are submitting the accompanying documentation for rezoning and development
applications. The project at 1145 Pacific Avenue builds on the approach taken with the recently
submitted Clement Avenue RENTALS and is further detailed in the design rationale below.

Design Rationale

MQN Architects is collaborating with Anagram PROPERTIES Inc. on the development of a
multi-family rental development on Pacific Avenue in the Capri / Landmark area of Kelowna.
The proposed development follows Anagram’s corporate strategy of providing smart,
sustainable and attainable properties. This purpose built rental project is situated a block south
the Capri Centre Mall enabling residents to walk to work and social activities. Pacific Avenue is
a mixed density neighbourhood which is surrounded by multiple family developments. Recent
projects near to the Capri Centre Mall have focused on an increased density which is
consistent with the proposal for 1145 Pacific Avenue and aligned with City of Kelowna’s OCP.

Anagram PROPERTIES Inc. has selected this site in Kelowna for its central location. Pacific
Avenue provides easy access to and from the Capri Centre Mall and to major thoroughfares
and bus routes enabling residents reduce dependence on vehicular transit. To further enhance
resident’s ability to live car free, this project is providing two car share parking stalls which
would be available to not just building residents but also residents of the surrounding
neighbourhood. The Capri area and Gordon Drive have been evolving with new businesses
locating in the area and increased residential density.

The OCP for the Capri / Landmark area states that the area is designated for generally 4
storeys with greater height (up to 12 storeys) at the Capri Mall site. The proposed building is 4
storeys of residential units on top of single level of parking. Due to the high water table this
building is proposed with the parkade level at grade providing a total height of 5 storeys.

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7
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The current zoning for this property is RU6 residential which supports two dwelling residential.

To achieve the proposed building scale on this site, the project is seeking a rezoning of the
property to an RM5 Medium Density Apartment Housing zone.

Anagram PROPERTIES Inc. is interested in creating a design language for their projects which
is shared across their developments in Kelowna. The 1145 Pacific Avenue project utilizes a
similar exterior expression to the Clement project with colour banding highlighting the
apartment balconies and neutral colour blocking of the protruding walls. The expression of the
building includes a vertical entry feature to create street presence.

This project proposes varying the rear and side yard setbacks for the building. To achieve the
parking required for this project the east side yard has been varied to 1.5m to accommodate
the parking requirement. Residential units from the second to the fourth floor are stepped back
to the 4.5m setback from the property line meeting the setback requirements and the fifth floor
is 6.0m from the property line exceeding the setback requirements. The fifth floor is further
inset on the east and west sides to reduce the scale of the building relative to the neighbouring
properties. The rear yard of this project is varied to a 7.5m setback from the property line. The
front yard of this facility is based on 2.5m dedication and a 1.5m setback to the ground and
second level portion of the building. This setback is to accommodate ground level townhouses
which front onto the street. The upper levels of the building are setback 6m from the original
setback line and 3.5m from the proposed road dedication.

To achieve the proposed parking and massing of this project, the site coverage has been
varied to 81% with 57% of that being the building and the remaining 24% being attributed to
driveways and parking. Recognizing the potential impact that an increased site coverage will
have on the storm water flow into the municipal systems we have been working with New
Town Planning Services to identify storm water management options for this site. New Town
has identified a preliminary concept which would include developing a storm retention tank
beneath the proposed exterior driveway. The storm network would be composed of catch
basins, drywells, and a variety of storm detention tanks. The storm retention tank and drywells
would be designed to disperse the storm water through infiltration with storage capacity
adequate to attenuate the 100-year storm, as per the City of Kelowna servicing bylaw
requirements. Roof leaders and foundation drains would be designed to disperse to either rock
pits or the storm network, at which point it would be allowed to infiltrate.

The Anagram building for Pacific Avenue has been designed to incorporate sustainability into
project. Sustainable features for this project start from the location planning with the intent of
providing housing within an urban location which reduces the need to vehicular travel. Two
parking stalls have been included for car share parking providing residents and neighbours an
option to owning a dedicated vehicle. The parking lot also includes four charging stations for
electric vehicles spread between both the car share and private parking stalls. Approximately
100kw of solar power is planned for the project which would power the electric vehicle
charging stations as well as providing electricity to the rental units and common areas.

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7
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To encourage alternative transit, a fully enclosed bicycle room for the residents providing

secure, weather protected storage at the ground level. In addition to providing space for the
storage of personal bikes, the client is also providing six shared bicycles for the building
tenants which will be located within the parkade area along with a bicycle maintenance space
for tenants. The City of Kelowna has been described as having the most extensive bicycle
network for a city of its size and intends to build on this with its 20-year transportation plan.
The inclusion of innovative programs such as this facility’s bike share will augment Kelowna’s
vision.

Anagram PROPERTIES Inc. has made the decision to proceed with this project as a purpose
built rental housing project. The project will apply to the City of Kelowna’s Rental Housing
Grants Program for a ten year tax abatement and to help offset DCC’s. With recent rental
vacancy rates in Kelowna 0.2% in 2017, the need for both rental and affordable housing is
apparent. This project is designed to provide a variety of housing types from 1-3 bedroom mix
to meet a diverse spectrum of needs for people seeking rental housing. The Pacific Avenue
RENTALS project intends to help solve the rental housing crisis currently being experienced by
the City of Kelowna.

We believe that this project is consistent with the objectives of the Official Community Plan and
can provide a building which meets the client’s focus for smart, sustainable and attainable
housing. The urban location combined with family sized suites and sustainable features
provides a residential product which can meet the needs of the community enabling people to
live and work in the urban centre. The sustainable design approach for this building combined
with the rental market in Kelowna, City of Kelowna Developer Incentives program support
make this a purpose built rental project which is both desirable and needed for the City of
Kelowna to meet current housing demands.

Regards,

Roger Green
Architect AIBC

CC:  Reg Hamilton — Anagram PROPERTIES Inc.
Vicki Topping — MQN Architects

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7
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May 11, 2018

Alec Warrender, Planner
City of Kelowna Planning Department

1435 Water Street

Kelowna, BC

V1Y 1J4

Re: Rezoning, and Development Application Development Rationale
Anagram PROPERTIES Inc. - Pacific Avenue RENTALS
Parking Variance

Address: 1145 Pacific Avenue

Dear Alec,

Following our conference call yesterday, we have put together the following commentary on
the approach to the parking for 1145 Pacific Avenue.

Pacific Avenue RENTALS is seeking a variance on parking for this project to reduce the
number of parking stalls from the zoning bylaw requirements to a 1 stall per unit plus 1 stall per
7 units for visitors. The request for this reduction in parking has been based on several factors
for the project ranging from demographics to location. The following rationale outlines the
zoning baseline and the proposed parking approach.

The parking requirements by the zoning bylaw define parking for apartments as requiring
parking based on the following ratios:

1.25 stalls per 1-bedroom unit / 1.5 per 2-bedroom unit / 2.0 per 3-bedroom unit

Based on these ratios the parking counts for the facility would be as follows:

Unit Tyoe  Count Farking Ratio Farking Required
Bachelor | 0 1.00 0
1 Bedroom | 5 1.25 6.25
2 Bedroom | 21 1.50 31.50
3 Bedroom | 5 2.00 10.00
\isitor | 31 1 per 7 units 4.43
53

Based on the market evaluation and location the proposed variance for this project would be to
reduce the parking requirements to a 1 stall per unit ratio plus visitor parking. This approach
would provide the parking as follows:

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7
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Unit Tyoe  Count Farking Ratio Farking Required

Bachelor | 0 1.00 0

1 Bedroom | 5 1.00 5

2 Bedroom | 21 1.00 21

3 Bedroom | 1.00 5

Visitor | 31 1 per 7 units 4.43
36
Parking Approach

Prior to starting this project Anagram PROPERTIES Inc. conducted a demographic and market
study to determine their target audience for this project. The study completed in 2017 found
that there has been a strong demand for rental housing in the Kelowna market with vacancy
rates as low as 0.2%. In addition to a low rental vacancy rate, the demographics of incoming
individuals to the area includes a large percentage of young working adults 15-34 years and
retirees 65+ years. Based on these groups entering the Kelowna market, Anagram
PROPERTIES Inc. is targeting the following five renter profiles:

Millennials: 40%

e [ ale 20s to 30,

® Fartnered and creating familes.

® Secking work In the Health or Tech industry.

e \lay have relocated from areas such as Vancouver, Toronto or Calgary because
of the high cost of Iving.

e Often one partner may be self-employed (associated with tech sector activities)
and the other has a more tradlitional career.

® Priced out of the single-family market and subject to high purchase sensitivity.

* Highly impacted by financing and unable 1o secure a down payment to purchase.

® Value experiences over material items.
Like the fliexibility and the maintenance-free lifestyle that renting provides.

e nterested in being walking distance to the urban core.

* VWant to be able to live, work and play in a high density environment surrounded
by nightlife, restaurants, and entertainment.

Students: 10%

e 1/ 1025 years of age. Couples or single individuals
e Studying at UBCO or Okanagan College.

® [end not to have vehicles, but rather use public transportation, bikes
and carpools.

* nclined to reduce their cost of ving by sharing housing with friends/family.

e Some may be working part/full time while attending school,

e Siudents from out of town have parents hﬂb/’m‘ them with their Iving expenses.
e Cost of Iving off campus s comparable to the cost of Iving in campus residence,

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7 6
2



IIV‘ ‘Ql I‘ .

ARCHITECTS

thus students prefer offsite liing.
® [he idea of iving downtown is appealing to a young individual.

Restarts: 35%

® 40 1o 60's, Divorced and may have financial equity available from the sale of a
martial home.

e [ kely have their children part-time and are more likely to be fermale than male.

e Some may be on fixed-incomes and typically continue to rent until they remarry or
recelve an inheritance.

* \May have moved from \Vancouver or Calgary for a slower pace of life and more
relaxed lifestyle.

® Have guests that frequently visit and stay with them.

e [ 0Oking to live in a community close to amenities and activities,

® Cnjoy dining out, socializing and recreational activities with friends.

* \ay currently be renting in the area with an eye out to purchasse, but unsatisfied
with re-sale options on the market.

® |nterior design tastes and preferences are clean and contemporary.

Downsizers: 10%

e 45 10 60 years of age, active married couples looking to sell their single-family
home in Kelowna for a less maintenance intensive home in the immediate area.

* Approximately 40% will come from out of town, such as Vancouver, Alberta, and
other BC communities looking for a change in lifestyle.

* \ay be looking to spend a portion of their year in another location and therefore
value the option of "locking and leaving” their primary home in a secure
community while they are away.

e Jend to be more interested in single level iving with main floor master beadroom.

® [hey are looking ahead to aging in place.

® Froximity to Downtown Kelowna and access (o natural amenities like the Knox
mountain trail system is a primary consideration to these buyers.,

® Proximity o the workplace Is important to those buyers who are still working.

® Fven though they are downsizing they have concems about having enough space.

® |nterior design tastes and preferences oriented to clean contemporary designs.

Retirees: 5%

® 50+, elther a couple or widow/widower.

® [hey have friends and family that like to stay occasionally.

e nterested in low maintenance and cost. Little need for amenities. Security and
affordability is a concern because of fixed incomes.

e \ery social and prefer high walkability to keep their mind and body active.

® They may be in a temporary transition from their larger single family home.
Henting In the interim and planning 1o purchase a condo and age in place.

* \ay be past the need for home ownership.

Suite 100 - 3313 32 Avenue, Vernon, BC V1T 2M7
27



I|‘| [.] I‘ .

ARCHITECTS

Based on these groups and their lifestyles, there is an expectation that there will be a lower
dependence on personal vehicles than with traditional renters. Many studies have been
completed on the millennial market finding that they are less likely to drive than previous age
groups which fits well with a 1 car per unit ratio like students. The Restarts also are likely to
only have a single vehicle based on the marital status. Retirees are also less likely to have a
dependence on a multiple vehicle lifestyle due to not having to work. Based on the
demographics of the intended rental pool it is possible that there will be units in the building
which will not require parking. To address this possibility the parking for this project will not be
provided based on a fixed stall per unit approach but rather will be a managed pool providing
flexibility to the parking.

Based on an intent to provide the rental units for the above groups, Anagram PROPERTIES
Inc. sought a property which is situated in a rising urban core of Kelowna. The Pacific Ave
location was selected for this project based on the central location and the planned amenities
nearby. The Capri/Landmark area of Kelowna is targeted in the OCP to experience a growth of
1250 multi unit housing, this growth is focused around the redevelopment of the Capri Mall
location at the core. Pacific Avenue is one block away from the Capri Mall location and is well
situated to provide a walkable lifestyle with nearby amenity space. As a defined urban centre
within Kelowna, the Capri is currently serviced with public transit and will see this increasing as
the urban network evolves further reducing car reliance. The combination of target renters
having a lower than typical vehicular reliance with a central location and public transit provides
the first portion of the rationale for a parking reduction, this project also includes amenities
designed to further reinforce this approach.

Within the parameters of this project, Anagram PROPERTIES Inc. has approached the design
from their ethos of Smart + Sustainable + Attainable. From the start of work on this project,
there has been an intent to provide rental housing with amenities which enhance a reduced car
lifestyle. Central to this approach has been the inclusion of a car share program with two
dedicated parking stalls. Anagram PROPERTIES Inc. has been in discussion with local car
share program operators to integrate their stalls into the existing car share program. The City
of Kelowna has informed the design team that the City of Kelowna is working on a car share
parking reduction which would allow a 5 to 1 ratio of stall reduction for every car share
included in a project. This project is seeking a reduction towards the variance based on this
approach. To further meet the intent of being Smart + Sustainable + Attainable, this project is
integrating a solar array to the building roof. As part of the intent of this roof top solar system
which will be used to reduce the costs for electricity for this building, Anagram is looking to
make part of the car share an electric vehicle.

To increase this project’s goals of promoting a sustainable lifestyle, the project is including a
bike share program. This program would be open to the building residents and includes 3 bike
share parking stalls within the building parkade. The intent of this bicycle program is to provide
residents with an alternative to single vehicle transit to get around the city. This additional
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bicycle program goes beyond the minimum parking requirements of the zoning bylaw
providing a convenient service which should help to reduce vehicle reliance.

To summarize, the intent of this project to seek a parking variance of one stall per unit. Based
on the demographics of the target audience, and urban location this project is well suited to
promoting a lifestyle with reduced car dependence. The inclusion of amenities such as the car
share and bicycle share programs at this project will work to further reinforce the one car
lifestyle. Based on this approach the sought reduction of parking to 36 stalls we believe that
this project aligns with the City of Kelowna’s Community Vision to create urban communities
that are compact and walkable with housing that is affordable.

Regards,

pred

Roger Green
Architect AIBC

CC:  Reg Hamilton — Anagram PROPERTIES Inc.
Vicki Topping — MQN Architects
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(SYRINGA RETICULATA 'lVORY
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18" HT CONCRETE PLANTER

BUILDING
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CORDATA) (TYP.)

COLUMNAR DECIDUOUS TRE
(ACER SACCHARUM 'BARRETT
COLE') (TYP.)

EXISTING FENC

GRAVEL SURFACING (TYP.

HEDGE PLANTING (TAXUS x
MEDIIA "HICKSII')

TURF AREA (TYP.

DECORATIVE SHRUB
PLANTINGS (TYP.)

L/

6' HT SOLID SCREEN FENCE

ASPHALT DRIVE LANE
B
|
PLANT LIST
NOTE S BOTANICAL NAME COMMON NAME QrY SIZE / SPACING & REMARKS
TREES
1. PLANT MATERIAL AND CONSTRUCTION METHODS SHALL MEET OR EXCEED C.N.L.A. ACER SACCHARUM 'BARRETT COLE' APOLLO MAPLE 8 6cm CAL.
STANDARDS. SYRINGA RETICULATA 'IVORY SILK' IVORY SILK TREE LILAC 5 6cm CAL.
TILIA CORDATA LITTLE LEAF LINDEN 3 6cm CAL
2. ALL SOFT LANDSCAPE AREAS SHALL BE WATERED BY A FULLY AUTOMATIC TIMED
UNDERGROUND IRRIGATION SYSTEM. SHRUBS
BUXUS 'GREEN GEM' GREEN GEM BOXWOQOD 18 #01 CONT. /0.75M O.C. SPACING
3. TREE AND SHRUB BEDS TO BE DRESSED IN A MINIMUM 50mm WOOD MULCH. DO NOT CORNUS STOLONIFERA 'FARROW' ARCTIC FIRE RED TWIG DOGWOOD 10 #01 CONT. /1.0M O.C. SPACING
PLACE WEED MAT UNDERNEATH TREE AND SHRUB BEDS. HYDRANGEA PANICULATA 'JANE' LITTLE LIME HYDRANGEA 7 #01 CONT. /1.2M O.C. SPACING
PHILADELPHUS 'SNOWBELLE' SNOWBELLE MOCKORANGE 10 #01 CONT. /1.0M O.C. SPACING
4. TREE AND SHRUB BEDS TO RECEIVE A MINIMUM 300mm DEPTH TOPSOIL PLACEMENT. SYRINGA MEYERII 'PALIBIN' DWARF KOREAN LILAC 7 #01 CONT. /1.2M O.C. SPACING
TAXUS X MEDIA "HICKSII' HICK'S YEW 64 #01 CONT. /0.75M O.C. SPACING
5. TURF AREAS FROM SOD SHALL BE NO. 1 GRADE GROWN FROM CERTIFIED SEED OF
IMPROVED CULTIVARS REGISTERED FOR SALE IN B.C. AND SHALL BE TOLERANT OF DROUGHT PERENNIALS & GRASSES
CONDITIONS. A MINIMUM OF 100mm DEPTH OF GROWING MEDIUM IS REQUIRED BENEATH ASTILBE JAPONICA 'PEACH BLOSSOM' PEACH BLOSSOM FALSE SPIREA 15 #01 CONT. /0.75M O.C. SPACING
TURF AREAS. TURF AREAS SHALL MEET EXISTING GRADES AND HARD SURFACES FLUSH. CALAMAGROSTIS ACUTIFLORA 'KARL FOERSTER' KARL FOERSTER FEATHER REED GRASS 15 #01 CONT. /0.75M O.C. SPACING
ECHINACEA PURPUREA 'MAGNUS' PURPLE CONEFLOWER 24 #01 CONT. /0.6M O.C. SPACING
SALVIA NEMOROSA 'MAY NIGHT' MAY NIGHT MEADOW SAGE 15 #01 CONT. /0.75M O.C. SPACING
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IRRIGATION NOTES

WATER CONSERVATION CALCULATIONS

LANDSCAPE MAXIMUM WATER BUDGET (WB) = 289 cu.m. / year
ESTIMATED LANDSCAPE WATER USE (WU) = 206 cu.m. / year

WATER BALANCE = 83 cu.m. / year

*REFER ATTACHED IRRIGATION APPLICATION FOR DETAILED CALCULATIONS

1. IRRIGATION PRODUCTS AND INSTALLATION METHODS SHALL MEET OR EXCEED THE REQUIREMENTS OF THE WATER USE
REGULATION BYLAW NO. 10480 AND THE SUPPLEMENTARY SPECIFICATIONS IN THE CITY OF KELOWNA BYLAW 7900
(PART 6, SCHEDULE 5).

2. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS, REGULATIONS, AND BYLAWS OF THE WATER PURVEYOR.

3. THE IRRIGATION SYSTEM SHALL BE EQUIPPED WITH AN APPROVED BACKFLOW PREVENTION DEVICE, WATER METER,
AND SHUT OFF VALVE LOCATED OUTSIDE THE BUILDING ACCESSIBLE TO THE CITY.

4. AN APPROVED SMART CONTROLLER SHALL BE INSTALLED. THE IRRIGATION SCHEDULING TIMES SHALL UTILIZE A
MAXIMUM ET VALUE OF 7" / MONTH (KELOWNA JULY ET), TAKING INTO CONSIDERATION SOIL TYPE, SLOPE, AND
MICROCLIMATE.

5. DRIP LINE AND EMITTERS SHALL INCORPORATE TECHNOLOGY TO LIMIT ROOT INTRUSION.

6. IRRIGATION SLEEVES SHALL BE INSTALLED TO ROUTE IRRIGATION LINES UNDER HARD SURFACES AND FEATURES.
7. IRRIGATION PIPE SHALL BE SIZED TO ALLOW FOR A MAXIMUM FLOW OF 1.5m /SEC.

8. A FLOW SENSOR AND MASTER VALVE SHALL BE CONNECTED TO THE CONTROLLER AND PROGRAMMED TO STOP FLOW
TO THE SYSTEM IN CASE OF AN IRRIGATION WATER LEAK.

I
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ZONE #1: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA

TOTAL AREA: 32 sq.m.

MICROCLIMATE: NORTH EXPOSURE, PARTIALLY SHADED BY TREES ESTIMATED
ANNUAL WATER USE: 74 cu.m.

ZONE #2: LOW VOLUME POP-UP SPRAYHEADS FOR TURF AREA
TOTAL AREA: 64 sq.m.

MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 91 cu.m.

ZONE #3: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE
WATER USE PLANTING AREAS

TOTAL AREA: 60 sq.m.

MICROCLIMATE: NORTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 25 cu.m.

ZONE #4: HIGH EFFICIENCY SUBSURFACE DRIP IRRIGATION FOR MODERATE
WATER USE PLANTING AREAS

TOTAL AREA: 64 sq.m.

MICROCLIMATE: SOUTH EXPOSURE, PARTIALLY SHADED BY TREES
ESTIMATED ANNUAL WATER USE: 19 cu.m.
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REPORT TO COUNCIL

City of
Date: May 28, 2018 Ke I Owna

RIM No. 1250-30
To: City Manager
From: Community Planning Department (AF)

o Kerry Begrand Fast
Application: Z18-0024 Owner:

Nicole Begrand Fast

Address: 2424 Taylor Crescent Applicant: g;?;?ti)pnons Planning &
Subject: Rezoning Application
Existing OCP Designation: S2RES - Single/Two Unit Residential
Existing Zone: RUa - Large Lot Housing
Proposed Zone: RU1c - Large Lot Housing with Carriage House
1.0 Recommendation

THAT Rezoning Application No. Z18-0024 to amend the City of Kelowna Zoning Bylaw No. 8000 by
changing the zoning classification of Lot 17, District Lot 14, ODYD, Plan 7336 located at 2424

Taylor Crescent, Kelowna, BC from the RU1 — Large Lot Housing zone to the RU1c — Large Lot Housing with
Carriage House zone be considered by Council;

AND THAT the Rezoning Bylaw be forwarded to a Public Hearing for further consideration.

AND FURTHER THAT final adoption of the Rezoning Bylaw be considered in conjunction with Council’s
consideration of a Development Variance Permit for the subject property.

2.0 Purpose

To consider a development application to rezone to RUic — Large Lot Housing with Carriage House to
facilitate the development of a carriage house.

3.0 Community Planning

Community Planning supports the proposed rezoning from RU1 — Large Lot Housing to RU1c — Large Lot
Housing with Carriage House as it is in line with the Official Community Plan (OCP) Future Land Use
Designation of S2RES - Single/Two Unit Residential for the subject property and is located within the



Z18-0024 —Page 2

Permanent Growth Boundary. The property is fully serviced and is in close proximity to transit, parks, and
schools. It is therefore consistent with the OCP Urban Infill Policy of Compact Urban Growth. The addition
of a carriage house on the property represents a modest increase in density and the one-storey proposal
should sensitively integrate with neighboring properties.

Currently, staff are tracking one proposed variance to allow additional driveway access from Taylor
Crescent as well as required access from the lane. Community Planning is not supportive of the request for
a second driveway access. Should the zoning be supported by Council, a full staff report on the variance
would come forth for consideration.

4.0 Proposal

4.1 Background

Currently, there is a single family dwelling and a few accessory structures located on the subject property.

The existing single family dwelling and accessory structures are to be demolished and subsequently

removed to facilitate the construction of a new single family dwelling and carriage house.

4.2 Project Description

The proposed rezoning from RU1 to RU1c would facilitate the development of a 58m? one storey carriage
house on the subject property.

4.3 Site Context

The subject property is located in South Pandosy near the intersection of Pandosy Street and Francis
Avenue and just northeast of Kinsmen Park. It is in close proximity to transit routes located along Pandosy
Street and is within walking distance to both Kinsmen Park and Strathcona Beach Park. The surrounding
neighbourhood consists largely of RU1 - Large Lot Housing zoned properties with a several RU1ic — Large
Lot Housing with Carriage House and RU6 — Two Dwelling Housing zoned properties.

Specifically, adjacent land uses are as follows:

North RU1 - Large Lot Housing Residential
East RU1 - Large Lot Housing Residential
South RU1 - Large Lot Housing Residential
West RU1 - Large Lot Housing Residential
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Site Context Map
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5.0 Current Development Policies

5.1 Kelowna Official Community Plan (OCP)

Development Process

Compact Urban Form.* Develop a compact urban form that maximizes the use of existing
infrastructure and contributes to energy efficient settlement patterns. This will be done by
increasing densities (approximately 75 - 100 people and/or jobs located within a 400 metre walking
distance of transit stops is required to support the level of transit service) through development,
conversion, and re-development within Urban Centres (see Map 5.3) in particular and existing areas
as per the provisions of the Generalized Future Land Use Map 4.1.

Sensitive Infill.2 Encourage new development or redevelopment in existing residential areas to be
sensitive to or reflect the character of the neighbourhood with respect to building design, height
and siting.

Carriage Houses & Accessory Apartments.3 Support carriage houses and accessory apartments
through appropriate zoning regulations.

6.0 Technical Comments

6.1 Building & Permitting Department

e No concerns with zoning application.
e Full Plan check for Building Code related issues will be done at time of Building Permit applications.

6.2 Development Engineering Department

e See attached memorandum dated March 7, 2018

7.0 Application Chronology

Date of Application Received: February 13, 2018
Date Public Consultation Completed:  April 7, 2018

Report prepared by: Andrew Ferguson, Planner

Reviewed by: Terry Barton, Urban Planning Manager

Approved for Inclusion: Ryan Smith, Community Planning Department Manager
Attachments:

Attachment A: Site and Floor Plan
Attachment B: Development Engineering Technical Comments

' City of Kelowna Official Community Plan, Policy 5.2.3 (Development Process Chapter).
2 City of Kelowna Official Community Plan, Policy 5.22.6 (Development Process Chapter).
3 City of Kelowna Official Community Plan, Policy 5.22.12 (Development Process Chapter).
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PROJECT DATA

1. LEGAL DESCRIPTION CIVIC ADDRESS
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CITY OF KELOWNA
MEMORANDUM

Date: March 7, 2018 ATTACHMENT B
File No.: 718-0024 ;’h;slgo;rglpart of application Af{Y}§4
- " q
To: Community Planning (AF) City iJf =
Planner Ke ow
From: Development Engineering Manager(JK) Initals E Sowna
Subject: 2424 Taylor Cr RU1 — RU1c Carriage House

Development Engineering has the following comments and requirements associated with this
application. The utility upgrading requirements outlined in this report will be a requirement of this
development.

1. Domestic Water and Fire Protection

This property is currently serviced with a 19mm-diameter water service. The service will
be adequate for this application. One metered water service will supply both the main
residence and the carriage house. :

2. Sanitary Sewer

Our records indicate that this property is currently serviced with a 100mm-diameter
sanitary sewer service. An inspection chamber (IC) complete with brooks box should be
installed on the service at the owner’s cost. Service upgrades can be provided by the City
at the applicant’s cost. The applicant will be required to sign a Third Party Work Order
for the cost of the service upgrade. For estimate inquiry’s please contact Jason Angus,
by email jangus@kelowna.ca or phone, 250-469-8783.

3. Development Permit and Site Related Issues

Direct the roof drains onto splash pads.
" Driveway access is permitted from the lane as per bylaw.

4. Electric Power and Telecommunication Services

It is the applicant’s responsibility to make a servicing application with the respective
electric power,, telephone and cable transmission companies to arrange for service
upgrades to these services which would be at the applicant’s cost.

Jameg Kay/ Pﬁ;%//
Development heering Manager
!

JA
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Report to Council

City of
Kelowna

Date: May 28, 2018

File: 1210-20

To: City Manager

From: Policy and Planning Department

Subject: Implementing Agriculture Plan Policy Recommendations: PACKAGE 1 Bylaw

Amendments OCP18-0003 and TA18-0002

Recommendation:

THAT Official Community Plan Text Amendment Application No. OCP18-0003 to amend Kelowna 2030
— Official Community Plan Bylaw No. 1500 as outlined in Schedule B attached to the report from Policy
and Planning dated May 28, 2018 be considered by Council;

AND THAT Zoning Bylaw Text Amendment Application No. TA18-0002 to amend City of Kelowna
Zoning Bylaw No. 8000 as outlined in Schedule C in the Report from Policy and Planning dated May 28,
2018 be considered by Council;

AND THAT Council considers the public process outlined in the report from Policy and Planning dated
May 28, 2018, to be appropriate consultation for the purpose of Section 475 (1) and (3) of the Local

Government Act;

AND THAT the Official Community Plan Text Amending Bylaw and the Zoning Text Amending Bylaw
be forwarded to a Public Hearing for further consideration;

AND FURTHER THAT final adoption of the Zoning Text Amending Bylaw be considered subsequent to
the approval of the Ministry of Agriculture and Ministry of Transportation and Infrastructure.

Purpose:

To amend the Official Community Plan and Zoning Bylaw based on the recommended actions
presented in the Agriculture Plan, endorsed August, 2017.

Background:
Fifty-five percent of the Kelowna’s land base is zoned for agriculture (38 per cent of the land base is in

the Agriculture Land Reserve). This land is often at risk as it tends to be flat, affordable, geographically
appealing and often well located, making it attractive for urban development.
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Council has identified a priority to “preserve agricultural land”, a sentiment that is echoed strongly by
the public.* The updated Agriculture Plan, endorsed by Council in August 2017, has a vision that
"Kelowna is a resilient, diverse, and innovative agricultural community that celebrates farming and values
farmland and food producers as integral to our healthy food system, economy and culture.” The
Agriculture Plan provides a series of policy recommendations, that when implemented will help achieve
Council’s priority in addition to promoting and celebrating the vital role of agriculture in Kelowna today,
and for decades to come.

Two packages of bylaw amendments are being proposed that ensure the Agriculture Plan is influencing
policy and regulations in a meaningful and impactful way to advance the vision of agriculture for our
community. This first package provides a series of proposed amendments to implement many of the
Agriculture Plan policy recommendations that provided clear, concise direction (note: Schedule A
provides a list of Agriculture Plan recommendations being implemented with this package). The second
package (a separate file but proceeding concurrently with this package) addresses the Agriculture Plan
policy recommendations that required further investigation and to ensure “compliance with provincial
standards.”

The proposed amendments as outlined in Schedule B (OCP amendments) and Schedule C (Zoning
Bylaw amendments) align with provincial standards and best practices from across the province. The
proposed amendments seek to achieve:

Goal Proposed Amendments Proposed
Policy/Section

Preserve OCP Amendments:

agricultural land e Restrict expansion of residential development and density | Policy 5.3.1

outside the Permanent Growth Boundary

e Protect and support the continued designation and use of | Policy 5.33.6
agricultural land for agricultural purposes regardless of
soil capabilities

OCP Farm Protection DP Amendments:
e Design residential footprints to maximize agriculture

: - o Chapter 15
potential and limit negative impacts on the farm. Guideline 1.9
e Locate structures for services related to the public near Chapter 15

the road to maximize agricultural potential. Guideline 1.10

Zoning Bylaw Amendments:

e Require that mobile homes on farmland be occupied by | Section2.3.3&
the owner's immediate family and located on non-  Sectionii.1.4
permanent foundations.

e Remove carriage house as a permitted use. Section9.5.b &
Section 11.1.3

e Increase minimum subdivision lot size in the ALR from 2.0 | Section 11.1.5
ha to 4.0 ha.

1 A June 2016 survey, part of the development of Kelowna’s Agriculture Plan, showed that 95% of 563 respondents felt that
policies to preserve farmland were important or very important. Note: these results are qualitative in nature as the survey was
not a statistically valid random sample of all Kelowna citizens.
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Goal Proposed Amendments Proposed
Policy/Section

Preserve Zoning Bylaw Amendments cont’d:

agriculture land e Establish a maximum farm residential footprint size of Section11.1.6

cont'd 2,000 M?

Reduce OCP Amendments:

speculation and
address challenge
of increasing
farmland value
due to high cost
capital inputs

e Restrict the expansion of sewer into agricultural areas
(except in occurrences where to do so would compromise
public health or the environment).

Policy 7.22.2

Limit conflicts

OCP Amendments:

with agriculture e Avoid uses of urban land adjacent to agricultural land by | Policy 5.33.9
vulnerable populations (e.g. seniors, children)
OCP Farm Protection DP Amendments
e Require statutory covenants on non-agricultural land = Chapteris
through the development process Guideline 1.7
Food system OCP Amendments
resiliency e Expand urban agricultural opportunities Policy 5.13.5

It is important to balance the residential needs of
the farm with preserving as much land as possible
for agriculture. As such, several of the proposed
amendments address the ‘residential footprint’ (the
portion of a lot that includes all structures,
landscaping, driveways and parking areas associated
with the principal dwelling?). The expansion and
location of residential footprints and corresponding
removal of farmland, is an issue that many
communities have been grappling with across the
province. This is also consistent with an increasing
estate use of farmland causing agriculture property
prices to increase beyond the reach of farmers.

Based on Ministry of Agriculture guidelines,
Kelowna’s Agriculture Plan recommends adopting a
maximum farm residential footprint of 2,000m?, and
is proposed in these amendments. For context, the
proposed residential footprint size is equivalent to
more than 3.5 large urban residential lots (RU1).2
Further, it is proposed that the residential footprint

2 Bylaw No. 8000, Zoning Bylaw. Section 2.3 General Definitions.

3 Bylaw No. 8000, Zoning Bylaw. Section 13 Urban Residential Zones defines the minimum lot size for RUz, large lot housing as

550 m>.

Residential footprint size on Kelowna
ALR properties
(source: Ministry of Agriculture, 2014 Kelowna
Agriculture Land Use Inventory, custom data run)
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size may be increased by up to 1,000m? for a mobile home for immediate family, where permitted. The
Zoning Bylaw already allows for a separate footprint for temporary farm worker housing.

To put this into perspective, the 2014 provincial Agriculture Land Use Inventory for Kelowna showed
that of the 1887 residences surveyed on ALR parcels, 89 per cent are within the 2,000m? proposed
maximum. Between 2007 and 2014, however, the rate of construction of larger residential footprints
increased, with 30 per cent of the 94 dwellings constructed on ALR land having a residential footprint
greater than 2,00om2.* However, with larger footprints, higher prices are also being noticed.

Property Parcel Size Existing Residential Price
Footprint (proposed
2,000 m?)
Lakeshore Rd. 7.2 ha (17.8 acres) 17,200 M? (4.25 acres) $13,995,000
East Kelowna Rd. 8.1 ha (20 acres) 10,521 m* (2.6 acres) $4,650,000
Water Rd. 5.9 ha (14.5 acres) 9,712 m? (2.4 acres) $5,585,000
Todd Rd. 3.2 ha (7.85 acres) 8,094 m* (2 acres) $5,498,000
KLO Rd 14.2 ha (35 acres) 19,020 M? (4.7 acres) $6,800,000
Casorso Rd 3.7 ha (9.2 acres) 12,950 m?* (3.2 acres) $12,998,000

Note: prices will be influenced by size and design of home on property as well as the residential footprint which
includes landscaping, pools, tennis courts, and driveways.

Of ten BC municipalities surveyed, six have adopted a 2,000m? maximum farm residential footprint,
one community is more restrictive, one community is less restrictive, and two others are in discussions
with Ministry of Agriculture on the topic. With this in mind, the City of Kelowna’s approach is balanced
and defendable based on what is existing today and the development allowances in comparison with
urban lots.

Next Steps
Kelowna is one of four Farm Bylaw communities in the province and any amendments that may impact
agriculture must be approved by the Minister of Agriculture prior to final adoption.

Summary
In summary, these policy amendments represent the high priority, short term implementation actions

from the recently endorsed Agricultural Plan. Package | includes policies that were specifically defined
in the Agricultural Plan and underwent public review through that process. The proposed regulations
are comprehensive, thoughtful and align with provincial standards. Through their implementation, they
further Kelowna on the path to achieving the Agricultural Plan’s vision as well as the Council Priority to
‘Preserve Agricultural Land'.

Legal/Statutory Authority:
Local Government Act Part 14, Division 4 — Official Community Plans
Local Government Act Part 14, Division 4 — Zoning Bylaws

4 Ministry of Agriculture, 2018. Kelowna Agriculture Land Use Inventory 2014 Custom Data Run.
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Legal/Statutory Procedural Requirements:

Local Government Act Section 475 specifies that a local government must, during the development,
repeal or amendment of an official community plan, provide one or more opportunities it considers
appropriate for consultation with persons, organizations and authorities it considers will be affected.
This consultation is required in addition to a required public hearing.

Local Government Act Section 552. As Kelowna is a requlated community under Section 552 of the Local
Government Act, it must also receive approval by the Minister of Agriculture for any bylaw that has
potential to impact agriculture. Furthermore, ministry staff have developed a number of Farm Bylaw
Standards that address specific farming issues with which local governments are expected to comply.

Staff have reviewed the OCP amendments, and the package may move forward without affecting
either the City’s Financial Plan or Waste Management Plan.

Existing Policy:
e Agriculture Plan, endorsed August 2017
e Official Community Plan
o Goal: Enable Healthy and Productive Agriculture. Promote healthy and productive
agriculture through diverse strategies that protect farmlands and food production
o Obijectives:
5.13  Increase local food production
5.33  Protect and enhance local agriculture
5.34  Preserve productive agricultural land

External Agency/Public Comments:
An engagement summary is provided in Schedule D.

Agricultural Advisory Committee: January 25, 2018.
Package 1 was presented for information to the Agricultural Advisory Committee on January 25,
2018. The resolution at that meeting was:

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 AAC informed. 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.

Initial Discussion with BCFGA, December 2017
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An initial meeting was hosted with the General Manager of BCFGA to identify areas of concern in
implementing the Agriculture Plan policy recommendations being addressed in this bylaw amendment
package. Overall, from the General Managers perspective, most of the recommendations were
supported in principle or there were no objections.

Package Amendment Referral — March 1 — April 6, 2018
The application files for the required OCP and Zoning amendments were referred to the following
organizations for comment (note: Package 2 was also referred at the same time):

Ministry of Agriculture o
Agriculture Land Commission J
Central Okanagan Food Policy Council .

BC Fruit Growers Association

Interior Health

UDI - Okanagan Chapter

RDCO

Lake Country
SEKID

BMID

GEID

SOMID

Letters of comment were received from the following agencies (see Schedule E: for copies of the

letters)

Agency Comment summary How concerns were addressed

forwarding

letter

Ministry of e Provide clarity for septic systems | ® No change to policy made.

Agriculture in underground residential Ministry of Agriculture quoted
services being in residential contradictory policies. Thisisin the
footprint DP Guidelines which allows for

some flexibility.

e Concerns of not meeting e Further phone call discussion with
minimum height maximums for Ministry of Agriculture decided this
silos and grain storages was unnecessary as Kelowna

doesn’t have these buildings. In
addition, Zoning Bylaw Section
6.6.1 excludes farm silos for the
purpose of determining height.

e Farm residential footprint e Maximum size for footprint isin
provisions to be located in Zoning zoning bylaw but location is in DP
Bylaw Guidelines to allow flexibility to

ensure farm potential can be
maximized
Agricultural e Mobile home forimmediate e Regulation states “a second
Land family may require ALC approval residential footprint may be
Commission depending on circumstances registered on title up to 1,000 m*
where permitted.

e Support the amendments but
may want to investigate a larger
ALR subdivision lot size in the
future.

Regional e Support the amendments as they
District meet goals and policies of
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Agency Comment summary How concerns were addressed
forwarding
letter
Central Regional Growth Strategy
Okanagan e Limit sewer extension and impact | ¢ Agri-tourist accommodation
and Central on agri-tourism removed as a use in 2016.
Okanagan
Economic
Development
Commission
Central e Supports all proposed
Okanagan amendments
Food Policy
Council
Interior e Support amendments as they
Health support community’s food
security
ubDI- e Stipulation ‘regardless of soil e Having this allows land to be
Okanagan quality concern’ protected for future using soil-less
Chapter mediums
e Residential footprint within 60 e This provisionisin the DP
meters of road to close guidelines to allow flexibility to
locate structure to maximize farm
potential.
e Should support agri-tourism not e  Agri-tourist accommodation
remove “agri-tourist removed in 2016 this amendment
accommodation” clarifies wording

The requirements for consultation under Section 475 of the Local Government Act have been addressed

in the following way:

e Agriculture Plan engagement. As this package of amendments is based on clear, concise direction
of the Agriculture Plan, extensive additional engagement was not completed, but rather the
engagement that was done as part of the Plan was considered appropriate consultation to meet the
requirements of Local Government Act Section 475. Agriculture Plan engagement included 3 open
houses, 7 meetings with the AAC, 2 online surveys and 13 meetings with key stakeholders to
develop the actions recommended in the Plan.

e January 25, 2018 application file was reviewed with the Agricultural Advisory Committee

e This package was circulated as part of standard referral process to stakeholders (see previous
section for list) between March 1 and April 6, 2018.



Submitted by:

T. Guidi, Sustainability Coordinator M. Steppuhn, Planner I
Approved for inclusion: Danielle Noble-Brandt, Policy & Planning Dept. Manager
cc:

Divisional Director, Community Planning and Strategic Investments
Divisional Director, Corporate Strategic Services

Community Planning Department Manager

Development Engineering Manager

Utility Planning Manager

Building Inspections Supervisor

Community Planning Supervisor

Communications Advisor

Attachments:

Schedule A:  Agriculture Plan Policy Recommendations Summary Table

Schedule B: ~ OCP18-0003 Amendments to OCP Bylaw No. 10500 (Agriculture Plan
Recommendations)

Schedule C: ~ TA18-0002 Amendments to Zoning Bylaw No. 8ooo (Agriculture Plan
Recommendations)

Schedule D:  Engagement summary for Agriculture Plan Policy Implementation Package 1

Schedule E: ~ Comments and feedback from referral
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Schedule A: Agriculture Plan Policy Recommendations Summary Table

The draft amendment package addresses the following recommendations from Kelowna’s Agriculture Plan

(2017).
Table 1. Official Community Plan updates: detailed actions
ID Actions
1.1a | Restrict the expansion of residential development, and resulting potential edge conflicts, into
farm areas by prohibiting additional density outside the Permanent Growth Boundary.
1.1b | Restrict community sewer service expansion into agricultural areas except where infrastructure is
needed to address public health issues and protection of natural assets as identified by the City of
Kelowna or senior government.
1.1¢c | Restrict non-farm uses that do not directly benefit agriculture. Only support non-farm uses in
farm areas that have a direct and ongoing benefit to agriculture or meet essential requirements
of municipal government.
1.1d | Protect and support the continued designation of Natural Resource Protection Lands for
agricultural purposes regardless of soil types and capabilities assigned for potential for non-soil
based agriculture, and the importance of reducing edge effects through farmland.
1.af | Expand urban agriculture opportunities as a way to improve food system resiliency and promote
social inclusion, such as community gardens or urban farming.
Table 2. Farm Protection Development Permit Guidelines updates: detailed actions
ID Actions
1.2a | Adopt Residential Footprint policies as per the Non-Farm Use White Paper (see Appendix G) in
accordance with provincial standards including residential footprint size, building setbacks, and
total floor area of dwelling units. This includes establishing a maximum specific floor area for the
Residential Footprint of 2,000 m? (0.2ha) within the ALR / A1 zone.
1.2b | Include underground residential services within the Residential Footprint as required for the
structures within it.
1.2¢ | Only structures used exclusively for farm use, or have a direct and on-going benefit to agriculture,
may be located outside the Residential Footprint.
1.2d | On agricultural lands, locate farm retail sales, wineries, cideries, breweries, distilleries, and any
other structures and services related to the public that are defined as farm uses under the ALC
Act near the road entrance (or where geographically appropriate), in order to reduce the
footprint and extent of services through the property with the intent of maximizing agricultural
potential.
1.2e | Ensure that the Residential Footprint maximizes the agricultural potential (e.g. soil, topography,
etc.) and limits negative impacts on the farm, whether or not the parcel is currently farmed.
1.2f | Update OCP Chapter 15 Farm Protection DP guideline 1.7 to require statutory covenants on non-
agricultural land through the development process to notify landowners that “normal farm
practices” occur in close proximity as described in the Agriculture Plan (2017) Edge Planning White
Paper.




Actions

1.2g | Discourage uses of urban land adjacent to agricultural land by vulnerable populations to limit

interface incompatibilities.
Table 3. Zoning Bylaw updates: detailed actions

ID Actions

1.3¢ | Require that mobile homes on farmland be occupied by the owner’s immediate family, be
located on a non-permanent foundation without basement excavation, and be removed from the
property within go days when no longer occupied. The site must be restored to a condition
suitable for agricultural use following removal of the mobile home.

1.3d | Remove “carriage house” as a permitted use within the A1 zone.

1.3e | Update zoning bylaw subdivision regulations to increase the minimum lot size in the ALR from
2.0 hato 4.0 hain order to create a consistent minimum lot size of 4.0 ha for all of the A1 zone.
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Schedule B

Amendments to Bylaw No.

OCP18 -0003 PACKAGE 1

10500 based on Agriculture Plan Recommendations

Development Process

Objective 5.33 Protect
and enhance agriculture

Replace Policy .6

applications on

agricultural lands only where approved

by the ALC and where

the proposed uses:

e are consistent with the Zoning
Bylaw and OCP;

e provide significant benefits to local
agriculture;

No. |Section Existing Proposed Explanation
1 Chapter 5 — Permanent Growth Boundary. Permanent Growth Boundary. Agriculture Plan recommendation 1.1a:
Development Process Establish a Permanent Growth Establish a Permanent Growth “Restrict the expansion of residential
Boundary as identified on Map 4.1 and |Boundary as identified on Map 4.1 and |development, and resulting potential
Replace OCP Policy 5.3.1 Map 5.2. The City of Kelowna will Map 5.2. Lands outside the Permanent |edge conflicts, into farm areas by
support development of property Growth Boundary will not be supported | prohibiting additional density outside
outside the Permanent Growth for urban or intensive uses with the the Permanent Growth Boundary.”
Boundary for more intensive use only | exception of the extent permitted as
to the extent permitted as per the OCP | per the OCP Future Land Use The definition of the Permanent
Futurg .L.and Use Qesignations in place desigr?ations in place as of initial Growth Boundary in chapter 4 states:
as of initial adoption o.fOC.ID Bylaw ado.ptlon' of OCP Bylaw 105.00 or, for Non-ALR land outside the Permanent
10500, except for Agri-Business Agri-Business designated sites. Land | ¢ 0 th Boundary will not be supported
designated sites or as per Council’s outside the Permanent Growth for any further parcelization.
specific amendment of this policy. The |Boundary will not be supported for any
Permanent Growth Boundary may be | further parcelization. The Permanent
reviewed as part Growth Boundary may be reviewed as
of the next major OCP update. part of the next major OCP update.
2 Add a new policy to Urban Agriculture. Expand urban Agriculture Plan recommendation 1.af:
Obijective 5.13 as Policy agriculture opportunities as a way to “Expand urban agriculture
.5 improve food system resiliency and opportunities as a way to improve food
promote social inclusion, such as system resiliency and promote social
Also add the economic community gardens or urban farming. | inclusion, such as community gardens
and environmental or urban farming.”
sustainability icons to
the policy.
3 Chapter 5 — Non-farm Uses. Support non-farm use | Non-farm Uses. Restrict non-farm uses | Agriculture Plan recommendation 1.1c:

that do not directly benefit agriculture.

Support non-farm use applications on

agricultural lands only where approved

by the ALC and where the proposed

uses:

e are consistent with the Zoning
Bylaw and OCP;

e provide significant benefits to local
agriculture;

“Restrict non-farm uses that do not
directly benefit agriculture. Only
support non-farm uses in farm areas
that have a direct and ongoing benefit
to agriculture or meet essential
requirements of municipal
government.”

May 2018
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Schedule B

Amendments to Bylaw No.

OCP18 -0003 PACKAGE 1

10500 based on Agriculture Plan Recommendations

No. |Section Existing Proposed Explanation
e can be accommodated using e can be accommodated using
existing municipal infrastructure; existing municipal infrastructure;
e minimize impacts on productive e minimize impacts on productive
agricultural lands; agricultural lands;
e will not preclude future use of the |e  will not preclude future use of the
lands for agriculture; lands for agriculture;
e will not harm adjacent farm ¢ will not harm adjacent farm
operations. operations.
4 Chapter 5 — Limit interface incompatibilities. Agriculture Plan recommendation 1.2g
Development Process Direct urban uses that accommodate | Discourage uses of urban land adjacent
vulnerable populations (e.g. seniors, to agricultural land by vulnerable
Objective 5.33 Protect children, health-challenged? to parcels 'populatio.ns. to limit interface
and enhance agriculture t.ha.t are not adJacent to .ag.rllc.ulture to |incompatibilities.
limit interface incompatibilities.
Add new policy as Policy Note: Edge Planning Guidelines
9 Ministry of Agriculture p. 16. Locate
large institutional groups of people —
. playgrounds, schools, churches, health
Also édd t.h.e s.oaal care facilities, seniors’ centres, etc. - far
sustainability icon to the from agriculture.
policy.
5 Chapter 5 — Agricultural land designation. Protect | Agriculture Plan recommendation 1.1d

Development Process

Add a new policy under
Objective 5.34 Preserve
agricultural land as
Policy .5

Also add the economic
and environmental
sustainability icons to
the policy.

and support the continued designation
and use of agricultural land for
agricultural purposes regardless of soil
types and capabilities. Ensure non-soil
based agricultural structures are
located to maximize the agricultural
potential of prime soil resources.

“Protect and support the continued
designation of Natural Resource
Protection Lands for agricultural
purposes regardless of soil types and
capabilities assigned for potential for
non-soil based agriculture, and the
importance of reducing edge effects
through farmland.”

May 2018
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Schedule B

Amendments to Bylaw No.

OCP18 -0003 PACKAGE 1

10500 based on Agriculture Plan Recommendations

Protection Development
Permit Guidelines

Replace guideline 1.7

agricultural land at subdivision

to notify landowners that “normal farm
practices” occur in close

proximity.

No. |Section Existing Proposed Explanation
6 Chapter7 - Restrict expansion of sewer into Agriculture Plan recommendation 1.1b:
Infrastructure agricultural areas. Restrict community | “Restrict community sewer service
sewer service expansion into expansion into agricultural areas except
Add a new policy under agricultural areas except where where infrastructure is needed to
Objective 7.22 as infrastructure is needed to address address public health issues and
Policy.2. public health issues and protection of | protection of natural assets as
natural assets as identified by the City |identified by the City of Kelowna or
) of Kelowna or senior government. senior government.”
Also add the economic L .
and environmental Per Mllnlstry.ofA.\grlcuIture Ednga N
sustainability icons to PIannlr?g Gl.JIde|IneS: p- 15 “Avoid utility
the policy. extensions into ALR".
7 Chapter 15— Farm Require statutory covenants on non- Require statutory covenants on non- Agriculture Plan recommendation 1.2f:

agricultural land through the

development process. The covenant

shall:

e notify landowners that “normal
farm practices” occur in close
proximity;

e require the ongoing maintenance
of the landscape buffer; and

e restrict the planting of species that
potentially host pests.

“Update OCP Chapter 15 Farm
Protection DP Guideline 1.7 to require
statutory covenants on non-agricultural
land through the development process
to notify landowners that “normal farm
practices” occur in close proximity as
described in the Appendix F:Edge
Planning for Farmland Protection.”
Appendix F also recommends:

e Maintain the upkeep and integrity
of the buffer.

e Inform prospective buyers on the
urban side of development
restrictions within the edge.

¢ Inform residents of restrictions of
planting species that have
potential host pests (e.g. coddling
moth hosts, in support of the
OKSIR program); and

e  Inform urban residents of normal
farm practices.

May 2018
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Schedule B

OCP18 -0003 PACKAGE 1

Amendments to Bylaw No. 10500 based on Agriculture Plan Recommendations

No. |Section Existing Proposed Explanation
8 Chapter 15: Farm On agricultural lands, design the Agriculture Plan recommendations:
Protection DP Guidelines residential footprint such that: e 1.2b"“Include underground
1.9.1 The residential footprint is located residential services within the
Add a new guideline as within 60 meters 9f the road and/or Residential Footprint as required
19 located to maximize agricultural for the structures within it.”
potential and limit negative impactson |4 ; 5¢ “Only structures used
the farm, whether or not the parcel is exclusively for farm use, or have a
currently farmed; direct and on-going benefit to
1.9.2 Allunderground residential agriculture, may be located outside
services are located within the the Residential Footprint.”
residential footprint; e 1.2e“Ensure the Residential
1.9.3 Only agricultural structures Footprint maximizes the
exclusively used for agriculture, agriculture potential (e.g. soil,
including greenhouses, farm retail sales topography, etc.) and limits
stands, and those structures associated negagive impacts on the farm,
with crop storage, on-farm processing, whether or not the parcel is
stables, winery, cidery, brewery, currently farmed.”
distillery, meadery, processing and
tasting facility or lounge, and
temporary farm worker housing may
be located outside the residential
footprint.
9 Chapter 15 Farm On agricultural lands, locate farm retail | Agriculture Plan recommendation 1.2d

Protection Development
Permit Guidelines

Add a new guideline as
1.10

sales, wineries, cideries, breweries,
distilleries, and any other structures
and services related to the public that
are defined as farm uses under the ALC
Act near the road entrance orin a
location that minimizes road
construction to reduce the footprint
and extent of services through the lot
with the goal of reducing impact on the
agriculture potential.

“On agricultural lands, locate farm
retail sales, wineries, cideries,
breweries, distilleries, and any other
structures and services related to the
public that are defined as farm uses
under the ALC Act near the road
entrance (or where geographically
appropriate), in order to reduce the
footprint and extent of services
through the property with the intent of
maximizing agricultural potential.”

May 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No. |Section Existing Proposed Explanation
1 Section 1— General Section 11 — Agricultural Zones Section 11 — Agricultural Zones Removal of carriage houses see
Administriation, 1.3 A1/A1c | Agriculture1/ A1 | Agriculture 1 amendment 3 for details. Agri-
Zoning map Agriculture 1 with tourist accommodation for clarity,
Replace Carriage House as it was removed in previous
amendment package.
2 Section 2.3.3 IMMEDIATE FAMILY means, with respect to an | Agriculture Plan recommendation
Interpretation owner, the owner’s 1.3¢ “"Require that mobile homes
(a)parents, grandparents and great on farmland be occupied by the
Add definition for grandparents, owner’s immediate family, be
Immediate Family (b)spouse, parents of spouse and stepparents of |located on a non-permanent
spouse, foundation without basement
(c) brothers and sisters, and excavation, and be removed from
(d)children or stepchildren, grandchildren and | the property within go days when
great grandchildren. no longer occupied. The site must
be restored to a condition suitable
for agricultural use following
removal of the mobile home.”
Definition for immediate family
added to achieve Agriculture Plan
recommendation. Definition is
consistent with ALC Regulation.
3 Section 9.5b Carriage 9.5b.2 Development Regulations |9.5b.2 [deleted] Agriculture Plan recommendation
House Regulations in Agricultural Zones 1.3d: "Remove "“carriage house” as
(a) The maximum site coverage is a permitted use within the A1
Remove 9.5b.2 9o m2, exceptitis 100 m?if a zone.”
Development carriage house is limited to one
Regulations in storey. Based on Council Policy 03: ALR
Agricultural Zones (b) The maximum net floor area is Refe_rral§, all carriage house
the lesser of go m? or 75% of the appllcapons are forwardgd t(.) the
e ALC. Since 2012, all applications
net floor area of the principal .
dwelling. for carriage hoyses on ALR land
have been denied by the ALC.

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No. |Section Existing Proposed Explanation
(c) The maximum height is 6.0 m. Carriage houses are also limited to
properties on non-ALR A1
(d) The minimum front yard is 12.0 properties that are only above 1.0
m except for double fronting lots. ha to meet septic requirements, in
For double fronting lots, a accordance with Zoning Bylaw
carriage house shall be sited in Section 9.5b.2.
accordance with the regulations for
a single detached house in that Based on above, there are 176
zone. :
properties zoned A1 that would
(€) The minimum side yard is 3.0 qualify for an Axc designation.
m, except it is 4.0 m from a
flanking street. Carriage houses on A1 land do not
align with OCP policies of
(f) The minimum rear yard is 3.0 m. walkability, and complete
(g) The minimum distance to a communities etc.
principal dwelling is 4.5 m and the
maximum distance is 10.0 m.
4 Section 9.5b Carriage (g) A mobile home may be 9.5b.3 (g) [deleted] Agriculture Plan recommendation
House Regulations considered a carriage house only 1.3d: "Remove “carriage house” as
in agricultural zones where a a permitted use within the A1
9.5b.3 Other Regulations carriage house is permitted. zone.”
Remove (g) and reletter
Explanation provided in
amendment 3 above.
5 Remove from 11.1 Aic - Agriculture 1 with Carriage Remove the subzones titles from
House the A1 for Aic (per Agriculture Plan
recommendation 1.3d: "Remove
“carriage house” as a permitted
use within the A1 zone.”)
6 Remove in Section 11.1.3 | The secondary uses in this zone 11.1.10 Prohibited Uses Agriculture Plan recommendation
Agricultural Zones — are: The following uses are specifically prohibited in |1.3d: "Remove “carriage house” as
Secondary Uses (h) carriage house (A1c only) the A1— Agriculture zone, in accordance with

2

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

Agricultural Zones —
Secondary Uses

*Only applies to Lot A, Section 24,
Township 26, ODYD, Plan EPP7145

No. |Section Existing Proposed Explanation
the requirements of the ALC Regulations to a permitted use within the A1
And replace with new prohibit explicitly: zone.”
Section 11.1.10 (a) agri-tourist accommodation, as
Prohibited Uses deflned by the ALC Regulation. Explanation provided in
(®) carriage house amendment 3 above.
7 Replace in Section 11.1.3 | (i) food primary establishment - 11.1.9 Site Specific Uses and Regulations Moving the location of this use in

Uses and regulations apply to the A1 -
Agriculture 1 zone on a site specific basis as

the bylaw, under the
establishment of a section with

Replace the site specific | located at 700 Hwy 33 E also known follows: 'Site Specific Uses and
use of the food primary | as the "Hillcrest Farm Market Legal Civic Regulation Regulations’, which is more clear
establishment for the Cafe”. Description | Address than a secondary use, which is not
Hillcrest Café to new This existing cafe is subject to the 1. | LotA, 700 Food primary  ||site specific.
Section 11.1.9 Agricultural Land Commission Section Hwy 33 | establishment.
(ALC) Resolution #101/2014 for 24, E This existing
application #53542 (City of Township cafe is subject
Kelowna File A13-0007) and which 26, ODYD, to the
conditionally approved this non Plan Agricultural
farm use on the subject property EPP7145 Land
subject to the following condition: Commission
i) The Cafe facility is limited to (ALC)
current size being 25.3m? (272ft?) Resolution
indoor and 34.6m? (372ft?) outdoor #101/2014 for
and that there be submission of application
notification or an application to the #53542 which
ALC should there be plans in the approved this
future for any significant changes non farm use
or plans to expand the current subject to the
footprint. following
condition:
i) The Cafe
facility is
limited to
current size
being 25.3m?
3

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No.

Section

Existing

Proposed

Explanation

(272ft?) indoor
and 34.6m?
(372ft?)
outdoor and
that there be
submission of
notification or
an application
to the ALC
should there be
plans in the
future for any
significant
changes or
plans to
expand the
current
footprint.

Replace 11.1.4 (b)

Buildins and Structures

permitted

(b) one mobile home;

(b) one mobile home forimmediate family

Agriculture Plan recommendation
1.3¢ “Require that mobile homes
on farmland be occupied by the
owner’s immediate family, be
located on a non-permanent
foundation without basement
excavation, and be removed from
the property within go days when
no longer occupied. The site must
be restored to a condition suitable
for agricultural use following
removal of the mobile home.”

Note: a new definition for
immediate family (see above) had

to be added to achieve the

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No. |Section Existing Proposed Explanation
recommendation. As well the
requrirements for the mobile home
are in 11.1.7 “Other Regulations.”
9 Delete in Section 11.1.4 |(d) one carriage house (A1c only); Agriculture Plan recommendation
Buildings and Structures 1.3d: “Remove “carriage house” as
Permitted (d) and (e) (e) only one secondary dwelling a permitted use within the A1
unit is permitted (e.g. secondary zone.”
suite or carriage house).
Explanation provided in
amendment 3 above.
10 Replace 11.1.5 (b) The minimum lot area is 4.0 ha |(b) The minimum lot area is 4.0 ha. Agriculture Plan recommendation
Subdivision Regulations | except the minimum lot area is 2.0 1.3e: "Update zoning bylaw
(b) ha when located within the subdivision regulations to increase
Agricultural Land Reserve. That the minimum lot size in the ALR
Lot B, Section 34, Township 29, from 2.0ha to 4.ohain order to
ODYD, Plan KAP66g73 be create a consistent minimum lot
exempted from the minimum lot size of 4.0 ha for all the A1 zone.
area requirements of this zone for a
period of 3 years, effecive July 30, The wording “That Lot B, Section
2002. 34, Township 29, ODYD, Plan
KAP66973...." has been removed
as the effective period passed
nearly 13 agos.
11 11.1.6 Development (a) The maximum site coverage is | (a) For lots less than 0.4 ha, the maximum site | Agriculture Plan Recommendation
Regulations 10% for residential development | coverage is 30%, unless section 1.7.1 applies. 1.2a “Adopt Residential Footprint
(inclusive of agri-tourist policies as per the Non-Farm Use
Replace entire section accommodation), and it is 35% for | (b)For lots 0.4 ha and greater, a residential White Paper (see Appendix G) in
agricultural structures except it footprint must be registered on title for any accordance with provincial
may be increased to 75% for residential development triggered by a Farm standards including residential
greenhouses with closed Protection Development Permit.The maximum | footprint size, building setbacks,
wastewater and storm water residential footprint is 2,000 m?. A second and total floor area of dwelling
management systems. residential footprint may be registered on title |ynits. This includes establishing a

5

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No.

Section

Existing

Proposed

Explanation

Site coverage of accessory
buildings or structures and
carriage house shall not exceed a
combined 14%. The maximum
floor area of a carriage house shall
be 9o m2 or 75% of the total floor
area of the principal building. The
maximum floor area of a carriage
house may increase to a maximum
of 100 m2 only if the carriage house
is limited to one (1) storey in height
and is less than 75% of the total
floor area of the principal building.

(b) The maximum height is the
lesser of 9.5 m or 2V storeys,
except it is 16.om for agricultural
structures and 6.om for accessory
buildings or structures.

(c) The minimum front yard is 6.0
m.

(d) The minimum side yard is 3.0
m, except it is 4.0 m from a
flanking street.

(e) The minimum rear yard is 10.0
m, except it is 3.0 m for accessory
buildings and a carriage house. A
carriage house must be located no
closer than 4.5 m to the principal
dwelling and no further than 20m
from the principal dwelling.

up to 1,000 m? for a mobile home for
immediate family where permitted.

(c) The maximum site coverage is 35%. The
maximum combined site coverage may be
increased to 75% for greenhouses and plant
nurseries with closed wastewater and storm
water management systems.

(d) The maximum height is the lesser of 9.5 m
or 2V storeys, except it is 16.om for
agricultural structures and 6.om for accessory
buildings or structures.

(e) The minimum front yard is 6.0 m.

(f) The minimum side yard is 3.0 m, except it is
4.0 m from a flanking street.

(g) The minimum rear yard is 10.0 m, except it is
3.0 m for accessory buildings.

(h) Notwithstanding subsections 11.1.6(e) to (g),
confined livestock areas and/or buildings
housing more than 4 animals, or used for the
processing of animal products or for
agricultural and garden stands, shall not be
located any closer than 15.0 m from any lot line,
except where the lot line borders a residential
zone, in which case the area, building or stand
shall not be located any closer than 30.0 m from
the lot line.

maximum specific floor area for
the Residential Footprint of 2,000
m2 (0.2ha) within the ALR [ A1
zone."”

Residential footprint based on
Provincial “Guide for Bylaw
Development in Farming Areas”

Additional notes:

e Zoningregulation 1.8.3 states
“Where a lot is created with
Agricultural Land Commission
approval for severance of a
home-site or a lot to be used
in lieu, then the requlations of
the RR2 zone will apply.”
Homesite severences are
typically between o.2ha - 0.4
ha, so would not be subject to
the gross floor area maximum
(also note previously this is
proposed to be changed to
RR3 regulations) This is
addressed in Package 2.

e  Zoning regulation 1.7.1 Non-
conforming Agricultural,
Urban Residential, or Rural
Residential lots less than 0.2
ha., which existed prior to
August 10, 1976, shall be
developed in accordance with
the provisions and regulations
of the RU1, RU1(c), or RU1(h)

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

No. |Section Existing Proposed Explanation
(f) Notwithstanding subsections zones which have a maximum
11.1.6(c) to (e), confined livestock site coverage of 40% and
areas and/or buildings housing together with driveways and
more than 4 animals, or used for parking not to exceed 50%.
the processing of animal products e ALChas aregulation that any
or for agricultural and garden parcel less than 2 acres PRIOR
stands, shall not be located any to the ALR being formed in
closer than 15.0 m from any lot 1972, the ALC/ALR
line, except where the lot line Regulations do not apply.
borders a residential zone, in
which case the area, building or All references to carriage house
stand shall not be located any have been removed as per above
c-Ioser than 30.0 m from the lot based on Agriculture Plan
line. Recommendation 1.3d: "Remove
“carriage house” as a permitted
use within the A1 zone.”)
12 Section 11.1.7 Other (a) Notwithstanding subsection (@) When a home based business, rural involves | For (a) removed “notwithstanding
Regulations 11.1.4(b), when a home based the cutting and wrapping of wild game orany | subsection 11.1.4(b), as the
business, rural involves the cutting | meat, the lot must have a minimum lot area reference is no longer applicable.
Replace (a) and wrapping of wild game or any | greater than 0.33 ha.
meat, the lot must have a
minimum lot area greater than
0.33 ha.
13 Section 11.1.7 Other (e) A "c" notation shown on Removed all references to carriage
Regulations Schedule "A" as part of the house (as it is proposed to be
identified zone classification removed as a use above) which
Delete (e) indicates that a secondary use in helps achieve “Agriculture Plan
the form of a carriage house is Recommendation 1.3d: "Remove
permitted on the properties so “carriage house” as a permitted
designated, subject to meeting the use within the A1 zone.”
conditions of use of the zone. A "c"
zoning classification on a property

May, 2018
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Schedule C

TA18-0002 PACKAGE 1

Amendments to Zoning Bylaw No. 8000 (Agriculture Plan Recommendations)

Regulations

Add new policy as (k)

No. |Section Existing Proposed Explanation
shall be established by rezoning
the subject property to the "c"
version of parent zone.
14 Section 11.1.7 Other (k) Mobile home for immediate family, where |Agriculture Plan recommendation

permitted, must be located on a non-
permanent foundation without basement
excavation. When no longer occupied, the
mobile home must be removed from the lot
within 9o days and the site must be restored to
a condition suitable for agricultural use.

1.3¢ “Require that mobile homes
on farmland be occupied by the
owner's immediate family, be
located on a non-permanent
foundation without basement
excavation, and be removed from
the property within 9o days when
no longer occupied. The site must
be restored to a condition suitable
for agricultural use following
removal of the mobile home.” This
also complies with ALC Regulation
and Policy L-08 (October 2016)

May, 2018
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Schedule D:

Date
Dec. 19,
2017
Dec. 20,
2017
Jan. 22,
2018

Feb. 28

March 1

April 3, 2018

April 6, 2018

April 6, 2018
April 6, 2018

April 6, 2018

Engagement summary for Agriculture Plan Policy
Implementation Package 1

Contact
Glen Lucas [ BCFGA

Glen Lucas | BCFGA

Glen Lucas [ BCFGA

Glen Lucas / BCFGA

File Referral of Package 1
(note Package 2 sent
concurrently)

UDI — Okanagan Chapter

Regional District of Central
Okanagan and Central
Okanagan Economic
Development Commission
Central Okanagan Food
Policy Council

Ministry of Agriculture

Interior Health

Notes
Meeting to discuss draft policies.

Provided email comments to draft policies.

Emailed Glen providing links and background
information to the AAC report. Also, provided
details on how his comments had been
incorporated into the recommendations.
Responded to request for meeting to discuss
implementation of Agriculture Plan. Advised that
online engagement will be open until March 31 and
provided possible meeting dates.

Sent package of proposed amendments with

request for input by Friday, April 6. File referred to:

e Ministry of Agriculture

e Agriculture Land Commission

e Central Okanagan Food Policy Council
e BCFruit Growers Association

e Interior Health

e Ministry of Transportation

e UDI

e RDCO

e Lake Country
e SEKID

e BMID

e GEID

e SOMID

Letter outlining comments on referral Package 1
and Package 2.
Email outlining comments on referral Package 1
and Package 2.

Letter outlining comments on referral Package 1
and Package 2.
Letter outlining comments on referral Package 1
and Package 2.
Letter outlining comments on referral Package 1
and Package 2.
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Date
April 18,
2018

April 23,
2018

April 23,
2018
April 30,
2018

Contact
Glen Lucas, BCFGA

Glen Lucas, BCFGA

Glen Lucas, BCFGA

Glen Lucas, BCFGA

Notes

Reminder to provide input on the entire referral
package and provided update on direction for
proposed house size policy.

Follow up phone call on input on referral package
and advise that staff would not proceed with house
size amendments at this time, pending outcome of
the ALR Revite process.

Email response stating will have input by the end of
the week.

Follow up phone call regarding last chance for
BCFGA comments on entire referral package.
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Schedule E:

Comments and feedback from referral
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BRITISH
COLUMBIA

Tracy Guidi, Sustainability Coordinator, and
Melanie Steppuhn, Planner

Policy and Planning

City of Kelowna

tguidi@kelowna.ca

msteppuhn@kelowna.ca

April 6, 2018

Dear Tracy Guidi and Melanie Steppuhn:

Re: Referral of proposed OCP18-003 and Zoning Bylaw TA18-0002 amendments

Thank you for the opportunity for the Ministry of Agriculture to provide comments on Kelowna’s draft
OCP18-003 and Zoning Bylaw TA18-0002 amendments (Package 1 and 2, March 1, 2018 Memos). We
commend the City for exploring a set of bylaw amendments that pursue clarity on a number of important
agricultural land use planning issues.

We would like to provide the following comments which could make these bylaw amendments even
stronger:

Package 1:

The proposed OCP s1.9.2 provision states that “all underground residential services are located
with the residential footprint’, is unclear regarding septic fields. The Residential Uses in the
Agricultural Land Reserve (ALR) (Size and Siting) 2011 Discussion Paper (p.22) states that farm
residential footprints do not include septic fields. However, ALC Policy L-18, while for
residential uses in ALR Zone 2, provides the term “other residential structures as including septic
fields. Consider providing greater clarity regarding septic fields in the residential footprint
definition.

The Minister’s Bylaw Standard on height limitations (Ministry’s Guide to Bylaw Development in
Farming Areas (Bylaw Guide) p.19) states:

0 “Local government are encouraged to exclude farm buildings from restrictions on
height.”, and, “If a local government wishes to restrict height of farm structures then the
maximum building heights should be no less than:

= Grain bins (including delivery equipment) 46 metres
= Silos 34 metres

= Combination Silo and Grain Storages 41 metres

= Principal livestock buildings 15 metres

= All other agricultural buildings 15 metres”

0 Ministry staff acknowledge the proposed maximum height of 16m for “agricultural
structures’. However, as a ‘Right to Farm regulated” community, Ministry staff also
expect the City of Kelowna to amend its zoning bylaw for clarity to reference, and be
consistent, with the remaining Bylaw Standard criteria.

Ministry staff would typically anticipate farm residential footprint provisions to be located in a
local government zoning bylaw not a Development Permit OCP amendment.

Ministry of Agriculture 808 Douglas Street Web Address:

Victoria, B.C. V8W 9B4 http:/iwww.gov.bc.ca/agri/
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Package 2:

Ministry staff encourage landscape buffers and minimum setbacks adjacent to the ALR to be
consistent with the urban-side criteria of the Edge Planning Guide Bylaw Standard.

The Edge Planning Guide is silent with regards to a farm-side landscape buffer around residential
and non-farm uses within the ALR or farming area. Section 527 of the Local Government Act
states that a local government may require, set standards for, and regulate the provision of
screening for masking or separating uses and a 3m landscape buffer such as proposed would
appear to be within the parameters of this provision. With that said, it is important for a local
government to ensure they are not unduly impinging on a farmer’s ability to farm a given
property.

Consider confirming with the ALC regarding the definitions of child care centres and minor
group homes are non-farm uses allowed on the ALR. Given that they are described in the
proposed bylaw amendments as secondary uses, are they considered a home occupation as
defined by the ALR Use, Subdivision, and Procedures Regulation s3(1)(c)? Or are there pre-
existing sites that the ALC has already approved? The proposed amendments imply that the
zoning provisions will permit these types of non-farm uses without ALC approval. Providing
further clarity is strongly suggested.

It appears that the draft Appendix C Table 11.1 lists the minimum setback distances from ‘Front
Yard and Flanking Street’ , ‘Side Yard’, and ‘Rear Yard’ lot lines for a number of agricultural
uses. Consider explicitly noting these are the minimum distance setbacks from lot lines.

The Minister’s Bylaw Standard list a number of maximum setback distances from front, exterior
side, interior side and rear lot lines including distances for agricultural structures, greenhouse,
direct farm marketing facilities, stables and winery and cider processing facilities. Maximum
setback distances can significantly help reduce ‘excessive setbacks that might present serious
challenges to farming operations’. Ministry staff encourage Kelowna review and adopt these
Bylaw Standard provisions as found in s2.4.8 of the Bylaw Guide (pp19-22).

If you have any questions about these comments, please feel free to get contact the Ministry.

Sincerely,

Jtt

Gregory Bartle, Land Use Planner
BC Ministry of Agriculture
Gregory.Bartle@gov.bc.ca

(250) 387-9687

pc:

Anne Skinner, Regional Agrologist, AGRI
Tony Pellett, Regional Planner, ALC



Agricultural Land Commission
201 - 4940 Canada Way

Burnaby, British Columbia V5G 4K6
Tel: 604 660-7000

' Fax: 604 660-7033
www.alc.gov.bc.ca
Melanie Steppuhn, BES, BCLA ALC May 11, 2018

Land Use Planner, Policy & Planning
City of Kelowna

Re: ALC Response to Kelowna Agriculture Plan Implementation Packages

Package 1 Goal

With regard to the goal to preserve agricultural land, doubling the minimum subdivision lot size
in the ALR from 2.0 ha to 4.0 ha should be regarded as only a good first step. Depending on the
locale, many parts of Kelowna should be reviewed to determine whether a much larger ot size
would be more appropriate, with a view to maintaining a suite of large farms..

Agriculture Plan and Zoning Bylaw amendments

The Agriculture Plan recommendation for a maximum farm residential footprint of 2,000 m? is
appropriate. The proposal to increase the footprint to 3,000 m? where there is to be a mobile
home for immediate family may require ALC approval depending on the circumstances. It is not
immediately clear how the Agriculture Plan recommendation will mesh with the Zoning Bylaw
amendment introducing a 500 m? maximum gross floor area (or 800 m? where there is to be a
mobile home for immediate family).

Proposed buffer policy
The proposal to produce a table for adoption of landscape buffer policies into the zoning bylaw
is highly appropriate.

Proposed secondary use changes
Proposed zoning amendments distinguishing secondary uses permitted in the ALR from those
permitted outside the ALR appear very useful.

Miscellaneous
For clarity, any references to land “abutting the ALR” should be changed to “adjoining the ALR”,
as the definition of “abutting” technically refers to “adjoining at the narrow end”.

In general the proposed OCP amendments appear fully consistent with ALC policies.

K.A. Pellett

Tony Pellett RPP, MCIP, Regional Planner
Provincial Agricultural Land Commission
201 - 4940 Canada Way

BURNABY BC V5G 4K6

604 660-7019 FAX 660-7033

web site: www.alc.gov.bc.ca
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Tracy Guidi

From:
Sent:
To:
Subject:

Tracy Guidi

Thursday, May 10, 2018 12:44 PM

Tracy Guidi

FW: RDCO Circulation Response - City of Kelowna Agricultural Plan Implementation

From: Mimi Miller [mailto:mimi.miller@cord.bc.ca]

Sent: Friday, April 06, 2018 9:30 AM

To: Melanie Steppuhn

Subject: FW: MISC-18-14 - City of Kelowna Agricultural Plan Implementation

Good afternoon:

Thank you for the opportunity to comment on the above noted file. RDCO staff has reviewed the subject referral and
notes the following:

e The implementation of the City of Kelowna’s Agricultural Plan meets a number of goals and policies of the
Regional Growth Strategy, including those found within the Our Land and Our Food Sections. Link to RGS:
https://www.regionaldistrict.com/media/125810/bylaw1336.pdf

e In an effort to preserve agricultural land throughout the region, it may be beneficial to review Kelowna’s
proposed amendments during a Regional Planning Lab. Link to RGS Priority Projects Plan for more info on the
Labs: https://www.regionaldistrict.com/media/229502/RDCO_RGS Prioritiy Projects Plan_FINAL.PDF

e Central Okanagan EDC

Thank you for enabling me to review the proposed documents/changes. While | am new to BC,
having moved only in Sept., | continue to learn more and more about agriculture issues and
regulations. However, given my tenure, | feel a bit challenged to provide meaningful feedback
except to say that | like the direction and feel it aligns with what | have heard local producers
talk about, particularly around home sizes on ALR land and urbanization close to ALR land.

| did wonder about the sewer construction limitations and if that will help or impede different
types of agriculture - some of which require more water than others. For sure access to sewer is
necessary if a producer is considering agri-tourism. But again, | don't know much about the
local situation so trust the recommendation is something producers were asking for.

| have one very small recommendation for the benefit of all agriculture. In the opening letter,
you write "healthy food". I think it's important to change our language to say "safe food". All
food in Canada is required to meet certain standards of safety. Healthy is a matter of opinion. |
may believe that only organic is healthy but that doesn't mean that non-organic isn't safe. This
is a small suggestion that will benefit all food producers, because no matter how they produce,
we are blessed with many safe food options.

If I can be of further help, feel free to reach back to me. And, | continue to be inspired to learn
more about local agriculture and how the city can foster the belief that growing food is as sexy
as high-tech and as necessary - or maybe, that growing food can be high-tech too.

1
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Have a great day!

Warm regards,

Myrna

Agriculture Consultant, COEDC
306-536-5691

Kind regards,

Mimi Roth-Miller, Administrative Assistant

Planning Section, Community Services | planning@cord.bc.ca

Regional District of Central Okanagan | www.regionaldistrict.com | www.rdcogis.com
Ph.: 250-469-6227 | Fax: 250-762-7011

This email and any files transmitted are confidential and may contain privileged information. Any unauthorized dissemination or copying is strictly prohibited. If you have
received this email in error, please delete it and notify the sender.
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Central Okanagan Food Policy Council

April 6, 2018

Melanie Stepphun
Planner
City of Kelowna

Tracy Guidi
Sustainability Coordinator
City of Kelowna

Dear Ms. Stephun & Ms. Guidi,

Thank you for the opportunity to provide comments regarding the City Kelowna’s proposed OCP and Zoning
amendments as part of the Agriculture Plan implementation. It is our understanding that the intention of the
amendments is to help achieve Council’s priority in addition to promoting and celebrating the vital role of
agriculture in Kelowna today, and for decades to come.

The Central Okanagan Food Policy Council (COFPC) applauds City of Kelowna Staff and Council for taking the
initiative and allocating resource to the implementation of the agriculture plan.

Overall the proposed OCP and zoning amendments support the protection of agricultural land and also helps to
reduce conflict and other negative impacts on agriculture land. The COFPC agrees with and supports all the
proposed amendments.

We will provide comment in more detail on one of the proposed amendments, maximum home size on Al
Properties:

The COFPC has heard from farmers that they do not like the idea of regulating house size of farmland. While we
do respect these the views of these farmers, the COFPC recognizes that many of those who are building estate
size homes on farmland may not be farmers. There are some farmers that raise the question of why do they have
to be regulated when it’s mostly non farmers who are building estate size homes. Again, while the COFPC
respects the views of farmers, we do support the proposed amendments to have a maximum house size on Al.
Very large houses on farmland increases the value of the land and makes it almost impossible for new farmers to
buy their own land. Farmland should be for farming, not for building mansions. Ultimately, while regulating
house size may not been seen as a fair solution by some farmers, it will be best for agriculture in the long term.

In closing, the Central Okanagan Food Policy Council is pleased to have been given the opportunity to comment
on the City of Kelowna’s Agriculture Plan implementation OCP and Zoning amendments.

Regards,

o ;
i S
2 /fo”czn‘» teer”"

Linda Trepanier

Chairperson

Central Okanagan Food Policy Council.
cofpcs@gmail.com
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April 6, 2018

Melanie Stepphun

Planner

City of Kelowna

Tracy Guidi

Sustainability Coordinator

City of Kelowna

Dear Ms. Stephun & Ms. Guidi,

RE: Agriculture Plan Implementation — Packages 1 and 2 — Amendments OCP18-0003 & TA18-0002

Thank you for the opportunity to provide comments for City of Kelowna Staff and Council consideration of
Agriculture Plan Implementation Packages 1 and 2. This referral has been reviewed from Healthy Food Systems

perspectives. The following information is provided for your consideration.

Healthy Food System

Interior Health has an interest in the preservation of farmland to support local agricultural capacity now and in the
future. Agricultural capacity is a key aspect of local healthy food systems, contributing to our community’s food
security. Food systems determine how we choose food and what food we have access to. The food we eat is
critical to our health. Land use decisions can influence use of agricultural land which can thereby impact the
accessibility, quality and variety of food available to us. Having access to healthy and safe food helps to protect

the population from chronic disease and infectious illnesses.

Overall the proposed OCP and Zoning amendments appear to support our community’s food security by
preserving agriculture land and reducing potential negative impacts on agriculture.

Food security has been recognized as a key public health issue by the BC Ministry of Health. Interior Health
ensures the delivery of key government priorities to increase and advance food security.

Package 1:
Goal Proposed Amendments Proposed Health Evidence
Policy/
Section
Preserve OCP Amendments: Local policies that support the ALR help to
agricultural e Restrict expansion of residential Policy 5.3.1 protect and preserve agricultural land.
p
land development and density outside . o
the Permanent Growth Boundary Farmland preservatlt_)n helps to m_alntam a
e Protect and support the continued Policy 5.33.6 :c((e)\(/)zl S(‘);;?;jjﬁ;i)cric;itéct|c;rlléhfztocéogglfutes o
designation and use of agricultural - % )
land for agricultural purposes sufficiency supports healthy eating.
regardless of soil capabilities Food self-sufficiency in BC is increasingly
. important as extreme weather will affect
OCP Farm Protection DP Amendments: production in California, which is currently
e Design residential footprints to Chapter 15 | where 40%-50% of BC’s supply of fruits
maximize agriculture potential and | Guideline 1.9 | and vegetables comes from.
limit negative impacts on the farm. o
e Locate structures for services Chapter 15 Gr_eater availability of Iocal]y produced .
related to the public near the road to Guideline fruits and _\/egetables may increase their
reduce impact on the agriculture 1.10 consumption.
potential.
Bus: (250) 469-7070 ext 12292 INTERIOR HEALTH
Fax: (250) 868-7809 POPULATION HEALTH
Email: Jil.Worboys@interiorhealth.ca 505 Doyle Avenue 8

Web:

www.interiorhealth.ca

Kelowna, BC V1Y 0C5




Zoning Bylaw Amendments:

e Require that mobile homes on Section 2.3.3
farmland be occupied by the &
owner’s immediate family and Section
located on non-permanent 11.1.4
foundations.

e Remove carriage house as a Section 9.5.b
permitted use. &

e Increase minimum subdivision lot Section
size in the ALR from 2.0 ha to 4.0 11.1.3
ha. Section

e Establish a maximum farm 1115
residential footprint size of 2,000 Section
m2. 11.1.6

Reduce OCP Amendments: Policy 7.22.2
speculation e Restrict the expansion of sewer into
and address agricultural areas
challenge of
increasing
farmland due
to high cost
capital inputs
Limit conflicts | OCP Amendments: Policy 5.33.9 | Agriculture can negatively affect air quality
with e Avoid uses of urban land adjacent to | Chapter 15 though contributions to particulate matter,
agriculture agricultural land by vulnerable Guideline 1.7 | odours, and volatile compounds.
populations (e.g. seniors, children) . i i
Pesticides are associated with both

OCP Farm Protection DP Amendments negative and positive health impacts.

* Require statutory covenants on non- Buffers can benefit residents by reducing
agricultural land through the noise, dust, and odours, and buffers
development process provide environmental benefits such as

improving water quality.
Food system OCP Amendments Policy 5.13.5 | Increased opportunity to access healthy

resiliency

e Expand urban agricultural
opportunities

food for all community members &
improved health from eating locally grown
produce.

Heightened sense of community.
Increased social opportunities in the form
of community gardening, mentoring
programs.

Increased physical activity and
recreational opportunities.

Urban agriculture builds safe, healthy, and
green environments in neighborhoods,
schools, and abandoned areas.
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Package 2:

Goal

Proposed Amendments

Proposed
Policy/
Section

Health Evidence

Ensure
compliance
between the
Al

zone and
provincial
standards

Zoning Bylaw Amendments

e New land use definitions to align
with the ALC including: Farm Retail
Sales Stands (replacing Agricultural
and Garden Stands), Immediate
Family and Alcohol Production
Facilities

e Update Greenhouses and Plant
Nurseries accessory use size
requirements (from 400 m2
maximum to 150 m2 maximum as
required by ALR regulations)

e Replace the single Kennels and
Stables definition with two separate
definitions as the first is a permitted
non-farm use and the second is a
permitted farm use.

e Addition of stables as a principal use
in the Al zone, as they are a
permitted farm use.

¢ Revised secondary uses for ALR
properties to align with ALC
approved uses, and introduce
language for secondary uses for
non-ALR properties.

¢ Introduce a table of development
regulations to provide clarity and to
update requirements to align with
provincial regulations.

Section 2.3.3

Section
11.1.7

Section 2.3.3

Section
11.1.2

Section
11.2.3

Section
11.1.6

Ensuring consistency between City of
Kelowna zoning and provincial standards
has the potential to support agriculture
capacity long term. Agricultural capacity is
a key aspect of local healthy food
systems, contributing to our community’s
food security.

Address
challenge of
increasing
farm

land due to
high

capital inputs

Zoning Bylaw Amendment

e Introduce a maximum residential
gross floor area (500 m2) based on
Ministry of Agriculture Guide for
Bylaw Development in Farming
Areas (plus additional 300 m2 for
mobile home for immediate family).

Section
11.1.6

During engagement for

Kelowna’s Agriculture Plan
Stakeholders raised the following issues:
- There are concerns regarding
accessing farm land due

to high cost, due to speculation and
capital inputs.

- Competing non-farm uses (including
estate homes) are a challenge and
prevalent.

- Farmland tax relief for estate homes
needs to be addressed.

Also, City staff highlight that the value of
farmland increases exponentially with the
presence of estate homes.

Actions that aim to address the above
concerns (ie. regulating floor area) may
support agriculture capacity. Agricultural
capacity is a key aspect of local healthy
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food systems, contributing to our
community’s food security

In addition, estate size houses and
residential footprints use land that could
support agriculture activities. Farmland
preservation helps to maintain a level of
food production that contributes to food
self-sufficiency, and food self-sufficiency
supports healthy eating.

Food self-sufficiency in BC is increasingly
important as extreme weather will affect
production in California, which is currently
where 40%-50% of BC'’s supply of fruits
and vegetables comes from.

Provide clarity
on

existing
regulations

No comment

Limit conflicts

OCP Farm Protection DP Amendments

Agriculture can negatively affect surface

with e Updates to landscape buffer Chapter 15 and ground water quality through nutrient,
agriculture requirements to align with proposed | Guideline 1.3 | sediment, bacteria, and pesticide
Zoning Bylaw landscape contamination.
amendments.
Zoning Bylaw Amendments Agriculture can negatively affect air quality
e Revise landscape buffer Section 7.6.1 | though contributions to particulate matter,
requirements for land abutting ALR Table 7.1 odours, and volatile compounds.
in accordance with Ministry of Table 7.2
Agriculture Edge Planning Pesticides are associated with both
Guidelines. negative and positive health impacts.
Buffers can benefit residents by reducing
noise, dust, and odours, and buffers
provide environmental benefits such as
improving water quality.
Ensure No comment

consistency
with
proposed
amendments
in

Package 1

On behalf of the Healthy Communities portfolio, | appreciate the opportunity to provide comment on the City of

Kelowna’s Agriculture Plan Implementation Packages 1 & 2.

Kind regards,

J\l\ Dmb»p

Jill Worboys, RD

Public Health Dietitian




URBAN DEVELOPMENT INSTITUTE- OKANAGAN CHAPTER
210 - 1460 Pandosy Street

Kelowna, BC V1Y 1P3 Canada

T.778.478.9649 F.778.478.0393

udiokanagan@udi.org

www.udiokanagan.ca

URBAN DEVELOPMENT INSTITUTE
okanagan chapter

April 3, 2018

City of Kelowna
1435 Water Street
Kelowna, BC V1Y 1J4

Attention: Tracy Guidi, Melanie Steppuhn, Ryan Smith

Subject: Agriculture Plan Implementation

The Urban Development Institute (UDI) is a national association (with international affiliations) of the
development industry and its related professions. The corporate members of the UDI - Okanagan Chapter
represent hundreds of individuals involved in all facets of land development and planning, including:
developers, property managers, financial lenders, lawyers, engineers, planners, architects, appraisers,
real estate professionals, local governments and government agencies.

As a Partner in Community Building, the UDI Okanagan Chapter is committed to working with
communities and governments to create and achieve the vision of balanced, well-planned, sustainable
and affordable communities.

The UDI Okanagan applauds the City of Kelowna’s efforts to create an Agricultural Plan. However, we
have concerns with many of the items stated in this plan, as well as the short turnaround time expected
for feedback and the lack of prior consultation. We believe that these are major policy changes, which
may have unintended consequences and must be examined in the larger context of the Official
Community Plan (OCP) Update.

We do not believe that the quick turnaround time is sufficient to provide adequate feedback on the
significant changes proposed. For this reason, we are requesting that the City delay bringing this forward
to Council until an adequate consultation process with the appropriate stakeholders can be undertaken.

Although we cannot fully elaborate at this time on all of the concerns we have with this plan, below is a
shortinitial list of some of the key items that we would like to discuss further with the City before it moves

forward to Council.
Some of the key concerns include:

e The current plan may harm agri-tourism and economic development, rather than help to support
it. Pure agricultural businesses, as opposed to hybrid models, are virtually impossible to start in



today’s fruit market, and accordingly these bylaws go a long way toward damaging and building
challenges to agri-tourist business models.

This plan would make it difficult for multi-generational families to operate as it would make it
financially unfeasible in many cases. It could also be perceived as discriminatory as many multi-
generational families that currently operate on farmland in Kelowna are from the Indo-Canadian
community and have been farming lands in Kelowna over generations.

The stipulation that says ‘regardless of soil quality’ is a major concern. Protecting Al even if there
is no agricultural suitability does not make sense and does not protect agriculture. This will
effectively act as a secondary land freeze beyond the ALR, and to enact such a wide sweeping
regulation should require massive public consultation, if not a full referendum. Such significant
changes to property rights, done through a simple bylaw change, is not an appropriate method of
regulation, as it does not sufficiently notify the many thousands of landowners it affects.
Limiting greenhouses to 75 per cent of the land, before consideration of any buffers is prohibitive.
The condition that the residential footprint must within 60 meters of the road is flawed and could
lead to sites having no view, and less ability to attract customers to the agriculture as well as other
concerns.

If the goal is to protect agriculture, there should be more of a focus on the economic ability of a
farmland. For example, if a winery owner can generate more income with their building deeper
within his or her property, that should be encouraged rather than discouraged as it is now. These
policies should enhance and improve the business viability of agricultural practices, however as
presently formed, they reduce it.

With land costs ranging from $150,000-$200,000 an acre and a long payback period, it is very
difficult for new farmers to get started in this industry. In many cases, agri-tourism is the only
way that new farmers have the ability to be economically viable. This can be demonstrated by
the fact that the price per pound for different agricultural goods has been decreasing as the price
per square foot for rental accommodations has been increasing. For this reason, the City of
Kelowna should be supporting agri-tourism, and not discouraging it as this plan now does.

It appears as though there has not been sufficient consultation locally and that much of these
proposed changes could be influenced by what has been happening in the Lower Mainland. These
changes make sense for the Lower Mainland but not for Kelowna. This needs to be examined
from a local context because utilizing examples from other communities which have different
challenges and different economic climates is not suitable.

The City needs to develop the tools necessary to properly evaluate site specific situations.
Currently, there does not appear to be this type of needed flexibility in the bylaw. If it is intended
to have large scale agricultural developments reviewed on an individual basis, that should be
prominently designed into these bylaws.

There should be a Development Permit waive out allowance in order to exclude some properties.
An agrologist report should be required outlining the soil classifications and ‘farmable lands’.
Lands not deemed farmable should then be able to be used and/or rezoned for non-agricultural
purposes. Guidelines could identify best practices, which would provide the City with the tools
needed to properly evaluate applications.

86



e UDI requests further clarification on how these new regulations will impact on potential
investment opportunities in wineries, breweries, etc. The new regulations should help to
promote these opportunities, not limit the experience.

Thank you fo r consideration.

Sincerely,

URBAN DEVELOPMENT INSTITUTE OKANAGAN CHAPTER

Per: Kevin Edgecombe, Chair of City of UDI Okanagan
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Agricultural Plan
Implementation

» Package 1 (this package)

» Amendments based on clear,
concise direction from the
Agriculture Plan

»Package 2

» Amendments required “further
iInvestigation”

» Clarification of current
regulations

» Further engagement required




Agriculture Plan
Implementation

» Theme 1

Strengthen local policies
and reqgulations to protect
agriculture

15 of 34 actions addressed
Actions are clear, concise
Short term /[ High priority

Agriculture Plan

;;;;;;;;;




Goals

» Strengthen the preservation
of farmland

» Reduce speculation

» Limit non-agricultural
development

» Minimize conflicts for
farming areas

» Improve food resiliency
» Reduced bylaw infractions




Process

Summer, 2017 Agriculture Plan Endorsed

Fall, 2017 Implementation Initiated

“|‘|||

January 25,

Agricultural Advisory Committee
2018

March - April
2018

» May 2018 Council - Initial Consideration

Public Hearing
-

Package referred to stakeholders

Council
Approvals

Ministry of Agriculture and MOTI
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Agriculture Plan Engagement . «'./

 d

Kelowna

In June and November 2016 and again in July 2017, we gathered input from stakeholders,
industry and the general public on the challenges and opportunities for agriculture in the

community.

survey
responses

open open house meetings with the meetings with
houses attendees Agricultural Advisory key stakeholders
Commitee

of survey respondents agree or strongly agree with the
vision statement for the Agriculture Plan update:

"Kelowna is a resilient, diverse and innovative agricultural
community that celebrates farming and values farmland as
integral to our healthy food system, economy and culture.”
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OCP Amendments

» Strengthen policy
direction as it relates to
development outside the
PGB;

» Protect farmland
regardless of soil
capabilities; and

» Restrict non —farm uses
that do not directly
benefit agriculture.




OCP Amendments

» Restrict the expansion of
sewer in farm areas

» Limit interface
incompatibilities by directing
uses for vulnerable
populations to lands not
adjacent to agriculture

» Expand urban agricultural
opportunities
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City of Sizis
Kelowna

Farm Protection

DP Guidelines
Amendments



Farm DP Amendments

» Require covenants on
adjacent lands for normal
farm practices and buffers;

» Locate residential
footprint close to road or
to maximize agricultural
potential; and

» Locate agricultural
structures related to public
close to road entrance or
to maximize agricultural
potential.




City of &
Kelowna

Zoning Bylaw
Amendments




Zoning Amendments

» Equalize subdivision min. lot
sizein A1to 4.0 ha

» Mobile homes for immediate
family on non-permanent
foundations




Zoning Amendments —
Residential Footprint

» Maximum farm residential
footprint size of 2,000m? to:

» Minimize the impacts of
residential uses on farming
potential

» Minimize loss of farmland
due to residential uses

» Minimize the impact of on
increasing costs of
farmland




Zonin g Amendments — e
Residential Footprint

S

City of "
Kelowna

7.2 ha 17,200 m?

-akeshore Rd. (17.8 acres) (4.25 acres) $13,995,000
East Kelowna Rd. (2(8)'::::5) (12 ?'65:: r:::) $4,650,000
Casorso Rd (9?2.1?:;5) (:;z.’;gasc(:':;z) $12,998,000
Wierle. (145.;_;9a2:es) 8.’2?5;:2; $5,585,000
loe ke (7.3;_;2a2:es) ?;oagcl:en:)z 5, 498' 2ol
(LORd Geare  (egecen 56,800,000



Zoning Amendments —
Residential Footprint

» Ministry Standard
» 2000m?2 (1/2 ac)
» = 3.5 RU1 lots

» Example
» 11.2 acC property
» 5 ac orchard
» 3+ ac residential footprint

» BC Assessment
» $3.45 million total
» $0.55 million farm land
» $2.9 million house




Zoning Amendment
Residential Footpyin




Zoning Amendments -
Carriage Houses in A1

» Remove carriage v
house as a permitted
use

» Minimize land value
appreciation

» Manufactured homes
in the ALR available

» Secondary suite
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Next Steps

Summer, 2017 Agriculture Plan Endorsed

Fall, 2017 Implementation Initiated

‘I«I

January 25,

Agricultural Advisory Committee
2018

March - April
2018

» May 2018 Council - Initial Consideration

Public Hearing
-

Package referred to stakeholders

Council
Approvals

Ministry of Agriculture and MOTI






Report to Council

City of
Kelowna

Date: May 28, 2018

File: 1210-20

To: City Manager

From: Policy and Planning Department

Subject: Implementing Agriculture Plan Policy Recommendations: PACKAGE 2 Bylaw

Amendments OCP18-0004 and TA18-0003

Recommendation:

THAT Official Community Plan Text Amendment Application No. OCP18-0004 to amend Kelowna 2030
— Official Community Plan Bylaw No. 15000 as outlined in Schedule A attached to the report from
Policy and Planning dated May 28, 2018 be considered by Council;

AND THAT Zoning Bylaw Text Amendment Application No. TA18-0003 to amend City of Kelowna
Zoning Bylaw No. 8000 as outlined in Schedule B in the Report from Policy and Planning dated May 28,
2018 be considered by Council;

AND THAT Council considers the public process outlined in the report from Policy and Planning dated
May 28, 2018, to be appropriate consultation for the purpose of Section 475 (1) and (3) of the Local
Government Act;

AND THAT the Official Community Plan Text Amending Bylaw and the Zoning Text Amending Bylaw
be forwarded to a Public Hearing for further consideration;

AND FURTHER THAT final adoption of the Zoning Text Amending Bylaw be considered subsequent to
the approval of the Ministry of Agriculture and Ministry of Transportation and Infrastructure.

Purpose:

To amend the Official Community Plan and Zoning Bylaw based on the Agriculture Plan
recommendations to ensure compliance with provincial standards and to update buffer specifications
along agricultural properties. Further, some amendments have been made to provide additional
clarification on policies.
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Background:

Endorsed in 2017, the Agriculture Plan provides a series of policy recommendations, that when
implemented will help achieve Council’s priority to “preserve agricultural land.” Two packages of bylaw
amendments are being proposed that ensure the Agriculture Plan is influencing policy and regulations
in @ meaningful and impactful way that advances the vision of agriculture for our community. The first
package, which is proceeding concurrently, provides a series of amendments to implement the
Agriculture Plan policy recommendations that provided clear, concise direction. This package focuses
on Agriculture Plan recommendations that required further investigation and include:

e amendments to buffer requirements adjacent to agricultural land;
e amendments to align policy with provincial standards; and
e clarification of existing regulations for ease of understanding and implementation.

This package of amendments required additional research and consultation beyond that of the

Agriculture Plan (note consultation is summarized in Appendix C).

Further, the package provided

clarification to a number of regulations including separation of secondary uses for those properties
zoned A1 that are within the ALR and outside of the ALR. These clarification updates will increase the
ease of understanding for property owners and staff.

The proposed amendments as outlined in Schedule A (OCP amendments) and Schedule B (Zoning
Bylaw amendments) align with provincial standards and best practices from across the province. The
proposed amendments seek to achieve:

Goal Proposed Amendments

Ensure Zoning Bylaw Amendments

compliance e New land use definitions to align with ALC terminology
between the A1 including: Farm Retail Sales Stands (replacing ‘Agricultural
zone and and Garden Stands’).

provincial e Replace the single Kennels and Stables definition with two
standards separate definitions as the first is a permitted non-farm use

and the second is a permitted farm use.

Addition of stables as a principal use in the A1 zone, as they
are a permitted farm use.

Revised secondary uses for ALR properties to align with ALC
approved uses, and introduce language for secondary uses for
non-ALR properties.

Update Greenhouses and Plant Nurseries accessory use size
requirements (from 400 m* maximum to 150 m* maximum as
established by ALR regulations)

Introduce a table of development regulations to provide
clarity and to update requirements to align with provincial
regulations.

Provide clarity | OCP Farm Protection DP Guidelines

on existing .
regulations

Provide clarity when a Farm Protection DP is required.

Policy

Section 2.3.3

Section 2.3.3

Section11.1.2

Section 11.1.3

Section 11.1.6

Section 11.1.6

Chapter15.1
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Goal Proposed Amendments Policy
Zoning Bylaw Amendments Section 2.3.3
e Revised definition for agriculture, agricultural structures,
alcohol production facilities, greenhouses and plant
nurseries, and immediate family.
Limit conflicts OCP Farm Protection DP Amendments
with agriculture | e Updates landscape buffer requirements to align with = Chapterais
proposed Zoning Bylaw landscape amendments. Guideline 1.3

Zoning Bylaw Amendments
e Revise landscape buffer requirements for land abutting ALR in | Section7.6.1
accordance with Ministry of Agriculture Edge Planning Table7.1

Guidelines. Table 7.2
Ensure OCP Farm Protection DP Amendments
consistency e Replace “agricultural and garden stands” with “farm retail Chapteris.2

sales stands”

Zoning Bylaw Amendments

e Revise section 1.8.3 for home site severance lots to align with = Section 1.8.3
proposed footprint policies (30 % site coverage for lots under
0.4 ha).

Notably, two of the proposed amendments, landscape buffers and separation of secondary uses for
ALR and non-ALR properties are more complex and provide a bigger deviation from today’s current
policy. As such, additional consultation was done to gather input on these recommendations as
outlined in Schedule C: Engagement Summary.

Landscape buffers for properties abutting or adjacent to the ALR

With urban side land uses intensifying, the urban-rural interface is an area of possible land use conflict if
not effectively managed, potentially straining relationships between farm and non-farm neighbours. A
landscape buffer minimizes the effects of normal farm practices on urban activities through visual and
spatial separation. The buffer provides benefits to non-agricultural parcels by protecting from dust and
noise while also creating a barrier from agricultural spray practices. The landscape buffer also provides
protection to the agricultural parcel by creating a physical barrier to agricultural practices as well as
providing an appropriate transition between urban and farming areas.

The Zoning Bylaw currently requires a Level 5 landscape buffer, equivalent to a 3.0-meter-wide buffer,
for all land abutting ALR land where non-farm uses exist. This buffer area is in addition to the required
setback for rural and urban residential zones. The Agriculture Plan recommended to “update the
Zoning Bylaw to reflect the vegetative buffer specifications as outlined in the Edge Planning White
Paper” for properties abutting or adjacent to the ALR. Taking guidance from the Ministry of
Agriculture’s Guide to Edge Planning, the proposed amendments for properties adjacent to ALR land
include wider buffers (except for existing residential lots) and larger setback areas. It should be noted
that buffers for residential uses on agricultural land are also recommended in the Farm Protection DP
Guidelines.
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A1 Secondary uses

Approximately 70 per cent of A1 properties are in the Agriculture Land Reserve. The provincial ALR
regulation specifies permitted uses in the ALR and outlines requirements for farming on these
properties when a secondary use such as a winery, processing or farm retail sales takes place. The
Agriculture Land Commission (ALC) can enforce these regulations, including crop and volume
requirements, while it is difficult for a local government to do so.

These proposed amendments distinguish the secondary uses that are permitted in the ALR and those
that are permitted outside of the ALR for parcels zoned for A1 (Agriculture) providing a clear
understanding of permitted uses. It should be noted that principal uses for all A1 lots remain the same,
regardless of whether the A1 lot is in the ALR or not.

Maximum House Size

The farm house is essential to supporting agriculture in Kelowna, however increasing pressure for non-
farm residential uses (e.g. estate homes) can increase the per acre value of farmland, increasing costs
for farmers. The Agriculture Plan recommended to “investigate adopting a maximum home floor area
based on Ministry of Agriculture guidelines.” Staff investigated including an amendment for a
maximum home size of 5oo m? (5,382 ft*) as data from the 2014 provincial Agriculture Land Use
Inventory demonstrated that home size is increasing on ALR properties.* Engagement feedback on the
proposed maximum house size varied greatly with some feeling the size was too restrictive and others
feeling it was not restrictive enough. However, one big concern from farmers was the proposed
maximum home size was too restrictive, especially for farmers who have multi-generational homes.

As Kelowna is a Farm Bylaw community, there is an expectation from the Ministry of Agriculture that
bylaw amendments align with the Ministry’s Guide for Bylaw Development in Farming Areas. Staff
initiated a discussion with the Ministry to investigate a possible agricultural home size maximum that
deviated from the Ministry’s guidelines that would be a “right-fit” for Kelowna. The Ministry informed
staff that they were reluctant to do so at this time. Residential uses in the ALR was one of the top input
themes during the provincial ALR Revitalization engagement process,* and it is anticipated that there
may be recommendations to address house size as part of this Revitalization process. For this reason,
staff have not included a maximum home size for A1 properties in the package of amendments and will
revisit this policy pending the outcome of the ALR Revitalization process later this fall (2018).

Next Steps
Kelowna is one of four Farm Bylaw communities in the province and any amendments that may impact
agriculture must be approved by the Minister of Agriculture prior to the bylaw’s final adoption.

Summary

In summary, these policy amendments represent the high priority, short term implementation actions
for two of the Agriculture Plan’s recommendations as well as providing clarity for staff and the public to
several other agricultural policies. This package puts in motion the intent of the Agriculture Plan into
practice, demonstrating a commitment to follow through on results. The policies in Package 2
underwent public review as outlined in Schedule C: Engagement Summary. Further, the policies

* Ministry of Agriculture, 2018. Kelowna Agricultural Land Use Inventory, 2014 Special Data Run. Data showed that up to
2014, 93% of residences on ALR parcels in Kelowna are within s5oom2 maximum guideline. The data, however, showed that
30% of homes built between 2007 and 2014 on farmland exceeded this size.

2 BC Government News, 2018. British Columbians have their say in revitalizing the ALR.
https://news.gov.bc.ca/releases/2018AGRI0028-000836

112


https://news.gov.bc.ca/releases/2018AGRI0028-000836

proposed respond to some of the concerns heard during the development of the Agriculture Plan
including:

o “urban/farm conflicts can be an impediment to farming”;

o “buffers are required to reduce conflict”; and

o “farmers are uncertain of regulations"3.

Additionally, by updating the regulations to be more explicit and reader-friendly, it will increase the
ease of understanding of allowable uses for property owners and prospective buyers. The proposed
regulations are comprehensive, thoughtful and align with provincial standards. Through their
implementation, they further Kelowna on the path to achieving the Agriculture Plan’s vision as well as
Council’s priority to “preserve agricultural land”.

Legal/Statutory Authority:
Local Government Act Part 14, Division 4 — Official Community Plans
Local Government Act Part 14, Division 4 — Zoning Bylaws

Legal/Statutory Procedural Requirements:

Local Government Act Section 475 specifies that a local government must, during the development,
repeal or amendment of an official community plan, provide one or more opportunities it considers
appropriate for consultation with persons, organizations and authorities it considers will be affected.
This consultation is required in addition to a required public hearing.

Local Government Act Section 552. As Kelowna is a regulated community under Section 552 of the Local
Government Act, it must also receive approval by the Minister of Agriculture for any bylaw that has
potential to impact agriculture. Furthermore, ministry staff have developed a number of Farm Bylaw
Standards that address specific farming issues with which local governments are expected to comply.

Staff have reviewed the OCP amendments, and the package may move forward without affecting
either the City’s Financial Plan or Waste Management Plan.

Existing Policy:
e Agriculture Plan, endorsed August 2017
e  Official Community Plan
o Goal: Enable Healthy and Productive Agriculture. Promote healthy and productive
agriculture through diverse strategies that protect farmlands and food production
o Objectives:
5.13  Increase local food production
5.33  Protect and enhance local agriculture
5.34  Preserve productive agricultural land

e Zoning Bylaw No. 8000
o Section 7-Landscaping and Screening (7.6 Minimum Landscape Buffers)
o Section 11— Agricultural Zones

External Agency/Public Comments:
An engagement summary is provided in Schedule C.

3 City of Kelowna, 2017. Agriculture Plan Engagement Summary.
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Agricultural Advisory Committee: January 25, 2018
Package 2 was presented to the Agricultural Advisory Committee to obtain their
recommendation on the proposed amendments outlined in the Package on January 25, 2018.
The resolutions at that meeting were:

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

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 within the Agricultural Land Reserve
and those A1 lots not in the Agricultural Land Reserve.

Carried

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
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

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 urban side buffer requirements as presented, to better align with the

Ministry of Agriculture Edge Planning Guidelines.

Carried

Initial Discussion with BCFGA, December 2017

An initial meeting was hosted with the General Manager of BCFGA to identify areas of concern in
implementing the Agriculture Plan policy recommendations being addressed in this bylaw amendment
package. Overall, from the General Manager’s perspective, most of the recommendations were
supported in principle or there were no objections. Suggestions were made for some of the actions as
well as suggestions for engaging with BCFGA members.
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Package Amendment Referral — March 1 — April 6, 2018
The application files for the required OCP and Zoning amendments were referred to the
following organization for comment (note: Package 1 was also referred at the same time):

Ministry of Agriculture

Agriculture Land Commission

Central Okanagan Food Policy

Council

BC Fruit Growers Association

Interior Health

UDI - Okanagan Chapter

RDCO

Lake Country
SEKID

BMID

GEID

SOMID

Letters of comment were received from the following agencies (see Schedule D for copies of
the letters)

Agency Comment summary How concerns were addressed
forwarding
letter
Ministry of e Encourage landscape buffersand | ¢  Almost all of the setbacks and
Agriculture minimum setbacks adjacent to buffers align with Edge Planning.
ALR to be consistent with urban There is a reduction in
side criteria of Edge Planning requirements in setbacks for
Guide. residential due to typical site
constraints. Note: as this is on the
urban side these amendments do
not require approval of the Ministry
of Agriculture.
e Confirm child care is an approved | ¢ Followed up with the ALC and
ALC use child care centre (minor) is
allowed
e Clarify that setback distancesin | e Table 11.1 updated to state
table 11.1 are minimum minimum setback distances
e Encourage toincorporate e Not being incorporated as part of
maximum setback distances this amendment package.
Agricultural | ¢ Referencesto land “abuttingthe | e Wording kept to “abutting the
Land ALR” should be changed to ALR" as the Zoning Bylaw defines
Commission “adjoining the ALR" as definition abutting as “immediately

of “abutting” technically refers to
“adjoining at the narrow end”.

Buffer policy is highly
appropriate

Secondary uses permitted in the
ALR from those outside the ALR
appear very useful

Proposed OCP amendments
consistent with ALC policies

contiguous to, or physically
touching, and when used with
respect to lots or sites means two
that share a common property
line.
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Agency Comment summary How concerns were addressed
forwarding
letter
BC Fruit e (Clarification needed for on-farm | ¢  On-farm processing definition
Growers processing definition to include updated to reflect storage in
Association storage association with processing
e Infavour of proposed increase in
vegetative buffer and in favour of
secondary uses which enhance
the agricultural product or
contribute greater public
understanding of agricultural
operations.
Regional e Support the amendments as
District they meet goals and policies of
Central Regional Growth Strategy
Okanagan
and Central
Okanagan
Economic
Development
Commission
Central e Supports all proposed
Okanagan amendments
Food Policy
Council
Interior e Support amendments as they
Health support community’s food
security
uDI - e Limiting greenhousesto75% of | e 75% maximum site coverage was
Okanagan land before consideration of already established in current
Chapter buffers is prohibitive zoning bylaw
e Not sufficient consultation e See Appendix C for summary of
locally engagement efforts
e DP waive out allowance to e Clarification of whena DP is
exclude properties not deemed required or exempted. Note: Farm
“farmable” Protection DPs can be required on
both agriculture and urban side
properties.

The requirements for consultation under Section 475 of the Local Government Act have been addressed

in the following way:

e Agriculture Plan engagement. Agriculture Plan engagement included 3 open houses, 7 meetings
with the AAC, 2 online surveys and 13 meetings with key stakeholders to develop the actions
recommended in the Plan.

e January 25, 2018 application file was reviewed with the Agricultural Advisory Committee
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e February 21, 2018 Input gathered on house size, buffers and splitting A1 secondary uses during the
Agriculture Rate Design Open House

e February 28 — March 31, 2018 engaged public on house size, buffers, and splitting A1 secondary
uses on getinvolved.kelowna.ca.

e March 1to April 16, 2018. Package was circulated as part of standard referral process to
stakeholders (see list above).

e March 15, 2018 Agriculture Industry Group breakfast meeting to review and gather feedback on
house size, buffers and splitting A1 secondary uses.

e Additional meetings with stakeholder groups and/or concerned residents.

Submitted by:

T. Guidi, Sustainability Coordinator M. Steppuhn, Planner I
Approved for inclusion: Danielle Noble-Brandt, Policy & Planning Dept. Manager
Ccc:

Divisional Director, Community Planning and Strategic Investments
Divisional Director, Corporate Strategic Services

Community Planning Department Manager

Development Engineering Manager

Utility Planning Manager

Building Inspections Supervisor

Community Planning Supervisor

Communications Advisor

Attachments:

Schedule A:  OCP18-0003 Amendments to OCP Bylaw No. 10500 (Agriculture Plan
Recommendations)

Schedule B:  TA18-0002 Amendments to Zoning Bylaw No. 8ooo (Agriculture Plan
Recommendations)

Schedule C: ~ Engagement summary for Agriculture Plan Policy Implementation Package 1

ScheduleD:  Comments and feedback from referral
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Schedule A

OCP18 -0o0o04 DRAFT PACKAGE 2
Amendments to Bylaw No. 10500 Agricultural Recommendations

No. |Section Existing Proposed Explanation
Chapter 15: Farm 1) Any development located on 1) Any development located on Clarification:The revised policy ensures
Protection DP Guidelines | Agricultural Lands before: Agricultural Lands before: all non farming related development is
a. Subdivision of land; a. Subdivision of land; reviewed through a Farm DP.
Under “Properties b.A Bgilding Permit, Sqil Perm.it, or b. A Bu_ilding Permit, SoiI_Perm_it, or
Affected” replace 1) alteration of land associated with the | alteration of land unless listed in
following uses: exemptions below.
i. agri-tourism;
N ii. agri-tourist accommodation;
iii. agricultural dwellings, additional;
iv. secondary suite (within an accessory
building or structure);
v. utility services, minor impact;
vi. wineries and cideries;
vii. greenhouses and plant nurseries;
viii. agricultural and garden stands;
ix. temporary farm worker housing.
Chapter 15: Farm Agricultural and garden stands where | Farm retail sales stands where all of the | Consistency with the name change
Protection DP Guidelines | all of the farm products offered for sale |farm products offered for sale are proposed in the zoning bylaw that
are produced on the farm on which the |produced on the farm on which the aligns with Agriculture Land
2 |Under “Exemptions” retail sales are taking place; or retail sales are taking place; or Commission regulation.
replace “Agricultural and
garden stands” with
“farm retail sales stands”
Chapter 15: Farm Agricultural structures used exclusively | Provides clarity to when a Farm DP is
Protection DP Guidelines for agriculture or intensive impact required.
3 |Under “Exemptions” add agriculture; or
a bullet
Chapter 15— Farm 1.3 On agricultural and non-agricultural | 1.3 Establish landscape buffers around | Agriculture Plan recommendation 1.3f:
Protection Development |lands, establish and maintain a residential and non-farm uses within “Update the Zoning Bylaw to reflect
Permit Guidelines landscape buffer along the agricultural |and adjacent to agricultural lands the vegetative buffer specifications as
4 and/or property boundary, except consistent with guidelines provided by |outlined in Edge Planning White

Replace guideline 1.3

where development is for a permitted
farm use that will not encourage public
attendance and does not concern

Ministry of Agriculture “Guide to Edge
Planning.”

Paper.”
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OCP18 -0o0o04 DRAFT PACKAGE 2
Amendments to Bylaw No. 10500 Agricultural Recommendations

No.

Section

Existing

Proposed

Explanation

additional residences (including
secondary suites), in accordance with
the following criteria:

1.3.1 Consistent with guidelines
provided by Ministry of Agriculture
“Guide to Edge Planning” and the ALC
report “Landscape Buffer
Specifications” or its replacement;
1.3.2 Incorporate landscaping that
reinforces the character of agricultural
lands. A majority of plant material
selected should include low
maintenance, indigenous vegetation;
1.3.3 Preserve all healthy existing
mature trees located within the buffer
area;

1.3.4 Integrate double rows of trees,
including coniferous trees, and dense
vegetation into the buffer;

1.3.5 Install and maintain a continuous
fence along the edge of agricultural
land. A permeable fence which allows
for the movement of wildlife (i.e.split
rail) in combination with dense and
continuous evergreen hedge

is preferred. Impermeable fencing will
not be permitted;

1.3.6 Utilize where appropriate, roads,
topographic features, watercourses,
ditching, no-build areas, vegetated and
fenced barriers as buffers to preserve
larger farm units and areas from the
gradual encroachment of non-
agricultural uses. Where appropriate

The buffer guidelines are being
removed from the Farm Protection
Development Permit Guidelines so that
they don't conflict with the policies
established concurrently in the Zoning
Bylaw.
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OCPa8 -0004 DRAFT PACKAGE 2

Amendments to Bylaw No. 10500 Agricultural Recommendations

No. |Section Existing Proposed Explanation
use statutory covenants to ensure that
buffers are established and maintained.
Chapter 17 Definitions | Agricultural Lands Agricultural Lands Providing clarification to the bulleted
Replace Agricultural Lands considered “agriculture” shall Lands considered “agriculture” shall list to clarify when a Farm Protection
Lands definition include the following: include the following: DP is required.
e lands classified as farm by the e lands classified as farm by the
BC Assessment Authority; BC Assessment Authority; or
e lands less than 30% slope and e lands less than 30% slope and
5 designated Resource designated Resource

Protection Area in OCP Bylaw
10500 and/or zoned A1 in the
Zoning Bylaw;

lands situated in the
Agricultural Land Reserve
(ALR).

Protection Area in OCP Bylaw
10500 and zoned A1 in the
Zoning Bylaw; or

lands situated in the
Agricultural Land Reserve
(ALR).
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)

No.

Section

Existing

Proposed

Explanation

Replace in Section 1.8.3

Where a lot is created with
Agricultural Land Commission
approval for severance of a home-site
or a lot to be used in lieu, then the
regulations of the RR2 zone will apply.

Where a lot is created with
Agricultural Land Commission
approval for severance of a home-site
or a lot to be used in lieu, then the

regulations of the RR3 zone will apply.

This proposed policy amendment
assumes that the Agriculture Plan
Recommendation 1.2a “Adopt
Residential Footprint policies of 2,000
m>2"in TA18-0002 is approved, and
changes proposed build on that
amendment.

As part of Agriculture Plan
Recommendation 1.2a “Adopt
Residential Footprint Policies of
2,000m?(0.2ha) within the ALR/A1
zone" properties less than 0.4 ha are
proposed to use maximum site
coverage of 30%, by updating section
1.8.3 to use RR3 regulations for home
site severance properties, site
coverage would be consistent to other
A1 properties less than o.4ha

Add to section 2.3.3

AGRI-TOURISM means any agri-
tourism activity defined under the
Agricultural Land Commission Act and
related regulation or policy, as
amended from time to time.

Introducing a definition for agri-
tourism.

Remove in Section 2.3.3
Interpretation

AGRICULTURAL AND GARDEN
STANDS means those accessory
buildings and structures for retailing
agricultural products on a farm.

FARM RETAIL SALES STANDS
means those accessory buildings and
structures for retailing agricultural
products on a farm.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Agricultural and Garden Stands is not a
term used in ALR/ALC regulation.
Propose to update term to Farm Retail
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)

No.

Section

Existing

Proposed

Explanation

Sales Stands Sales Stands to match
the term used in the ALR Regulation.

Replace all instances in the
Zoning Bylaw

Agricultural and Garden Stands

Farm Retail Sales Stands

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Agricultural and Garden Stands is not a
term used in ALR/ALC regulation.
Propose to update term to Farm Retail
Sales Stands Sales Stands to match
the term used in the ALR Regulation.

Replace in Section 2.3.3
Interpretation

AGRICULTURAL STRUCTURES are
those buildings or structures used for
agriculture or intensive impact
agriculture.

AGRICULTURAL STRUCTURES are
those buildings or structures used for
agriculture or intensive impact
agriculture, but does not include
buildings or structures for alcohol
production facilities, home based
business (rural), kennels or farm
retail sales stands.

Providing clarification to what is
included as an “agricultural structure”
and excludes other specific definitions.

Replace in Section 2.3.3
Interpretation

AGRICULTURE means development
or use for the primary production of
farm products such as dairy products,
poultry products, cattle, hogs, sheep
or other animals, wheat or other
grains, and vegetables, orchards or
other field crops. This use is limited to
one dwelling, and the processing and
marketing of the products of the farm
and those off-farm products
permitted by the Agricultural Land
Commission.

AGRICULTURE means development
or use for the primary production of
farm products such as dairy products,
poultry products, apiculture, cattle,
hogs, sheep or other animals, wheat
or other grains, and vegetables, fruits,
or other field crops.

Clarification - revising definition for
clarification as:

e Dwelling use is listed as a principal
use

e Under11.1.4 Building and
Structures Permitted, clarifies the
number of dwellings allowed.

Processing and retail sales marketing

are proposed as permitted secondary

uses specified in the A1 Zone
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)

No.

Section

Existing

Proposed

Explanation

Add to section 2.3.3
Interpretation

ALCOHOL PRODUCTION
FACILITIES, means facilities as
defined by breweries and distilleries,
wineries and cideries, or meaderies.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with provincial
standards and objectives of the
Agriculture Plan Update.”

The ALR Regulation has been updated
with the term Alcohol Production
Facilities to cover multiple uses.

Replace in Section 2.3.3
Interpretation

GREENHOUSES AND PLANT
NURSERIES means development
used primarily for the raising, storage,
and sale of produce, bedding,
household, ornamental plants and
related materials such as tools, sail,
and fertilizers.

GREENHOUSES AND PLANT
NURSERIES means development
used primarily for the cultivation,
storage and sale of produce, bedding,
household and ornamental plants,
trees, bushes, sod and related
materials and may include the
accessory sale of landscaping and
gardening products and materials
such as tools, soil, and fertilizers. This
use does not include landscaping,
excavating or soil processing
businesses or operations.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Removed the “provided that this
accessory use is limited to 400 m? on
the lot” from the definition and moved
& updated the number to conform
with the ALR regulation of 150 m? and
proposed to include as part of 11.1.7
other regulations.

Remove from Section 2.3.3
Interpretation

KENNELS AND STABLES means
premises used for the breeding,
buying, selling or overnight boarding
of animals including individual dogs,
cats, horses or other domesticated
animals excluding livestock other than
horses.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Separating kennels and stables as two
separate definitions as stables are a
permitted farm use in the ALR
Regulation, but kennels are a
permitted non-farm use.
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)

No.

Section

Existing

Proposed

Explanation

10

Addition to Section 2.3.3
Interpretation

KENNELS means a building used for
the breeding, buying, selling or
overnight boarding of animals
including individual dogs, cats, or
other domesticated animals excluding
livestock and horses.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Separating kennels and stables as two
separate definitions as stables are a
permitted farm use in the ALR
Regulation, but kennels are a
permitted non-farm use.

11

Addition to Section 2.3.3
Interpretation

MEADERIES means a meadery, as
applicable, that is licensed under the
Liquor Control and Licensing Act to
produce mead.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

To create a definition for meaderies
and add as permitted farm use in the
ALR per Order in Council 771/2015
Amendments to BC Regulation
171/2002 (June 15, 2015)

12

Replace in Section 2.3.3
Interpretation

ON-FARM PROCESSING means the
undertaking of processes, including
grading, packing, mixing, drying,
canning, size reduction, fermentation,
heat treatments, cold treatments,
chemical treatments, and biological
treatments on a farm unit to:

* Prepare value added products from
farm products to sell, or

* Prepare feed for livestock, poultry,
farmed game, located on the farm

ON-FARM PROCESSING means the
undertaking of processes, including
grading, packing, mixing, drying,
canning, size reduction, fermentation,
heat treatments, cold treatments,
chemical treatments, biological
treatments, climate controlled
storage, and storage in association
with processing on a farm unit to:

e Prepare value added products from
farm products to sell, or

Clarification on definition to include
types of storage allowed in association
with on-farm processing.
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)

Existing

Proposed

Explanation

But excludes on-farm composting, on-
farm soil preparation, and on-farm
soilless medium production.

* Prepare feed for livestock, poultry,
farmed game, located on the farm

But excludes on-farm composting, on-
farm soil preparation, and on-farm
soilless medium production.

STABLES means a building with a
maximum of 40 permanent stalls used
for horse riding, training and boarding.

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Separating ‘kennels and stables’
definition as two separate definitions
as stables are a permitted farm use in
the ALR Regulation, but kennels are a
permitted non-farm use.

WINERIES AND CIDERIES means a
farm winery, an estate winery, or an
estate cidery which is licensed under
the Liquor Control and Licensing Act.
This also includes a FOOD PRIMARY
ESTABLISHMENT when licensed by
the Liquor Control and Licensing
Branch.

WINERIES AND CIDERIES means a
winery, or a cidery which is licensed
under the Liquor Control and Licensing
Act. This also includes a FOOD
PRIMARY ESTABLISHMENT when
licensed by the Liquor Control and
Licensing Branch.

Wineries and cideries in the A1 zone
will fall under the Alcohol Production
Facilities use, so the definition has
been changed to remove the farm
portion.

No. |Section

Addition in Section 2.3.3.
Interpretation

13
Replace in Section 2.3.3
Interpretation

14
Replace 7.6.1(e)

15

Level 5: a landscape buffer is required
for all land abutting ALR land where
non-farm uses exist. The minimum
buffer shall be 3.om wide and include
an opaque barrierimmediately
adjacent to the boundary(s) abutting
the ALR on the urban side of the
property. This standard may be
replaced or modified as a result of

Level 5: A landscape buffer is required
for all land abutting or adjacent to the
ALR, as outlined in Table 7.2. This
standard may be replaced or modified
as a result of conditions of a decision
by the Agricultural Land
Commission.
(i) For Table 7.2, the minimum
setback and buffer requirements

Agriculture Plan recommendation 1.3f
“Update the Zoning Bylaw to reflect
the vegetative buffer specifications as
outlined in Edge Planning White
Paper”.

A new table (7.2) is proposed below for
Section 7 and outlines the specific
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Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)
No. |Section Existing Proposed Explanation

conditions of a decision by the
Agricultural Land Commission. The
buffer area shall be in addition to the
required setback for Rural and Urban
Residential zones.

shall follow those regulations for
the most stringent use, should
multiple uses occur on the lot.

(ii) Forlots that are adjacent to the
ALR and are separated from the
ALR lot line by a street, the Table
7.2 Area B buffer may be reduced
to 8 m. Where the lot is separated
by an arterial or collector street, a
level 3 landscape buffer is
required and may not be reduced
under Section 7.6.5.

(iii) Where a lot has existing
vegetation that is equivalent to a
level 5 landscape buffer and is
protected through a covenant or
dedicated as public property, an
additional landscape buffer is not
required.

(iv) The minimum distance between
the landscape buffer and a
structure is 2.0 m. Impermeable
fencing is not permitted.

(v) Fencing along the buffer to be
minimum 1.8 m height and
maximum 2.4 m (where
permitted). Impermeable fencing
is not permitted.

(vi) The buffer must achieve a 5o per
cent canopy porosity with a
minimum 10 metre height at tree
maturity, and planted according
to Diagram 7.7.

(vii) Required plantings in Table 7.2
are in addition to those required

requirements for buffers adjacent to
agricultural land.
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Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural amendments)
(Note: several of the proposed amendments assume TA18-0002 Draft Package 1 is approved)
No. |Section Existing Proposed Explanation

plantings for parking lots or other
required landscaping according to
the zone.

16

Replace Table 7.1 Row 1

All properties abutting Agricultural
Land Commission

All lots abutting or adjacent to the
Agricultural Land Reserve excluding
those zoned for agriculture.

Agriculture Plan recommendation 1.3f
“Update the Zoning Bylaw to reflect
the vegetative buffer specifications as
outlined in Edge Planning White
Paper”.

A new table (7.2) is proposed below for
Section 7 and outlines the specific
requirements for buffers abutting or
adjacent to agricultural land.

17

Delete in Table 1
Agricultural Zones A1, A1s

Agricultural Zones
Az, Ais front 1rear1side 1 Plaza No

To avoid discrepancy in requirements
for buffer in the Farm Protection DP
Guidelines.

18

Insert Table 7.2 following
Diagram 7.5

Table 7.2 Minimum buffers for non-
ALR lots abutting or adjacent to the
ALR?

Agriculture Plan recommendation 1.3f
“Update the Zoning Bylaw to reflect
the vegetative buffer specifications as
outlined in Edge Planning White
Paper”.

The recommended buffers in the table
have been updated from the
Agriculture Plan to more accurately
align with the Ministry of Agriculture
Guide for Bylaw Development in
Farming Areas.
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TA18-0003 PACKAGE 2

Schedule B Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-o002 Draft Package 1 is
approved)
Table 7.2
Minimum buffers for non-ALR lots abutting or adjacent to the ALR®
AREA A
o AREA B
Minimum setback from . .
. . ) Minimum on-site landscape
abutting or adjacent lot line of
. buffer
the ALR lot to on-site structures

Existing Residential Lot <0.4ha N/A 3m

Existing Residential Lot >0.4ha 20m 8m

New Residential Subdivision 20m i5m

Multi-Unit Residential 20m i5m

Commercial icm 8m

Industrial i5m 8m

Institutional gom i5m

a) Referto Diagrams 7.6 and 7.7 Buffer Plans and Section 7.6.1(e)
Page 8 May 2018

128



Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)
No. |[Section Existing Proposed Explanation
19 Replace Diagram 7.6 Minimum Landscape Buffer Replace with Diagram 7.6 and add Agriculture Plan recommendation 1.3f

Treatment — ALR — Level 5 Diagram
7.6

Diagram 7.7

“Update the Zoning Bylaw to reflect
the vegetative buffer specifications as
outlined in Edge Planning White
Paper”.

A new table (7.2) is proposed for
Section 7 and outlines the specific
requirements for buffers adjacent to
agricultural land as well as new
diagrams are proposed to complement
the table.
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Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural

Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)
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Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural

Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

20 Section 11.1.2 Principal
Uses

Add stable as a principal

use and renumber section.

11.1.2 Principal Uses
(f) stables

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Added Stables as a principal use as
they are permitted farm use in the ALR
Regulation.

21 Section 11.1.2 Principal
Uses — Remove animal
clinics, major and
renumber the section

(b) animal clinics, major where in
existence prior to July 1st, 1998

(a) agriculture

(b) aquaculture

(c) greenhouses and plant nurseries
(d) intensive agriculture

(e) single dwelling housing

(f) stables

(g) utility services, minor impact

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Remove animal clinics, as they are not
a permitted use in the ALR. They have
been specified as a secondary use in
non-ALR/A1 properties, below.

22 Replace Section11.1.3
Agricultural Zones —
Secondary Uses

The secondary uses in this zone are:
(a) agricultural dwelling(s) additional
(b) agri-tourism

(c) animal clinics, major

(d) animal clinics, minor

(e) bed and breakfast homes

(f) child care centre, minor

(g) deleted

(h) deleted

(i) forestry

(j) group homes, minor

(k) home based businesses, major
(I) home based businesses, minor
(m) home based businesses, rural
(n) kennels and stables

(o) secondary suite

(p) wineries and cideries

The secondary uses in this zone for
lots within the Agriculture Land
Reserve are:

(a) agri-tourism

(b) alcohol production facilities

(c) bed and breakfast homes

(d) child care centre, minor

(e) farm retail sales stands

(f) forestry

(g) group homes, minor

(h) home based businesses, major
(i) home based businesses, minor
(j) home based businesses, rural
(k) kennels

(I) mobile home forimmediate family
(m) on-farm processing

(n) secondary suite

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”. Assumes
the Agriculture Plan Recommendation
1.3d “remove carriage house as a
permitted use in the A1 zone" in TA18-
0002 is approved, and changes
proposed build on that amendment.

Propose to separate out secondary
uses for ALR properties to align with
ALR regulations. Ifan ALRuseisona
non-ALR property, the City doesn’t
have the regulation to back up the
requirements for ALR properties (e.g.
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

(o) temporary farm worker housing

The secondary uses in this zone for
lots outside of the Agriculture Land
Reserve are:

(a) agri-tourism

(b) animal clinics, major

(c) animal clinics, minor

(d) bed and breakfast homes

(f) child care centre, minor

(g) group homes, minor

(h) home based businesses, major
(i) home based businesses, minor
(j) home based businesses, rural
(k) kennels

() secondary suite

(m) temporary farm worker housing

ALC has conditions for approval such
as minimum growing on site for
alcohol production facilities, farm retail
sales stands, forestry and on-farm
processing.

For A1 within the ALR:

e Agricultural dwelling(s) additional
removed and replaced with types
of dwellings allowed (i.e. mobile
home for immediate family and
temporary farm worker housing)
Secondary suite already was
included.

e removed animal clinics major and
animal clinics minor as secondary
use as they are not a permitted
non-farm use under the ALR
Regulation, however are proposed
for A1 lots outside the ALR

e Added alchohol production
facilities, on-farm processing, and
farm retail sales stands, to
secondary uses for ALR properties
as they are an approved use by the
Agriculture Land Commission.

e Kennels and stables have been
separated, and stables have been
included as a principal use as it is a
farm use under the ALR
Regulation.

e Moved “Hillcrest Market Café” to a
site specific use at the end of
Section 11.

For A1 lots outside of the ALR:
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

e Agricultural dwelling(s) additional
removed and replaced with types
of dwellings allowed (temporary
farm worker housing). (Note:
secondary suite already included).

e Removed alcohol production
facilities, on-farm processing, and
farm retail sales stands to
secondary uses for ALR properties
as they are an approved use by the
Agriculture Land Commission and
City does not have the additional
regulation that the ALC has for
these uses.

e Kennels and stables have been
separated, and stables have been
included as a principal use as it is a
farm use under the ALR
Regulation.

23

11.1.4 Buildings and
Structures Permitted

Replace Section 11.1.4 (b)

(b) one mobile home for immediate
family;

(b) one mobile home for immediate
family, where the owner lives on the
same lot;

To conform to ALC policy direction.

24

11.1.6 Development
Regulations

(a) For lots less than 0.4 ha, the
maximum site coverage is 30%,
unless section 1.7.1 applies.

(b)For lots 0.4 ha and greater, a
residential footprint must be
registered on title for any residential
development triggered by a Farm
Protection Development Permit.The
maximum residential footprint is
2,000 m2. A second residential
footprint up to 1,000 m* may be

(a) Development regulations are as
per the regulations below and
indicated in Table 11.1.

(b) For lots less than 0.4 ha, the
maximum site coverage is 30%, unless
section 1.7.1 applies.

(c) For lots 0.4 ha and greater, a
residential footprint must be
registered on title for any residential
development triggered by a Farm
Protection Development Permit.The

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

Amendment assumes that the
Agriculture Plan Recommendation
1.2a “Adopt Residential Footprint
policies of 2,000 m*" in TA18-0002 is
approved, and changes proposed build
on that amendment.

Page 14
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

registered for a mobile home for
immediate family where permitted.

(c)The maximum site coverage is 35%
excluding the residential footprint.
The maximum combined site
coverage may be increased to 75% for
greenhouses and plant nurseries
with closed wastewater and storm
water management systems.

(d) The maximum height is the lesser
of 9.5 m or 2V4 storeys, except it is
16.om for agricultural structures and
6.om for accessory buildings or
structures.

(e) The minimum front yard is 6.0 m.

(f) The minimum side yard is 3.0 m,
except it is 4.0 m from a flanking
street.

(g) The minimum rear yard is 10.0 m,
except itis 3.0 m for accessory
buildings.

(h) Notwithstanding subsections
11.1.6(e) to (g), confined livestock
areas and/or buildings housing more
than 4 animals, or used for the
processing of animal products or for
agricultural and garden stands, shall
not be located any closer than 15.0m
from any lot line, except where the lot
line borders a residential zone, in

maximum residential footprint is
2,000 m2. A second residential
footprint up to 1,000 m* may be
registered for a mobile home for
immediate family where permitted.

(d) The maximum site coverage is
35%. Site coverage may be increased
to 75% for greenhouses and plant
nurseries with closed wastewater and
storm water management systems.

(e) Kennels may not exceed building
footprint of 250m=.

(f) Not withstanding subsections
11.1.6(a), confined livestock areas
and/or buildings housing more than 4
animals, or used for the processing of
animal products, shall not be located
any closer than 30.0 m from the lot
line where the lot line borders a
residential zone.

Table 11.1 introduced to provide easy
reference for development
regulations. Some of the regulations
were already included as text in the
zoning bylaw, others have been
updated and those are highlighted in

grey.

Agriculture Plan Appendix G: Non-
Farm Uses on ALR White Paper —
Establish a building envelope from
front and side lot lines and height
restrictions, using BC Ministry of
Agriculture standards.

Regulations that have been added or
updated to comply with the Ministry of
Agriculture Guide for Bylaw
Development in Farming Areas are:

e Addition of mobile Home for
immediate family GFA of 300 m2

e Replace Agricultural Structures
setback from Front yard 6.0 m to
4.5m.

e Replace Farm Retail Sales Stands
from 50 m2 (outside the ALR) and
for ALR parcel’s non-farm product
area not to exceed 100 m2, to 300
m2, with 50% not to exceed non-
farm products.

e Farm Retail Sales Stands setbacks
from:

- Frontyard15.omto6.0m
- Sideyard1s.omto3.0m
- Rearyard1s.omto3.0m

Page 15
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

which case the area, building or stand e Addition of Stables of:
shall not be located any closer than - Frontyarda5.om
30.0 m from the lot line.” - Sideyard15.0m

- Rearyard15.0m

e  Addition of Site Coverage of
Single detached housing for lots <
0.4 ha of 30% to correspond to
similar sized lot coverage in the
RR3 zone.

e  Addition of GFA for Accessory
Buildings or Structures (residential
use) of 130 m? to adequately
accommodate a home based
business and garage.

e  Addition of Mobile Home for
Immediate Family height of 4.8 m.

e Addition of a Kennel maximum
GFA of 5oo m? and a maximum
Building Envelope of 250 m2.

e Replace setback from a flanking
street from 4.0 mto 6.0 m.

Page 16 May, 2018
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Schedule B

TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

Table 11.1 to accompany section 11.1.6 Development Regulations

Minimum setback distances

Gross Floor Front Yard and
Use Area Flanking Side Yard Rear Yard Height
Street
. . 1
Single detéched housm.g on lots less than 0.4 ha, see 11.1.6 (0) 6.0m 3om 10.0m Lesser of 9.5 mor2v%:
unless section 1.7.1 applies storeys
. . Lesser of 9.5 mor2v
a
Single detached housing on lots 0.4 ha or greater See 12.1.6 (b) 6.0m 3.0m 10.0m storeys
Accessory Buildings or Structures (including
Garage [ Carport) 130m? 6.0m 3.o0m 3.0m 6.0m
2
Mobile Home for Immediate Family, where JEO 8m
. maximum g m 6.0m 3.0m 10.0m 4
permitted (ALR only) .
wide
Agricultural Structures see 11.1.6 (d) 4.5mM 3.0m 3.0m 16.0m
Greenhouses and Plant Nurseries, with closed
see 11.1.6 (d) 6.o0m 3.0m 3.0m 16.om
wastewater and storm water management systems
Farm Retail Sales Stands 300 m??2 6.om S S 6.0m
L fo. L
Kennel 500 m* 15.0m 15.0m 15.0m esserofg.5mor2 %2
storeys
Stables see 11.1.6 (d) i5.0m i15.0m 5.0 m 16.o0m
On Farm Processing see 11.1.6 (d) 6.0m 3.0m 3.0m 16.0m
. T . " Per AL L fo. E
Alcohol production facilities processing facility er .C 6.0m 3.0m 3.0m esserof 9.5 mor2 %2
Regulation storeys
Alcohol production facilities tasting facility or Per ALC 6 6.0m Lesser of 9.5 mor 2%
lounge Regulation -om 10.0m storeys

a)

Farm Retail Sales Stands, selling only produce grown on the site or another site operated by the same producer do not have a maximum area. If non-farm products are
being sold, then the total area, both indoors and outdoors, used for retail sales of all products must not exceed 300m?2 and at least 50 per cent of the that retail sales area
must be for the sale of farm products produced on the farm.

Page 17
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TA18-0003 PACKAGE 2

Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)

business, rural involves the cutting
and wrapping of wild game or any
meat, the lot must have a minimum
lot area greater than 0.33 ha.

(b) Major animal clinics or kennels
and stables shall not be located on
parcels less than 2.0 ha.

(c) Agricultural and garden stands
selling only produce grown on the
site or another site operated by the
same producer do not have a
maximum area. The maximum gross
floor area of stands selling produce
that is produced off-site shall be 50.0
m?2. For sites within the Agricultural
Land Reserve, the maximum gross
floor area of agricultural and garden
sales for produce produced off-site or
off-farm products shall be the lesser
of one-third of the total floor area of
the agricultural and garden sales
stand or 100.0 m2.

(d) In addition to the requlations
listed above, other regulations may
apply, including, but not limited to,
other sections of this Zoning Bylaw,
and any applicable regulations or
requirements of the Land Reserve
Commission.

wrapping of wild game or any meat,
the lot must have a minimum lot area
greater than 0.33 ha.

(b) Major animal clinics (where
permitted), kennels and stables shall
not be located on parcels less than 2.0
ha.

(c) [deleted]

(d) In addition to the regulations listed
above, other regulations may apply,
including, but not limited to, other
sections of this Zoning Bylaw, and any
applicable regulations or requirements
of the Agriculture Land Commission.

(e) [deleted]

(f) Outside storage of recreational
vehicles is not permitted, other than
two (2) recreational vehicles that are
registered to the property owner.

(g) [deleted]

(h) Intensive Agriculture uses shall be
located only within those areas
designated for Intensive Agricultural
Use in accordance with Schedule “"A”
attached to this Bylaw.

No. |[Section Existing Proposed Explanation
25 Replace 11.1.7 Other (a) Notwithstanding subsection (@)When a home based business, This proposed policy amendment
Regulations 11.1.4(b), when a home based rural involves the cutting and assumes that the Agriculture Plan

Recommendation 1.3d “remove
carriage house as a permitted use in
the A1 zone” and Agriculture Plan
Recommendation 1.3c “Require that
mobile homes on farmland be
occupied by the owner’s immediate
family, be located on a non-permanent
foundation...” in TA18-0002 is
approved, and changes proposed build
on that amendment

Agriculture Plan Recommendation 1.3a
“Review and amend the A1 zone to
ensure compliance with Provincial
standards and objectives of the
Agriculture Plan update.”

* In(a) the notwithstanding
subsection 11.1.4(b) reference is
no longer applicable.

e Major animal clinics only
permitted on non-ALR A1
properties due to ALC regulation,
so “"where permitted” was added,
as well kennels and stables are
separated as two definitions.

e  Agricultural and garden stands
(now called Farm Retail Sales
Stands) moved to 11.6 table and
modified for clarification to match
the ALC Farm Retail Sales Policy
No. L-02 (Feb. 2016)

Page 18
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Schedule B TA18-0003 PACKAGE 2
Amendments to Zoning Bylaw No. 8000 (Agricultural Amendments)
(Note: several of the proposed amendments assume TA18-0002 Package 1 is approved)
No. |[Section Existing Proposed Explanation
(e) [deleted] (i) [deleted] e Replace Land Reserve

(f) Outside storage of recreational
vehicles is not permitted, other than
two (2) recreational vehicles that are
registered to the property owner.

(g) [deleted]

(h) Intensive Agriculture uses shall be
located only within those areas
designated for Intensive Agricultural
Use in accordance with Schedule “A”
attached to this Bylaw.

(i) [deleted]

(j) Bed and breakfast homes or group
homes, minor in combination with a
secondary suite shall not be located
on parcels less than 2.0 ha in size.

(j) Bed and breakfast homes or group
homes, minor in combination with a
secondary suite shall not be located
on parcels less than 2.0 ha in size.

(k) Mobile home forimmediate
family, where permitted, must be
located on a non-permanent
foundation without basement
excavation. When no longer occupied
by immediate family, the mobile
home must be removed from the lot
within 9o days and the site must be
restored to a condition suitable for
agricultural use.

(I) Greenhouses and Plant Nurseries
may include the accessory sale of
landscaping and gardening non-farm
products provided that this accessory
use is limited to 150 m? on the lot.

Commission with Agriculture Land
Commission to be current.

e Greenhouse and Plant Nursery
sale accessory sale information
removed from definition and
placed in the regulation.

o Hillcrest Market Café specific use
information moved from Section
11.1.3to Section 11.1.9

Page 19
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Schedule D:

1.

Engagement Summary

Agriculture Plan Policy Implementation Package 2

Summary of Engagement Points of Contact
Date

Dec. 19, 2017
Dec. 20, 2017
Jan. 22, 2018

Contact

Glen Lucas [ BCFGA
Glen Lucas [ BCFGA
Glen Lucas [ BCFGA

Jan. 31, 2018 Glen Lucas /| BCFGA

Glen Lucas /| BCFGA

Glen Lucas /| BCFGA
Agriculture Rate Design Open
House

Glen Lucas /| BCFGA

Jan. 31, 2018
Feb. 5, 2018
Feb. 21, 2018

Feb. 22, 2018

Feb.28 — March getinvolved.kelowna.ca

31, 2018
Feb. 28 Glen Lucas /| BCFGA
Marcha File Referral of both package 1

and package 2

March 9, 2018  Myrna Stark Leader
306-536-5691— email online
engagement

Agriculture Industry Group
Breakfast Meeting

Trent Kitsch (Kitsch Corp.) and

Andrew Gaucher (G Group)

March 15, 2018

March 27, 2018

Notes

Meeting to discuss draft policies

Provided email comments to draft policies

Emailed Glen providing links and background information to
the AAC report. Also, provided details on how his comments
had been incorporated into the recommendations.

Phone call — left message requesting table at BCFGA
conference

Email — left message requesting table at BCFGA conference
Voicemail — left on office phone

Table at the open house to gather input on proposed changes

Email, informing him of speaking to some members at Open
House and online engagement coming in the next week.
Online engagement on house size, buffers and splitting A1
secondary uses.

Note: sent out to 94 people / organizations from Agriculture
Plan contact list

Responded to request for meeting to discuss implementation
of Agriculture Plan. Advised that online engagement will be
open until March 31 and provided possible meeting dates.
Sent package of proposed amendments with request for
input by Friday, April 6. File referred to:

e  Ministry of Agriculture

e  Agriculture Land Commission

e Central Okanagan Food Policy Council

e BCFruit Growers Association

e Interior Health

e  Ministry of Transportation

e UDI

e RDCO

e Lake Country
e SEKID

e BMID

e GEID

e SOMID

Ag consultant at Invest Kelowna, the regional economic
development commission.

Meeting to review House Size, Buffers (and SEKID Water Rate
Design)
Meeting to review package 2
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April 3, 2018 BCFGA (Glen Lucas, Pinder Meeting to discuss house size, buffers and separation of

Dhaliwal, Sukhdev Goraya) secondary uses for ALR / non ALR land. (Letter received from
BCFGA)
April 6, 2018 John Hopkins, City of Richmond = Meeting to here City of Richmond'’s experience with house
Senior Planner size policy on farm land.
April 6, 2018 Regional District of Central Email outlining comments on referral Package 1 and Package

Okanagan and Central Okanagan | 2.
Development Commission

April 6, 2018 Central Okanagan Food Policy Letter outlining comments on referral Package 1 and Package
Council 2

April 6, 2018 Ministry of Agriculture Letter outlining comments on referral Package 1 and Package
2

April 6, 2018 Interior Health Letter outlining comments on referral Package 1 and Package
2

April 16,2018  Ministry of Agriculture Call to discuss potential options for house size regulations in a
farm bylaw community.

April 18,2018 | Glen Lucas, BCFGA Reminder to provide input on the entire referral package.

April 23, 2018 Glen Lucas, BCFGA Follow up phone call on input on referral package and advise

that staff would not proceed with house size amendments at
this time, pending outcome of the ALR Revite process

April 23, 2018 Glen Lucas, BCFGA Email response stating will have input by the end of the week.
Follow up with information on revisions to definition for “on-
farm processing definition”

April 23, 2018 Ministry of Agriculture Clarification regarding Ministry of Agriculture comments on
“silos” and “grain bins"”
April 25, 2018 Ministry of Agriculture Direction from Ministry of Agriculture that they would

support amendments using maximum height for agriculture
structure and not introducing definitions and requirements
for “silos” and “grain bins”

April 30, 2018 Glen Lucas, BCFGA Follow up phone call regarding last chance for BCFGA
comments on entire referral package.

2. Agriculture Rate Design Open House

On February 22, 218 participated in an Agriculture Water Rate Design Open House at Reid Hall at Benvoulin
Heritage Church to gather input on proposed policy changes for urban side buffers adjacent to ALR lands,
home size on ALR lands and separating secondary uses for ALR and non-ALR agricultural properties.

The event was advertised in the February 2 and 7 Kelowna Daily Courier as well as January 30 News Release
and February 13 PSA Reminder. The open house was promoted through social media (Facebook (791 reach)
and Twitter (596 impressions). Further, information about the open house was direct mailed to
approximately soo SEKID agriculture customers, 16 City agriculture customers, 10 SOMID customers. Finally,
e-subscribe channels promoted it through Engagement Opportunities (668 subscribers), News Releases
(1,742 subscribers), Kelowna Integrated Water Phase 1 (819 subscribers).

In total 25 people attended the Open House. While some attendees engaged staff with questions on the
proposed policy, several others had questions about other agricultural policies such as Temporary Farm
Worker Housing and residential footprint size and siting. It was of interest to note that several of the
attendees thought that the policy being proposed was already adopted, indicating the success of engagement
during the Agriculture Plan’s development.
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Only five exit surveys were completed. Of these, 40 per cent either agreed or had no response on the
proposed policy to limit house size on agricultural lands. 8o per cent of respondents agreed or had no
response with the proposed policy to increase buffers for new urban developments to address conflicts
between farmers and urban neighbours. 60 per cent of respondents either agreed or had no response about
the proposal to distinguish secondary uses on ALR and non-ALR lots.

One general concern that was heard was increasing limitations for farmers by various levels of regulation
(local and provincial).

3. Agriculture Industry Group Breakfast Meeting

On March 15, 2018 attended the Agriculture Industry Group Breakfast Meeting to gather their input on
proposed farm home size policy, separation of secondary uses for ALR and non ALR lots, and buffers.

Six members of the group participated in the session representing the following organizations:
e Farmer

e BCTree Fruits

e Okanagan Sterile Insect Release Program

e Federal Pesticide Program

e University of British Columbia

Discussion points from the session included:

e Clarification of group home minor and major as a secondary use

e Clarification on how a road between a residential property and ALR property impacts setbacks and buffers

e Clarification on whose responsibility it is for installing and maintaining buffer as well as how the buffer is
planted.

e Inquiries on how buffers can be established for existing homes.

e Inquiries on noise complaints.

4. Getinvolved.kelowna.ca

From February 28 until March 31 the public could provide online input on agriculture house size, buffers and
splitting A1 secondary uses through getinvolved.kelowna.ca. The online engagement was promoted through
e-scribe and those who were already registered with getinvolved.kelowna.ca. Further, invitations to
participate were sent to 94 organizations/people from a contact list established through the Agriculture Plan
engagement.

In total 580 people visited the site of which 152 people were informed and 36 people were engaged. Most of
the people engaged on the site provided feedback on proposed home size on agricultural land. This feedback
is not included in this summary as maximum home size is not being included in this amendment package.

Proposed buffer policy feedback
While only a few comments were received on this topic, most agreed with the proposed buffer policy.
Comments are summarized in the tables below:
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Agree with proposed buffer policy

Agree with proposed buffer policy

6

Shelter belts are a great idea.

Disagree

o

Yes, | think the proposed policy will help with conflict while improving the ecosystem.

Vegetative buffers especially a shelter belt are an excellent start to mitiating city folk vs farm folk.
A quick look into farming practises / wind drift will support this idea. More education to city folk
moving into agricultural areas is necessary. Agricultural land is private, fences are not to be cut,
climbed or gates opened. The fruit on the trees is not free for all to pick. Dogs are not to run free
and kill chickens, calves or leave feces in fields where food is harvested. It sounds like common
sense but as each house is resold the conflict is renewed.

[ think that 20 m is more than enough vegetative buffer for new development such as multi family
and new subdivisions. The previous requirement was 15 m. There should be no onerous
restrictions such as trees that block the view be placed on new developments, it should be left to
individual owners to decide whether to plant large trees or not.

Yes. Especially in the ALR land on the flats where we have MRM/MRL developments neighbouring
agricultural lands. The ALR land in the urban fire is under immense pressure and will continue to be
subject to tension between the farming/non-farming community. An extensive buffer can go a long
way in alleviating tensions.

| think the buffer will help. However, people living in agricultural areas need to be more supportive
toward those who supply their food.

Disagree with proposed buffer policy
Disagree proposed buffer policy should be less restrictive

2

1

Disagree

lands, it is excessive to required an 8 meter buffer when you consider that no setback is required
between industrial and commercial zoned lands. Agriculture is a commercial / industrial function
from an economic perspective.

| agree with the additional buffer for new residential subdivisions and institutional uses. For
existing lots there is often a covenant that alerts the home owner to the fact that agricultural work
is being conducted next door. It is a case of buyer beware.

| believe you are correct in addressing this matter, and | believe that you should be even more 1
aggressive that you are proposing - | would say that 15 meters should be the standard across the

board for new development, and that you should not have a lower buffer for commercial and

industrial.

The current problem is Kelowna is that land cost of risen greatly. In commercial and industrial 0
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Other buffer policy comments
Comment unclear on support of policy Agree Disagree

1 0
Does the neighbourwoods program have a role to play here to help offer trees for these buffer 0 0
areas? https://www.kelowna.ca/parks-recreation/urban-trees-wildlife/neighbourwoods

Separate secondary uses for properties within the ALR and properties not in the ALR

Few comments were received on this topic, but all were in agreement with the proposed policy as shown in
the table below:

Agree with proposed policy Agree Disagree
4 3 o
Yes 1 0
Yes, the policy is clear and easy to understand. 5 o
I agree with this change. Other municipalities clearly define the uses permitted in and out of the
ALR in their Zoning Bylaws, so should Kelowna. ) )
Yes, | agree. Uses are more clearly defined. o o
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BRITISH
COLUMBIA

Tracy Guidi, Sustainability Coordinator, and
Melanie Steppuhn, Planner

Policy and Planning

City of Kelowna

tguidi@kelowna.ca

msteppuhn@kelowna.ca

April 6, 2018

Dear Tracy Guidi and Melanie Steppuhn:

Re: Referral of proposed OCP18-003 and Zoning Bylaw TA18-0002 amendments

Thank you for the opportunity for the Ministry of Agriculture to provide comments on Kelowna’s draft
OCP18-003 and Zoning Bylaw TA18-0002 amendments (Package 1 and 2, March 1, 2018 Memos). We
commend the City for exploring a set of bylaw amendments that pursue clarity on a number of important
agricultural land use planning issues.

We would like to provide the following comments which could make these bylaw amendments even
stronger:

Package 1:

The proposed OCP s1.9.2 provision states that “all underground residential services are located
with the residential footprint’, is unclear regarding septic fields. The Residential Uses in the
Agricultural Land Reserve (ALR) (Size and Siting) 2011 Discussion Paper (p.22) states that farm
residential footprints do not include septic fields. However, ALC Policy L-18, while for
residential uses in ALR Zone 2, provides the term “other residential structures as including septic
fields. Consider providing greater clarity regarding septic fields in the residential footprint
definition.

The Minister’s Bylaw Standard on height limitations (Ministry’s Guide to Bylaw Development in
Farming Areas (Bylaw Guide) p.19) states:

0 “Local government are encouraged to exclude farm buildings from restrictions on
height.”, and, “If a local government wishes to restrict height of farm structures then the
maximum building heights should be no less than:

= Grain bins (including delivery equipment) 46 metres
= Silos 34 metres

= Combination Silo and Grain Storages 41 metres

= Principal livestock buildings 15 metres

= All other agricultural buildings 15 metres”

0 Ministry staff acknowledge the proposed maximum height of 16m for “agricultural
structures’. However, as a ‘Right to Farm regulated” community, Ministry staff also
expect the City of Kelowna to amend its zoning bylaw for clarity to reference, and be
consistent, with the remaining Bylaw Standard criteria.

Ministry staff would typically anticipate farm residential footprint provisions to be located in a
local government zoning bylaw not a Development Permit OCP amendment.

Ministry of Agriculture 808 Douglas Street Web Address:

Victoria, B.C. V8W 9B4 http:/iwww.gov.bc.ca/agri/
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Package 2:

Ministry staff encourage landscape buffers and minimum setbacks adjacent to the ALR to be
consistent with the urban-side criteria of the Edge Planning Guide Bylaw Standard.

The Edge Planning Guide is silent with regards to a farm-side landscape buffer around residential
and non-farm uses within the ALR or farming area. Section 527 of the Local Government Act
states that a local government may require, set standards for, and regulate the provision of
screening for masking or separating uses and a 3m landscape buffer such as proposed would
appear to be within the parameters of this provision. With that said, it is important for a local
government to ensure they are not unduly impinging on a farmer’s ability to farm a given
property.

Consider confirming with the ALC regarding the definitions of child care centres and minor
group homes are non-farm uses allowed on the ALR. Given that they are described in the
proposed bylaw amendments as secondary uses, are they considered a home occupation as
defined by the ALR Use, Subdivision, and Procedures Regulation s3(1)(c)? Or are there pre-
existing sites that the ALC has already approved? The proposed amendments imply that the
zoning provisions will permit these types of non-farm uses without ALC approval. Providing
further clarity is strongly suggested.

It appears that the draft Appendix C Table 11.1 lists the minimum setback distances from ‘Front
Yard and Flanking Street’ , ‘Side Yard’, and ‘Rear Yard’ lot lines for a number of agricultural
uses. Consider explicitly noting these are the minimum distance setbacks from lot lines.

The Minister’s Bylaw Standard list a number of maximum setback distances from front, exterior
side, interior side and rear lot lines including distances for agricultural structures, greenhouse,
direct farm marketing facilities, stables and winery and cider processing facilities. Maximum
setback distances can significantly help reduce ‘excessive setbacks that might present serious
challenges to farming operations’. Ministry staff encourage Kelowna review and adopt these
Bylaw Standard provisions as found in s2.4.8 of the Bylaw Guide (pp19-22).

If you have any questions about these comments, please feel free to get contact the Ministry.

Sincerely,

Jtt

Gregory Bartle, Land Use Planner
BC Ministry of Agriculture
Gregory.Bartle@gov.bc.ca

(250) 387-9687

pc:

Anne Skinner, Regional Agrologist, AGRI
Tony Pellett, Regional Planner, ALC
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Agricultural Land Commission
201 - 4940 Canada Way

Burnaby, British Columbia V5G 4K6
Tel: 604 660-7000

' Fax: 604 660-7033
www.alc.gov.bc.ca
Melanie Steppuhn, BES, BCLA ALC May 11, 2018

Land Use Planner, Policy & Planning
City of Kelowna

Re: ALC Response to Kelowna Agriculture Plan Implementation Packages

Package 1 Goal

With regard to the goal to preserve agricultural land, doubling the minimum subdivision lot size
in the ALR from 2.0 ha to 4.0 ha should be regarded as only a good first step. Depending on the
locale, many parts of Kelowna should be reviewed to determine whether a much larger ot size
would be more appropriate, with a view to maintaining a suite of large farms..

Agriculture Plan and Zoning Bylaw amendments

The Agriculture Plan recommendation for a maximum farm residential footprint of 2,000 m? is
appropriate. The proposal to increase the footprint to 3,000 m? where there is to be a mobile
home for immediate family may require ALC approval depending on the circumstances. It is not
immediately clear how the Agriculture Plan recommendation will mesh with the Zoning Bylaw
amendment introducing a 500 m? maximum gross floor area (or 800 m? where there is to be a
mobile home for immediate family).

Proposed buffer policy
The proposal to produce a table for adoption of landscape buffer policies into the zoning bylaw
is highly appropriate.

Proposed secondary use changes
Proposed zoning amendments distinguishing secondary uses permitted in the ALR from those
permitted outside the ALR appear very useful.

Miscellaneous
For clarity, any references to land “abutting the ALR” should be changed to “adjoining the ALR”,
as the definition of “abutting” technically refers to “adjoining at the narrow end”.

In general the proposed OCP amendments appear fully consistent with ALC policies.

K.A. Pellett

Tony Pellett RPP, MCIP, Regional Planner
Provincial Agricultural Land Commission
201 - 4940 Canada Way

BURNABY BC V5G 4K6

604 660-7019 FAX 660-7033

web site: www.alc.gov.bc.ca
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The British Columbia
Fruit Growers’ Association

880 Vaughan Avenue, Kelowna, BC V1Y 7E4
Ph: (250} 762 — 5226 « Fax {250) 861 — 9089
e-mail « info@bcfga.com

City of Kelowna
Proposed Bylaws in support of the
City of Kelowna Agriculture Plan

Presented by
Pinder Dhaliwal, President
Sukhdev Goraya, Director

Glen Lucas, General Manager
April 2, 2018

Our Industry

British Columbia’s commercial tree fruit sector is located primarily in the Okanagan Valley along with
other neighbouring areas in the Similkameen, Creston and Shuswap valleys. The tip of the Great Basin
Desert, the area provides ideal conditions for tree fruit production. With little precipitation and
moderate temperatures. conditions are favourable to Ambrosia apple and late season cherry production -
both specialty, premium-priced fruits.

Our US neighbour to the South is a behemoth, with Washington State apple production about 27 times
larger than BC’s. However, BC has found a way to compete and apple production has exhibited some
growth (6% in acreage) between agricultural census periods. Cherry growth has been stronger, at 11%,
fueled by export market access and late season cherries, developed at the Summerland Agricultural
Research Centre.
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Based on the most recent statistics available, the family-owned tree fruit farms in BC generate income of
$118.6 million per year, with a packed value of $218.8 million, and $776.6 million of economic activity
annually. Primary products are apples and sweet cherries.

The family-owned apple farms in BC produce about 220 million pounds of apples per year, with most
packed at Canada’s largest agricultural co-operative, BC Tree Fruits Limited. Family-owned cherry
orchards in BC produce 33 million pounds of cherries, but this figure is growing quickly as recent cherry
plantings mature and volumes increase.

How does BC survive in an area dominated by Washington State production? The principles of our
industry strategy are:

=> A return to growth and job creation.

-> Niche markets and quality production.

~> Increasing exports.

-> Renewal and Sustainability.
These principles appear to fit well with the City of Kelowna’s supportive policy in the recently adopted
Agriculture Plan.

The tree fruit industry recognizes the City of Kelowna’s Agriculture Plan as supportive of the
Agricultural Land Reserve and farming on that land base. The consultation leading to the Ag Plan was
thorough and provided ample opportunity for input from all stakeholders. The Ag Plan is positive for
commercial agriculture. The next steps are acting on the Agriculture Plan. The BCFGA is pleased that
the City is continuing its consultative process in implementing the Agriculture Plan.

Bylaw Proposals

The City has invited growers’ (and public) input on the following proposed policies:
1. Vegetative Buffers for urban properties adjacent to ALR lots
2. Secondary use changes for properties zoned Al
3. Maximum Home Size on Al Properties

BCFGA generally favours one bylaw authority for ALR land - the Agricultural I.and Commission

As a general principal, the BC Fruit Growers’ Association is in favour of the Agricultural Land
Commission determining bylaws for ALR lands and properties bordering the ALR. An exception to this
general responsibility of the ALC is the servicing bylaws which are the responsibility and authority of
the municipalities (i.e. water, sewer, solid waste control, traffic, and fire bylaws). Currently, when
proposed bylaws undertaken by the municipalities, the BCFGA is forced to monitor and to reply to up to
13 municipal and 5 Regional Districts with regard to bylaws proposed by each of these jurisdictions.
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1. Vegetative buffers

Currently the Zoning Bylaw does not differentiate between different uses and requires a 3-metre buffer
combined with a standard setback for all types of development.

The proposed setbacks are as follows:

Minimum setback Minimum on-site

. . landscape buffer
(on and off-site from adjacent

agriculture parcel to on-site

structure)
Existing urban residential lot <0.4ha Per existing zone 3 metres
Existing urban residential lot >0.4ha 20 metres 8 metres
New residential subdivision 20 metres 15 metres
Multi-unit residential 20 metres 1S5 meters
Commercial 15 metres 8 metres
Institutional 90 metres 15 metres
Industrial 15 metres 8 metres

The proposed bylaw will increase the vegetative buffer requirement. A greater vegetative buffer will
reduce rural-urban conflicts. The BCFGA is in favour of the proposed increase in vegetative buffers..

2. Secondary Use Changes for Agriculture (A1) Zoned Properties

Agriculture lands within the ALR and those agriculture zoned lands outside fo the ALR will have
primary use as agriculture and possible secondary uses permitted under the bylaw. However, the
secondary uses sometimes further regulated by the ALC.

April 2, 2018 City of Kelowna Bylaw Proposals 3
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The BCFGA favours secondary uses which enhance the agricultural product or contribute greater public
understanding of agricultural operations. Item (k) needs to clarify that on-farm processing includes
packing and storage of farm products. The listing of secondary uses appears to be suitable for ALR
lands.

Secondary Uses — ALR Lots
(a) Agri-tourism

(b) Alcohol production facility

Secondary Uses —non ALR lots
(a) Agri-tourism

(b) Animal clinics

(brewery, cidery, distillery, meadery, winery) (note: this use is not permitted on ALR land)

(c) Bed and breakfast homes

(d) Child care centre, minor

(e) Farm retail sales stands

(f) Forestry

(g) Group homes, minor

(h) Home based businesses

(1) Kennels

(j) Mobile home for immediate family

(k) On-farm processing/packin} &

4 storage

(1) Secondary suite

(m) Temporary farm worker housing

(c) Bed and breakfast homes

(d) Child care centre, minor

() Group home, minor
(f) Home based businesses

(g) Kennels

(h) Secondary suite

(1) Temporary farm worker housing

3. Maximum home size for Agriculture (A1) Zoned Properties

A bylaw to limit the size of house on an ALR property is proposed by the City of Kelowna to:

However, the primary purpose of limiting house size should be to eliminate the change in use of land
from an active farm to a country estate with a ‘mega-house’. The question arises, ‘at what size does a

Reduce speculation;
Stabilize agricultural land values;

Minimize the impacts of residential uses on farming potential; and
Clarify development regulations for properties zoned Al.

house become a mega-house?’ There is no definitive answer to this question.

Some of our members, active farm families, have expressed concern that the City of Kelowna will be
regulating the size of their family home. It is already an issue tht the City dictates location of the farm
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house on the property - the BCFGA recommends that site location of housing not be regulated by the
City of Kelowna for bonafide farmers.

The BCFGA is not comfortable proposing or agreeing with any particular agricultural bylaw for the City
of Kelowna - the bylaw should be provincial scope, implemented by the ALC, so that there is equity
between areas of BC, and so that all agricutlure commodity groups have input. However, the BCFGA
also agrees that urgent attention is required to prevent erosion of the ALR through the construction of
megahomes in the ALR.

The proposed bylaw states that a house should be no more than 5,382 square feet (500 square meters).
The BCFGA notes that that the maximum house size allowed by the bylaw for a single story house is
5,382 square feet. At the same time, under this bylaw a two story house would be limited to 2,691
square feet per floor. This seems illogical. The BCFGA recommends that a bylaw be the land area of

covered by the house, and not include second or third story floor area.

BCFGA prefers that the Agricultural Land Commission have a common policy for all ALR land, rather
than different bylaws in each municipality. A more appropriate way of controlling megahouse
development is though the property taxation of class 9 farmland. This too would be within provincial
authority, not local government, and standards would be uniform instead of varying by municipality as is
now the case.

The BCFGA would like more information and time for its members to consider the proposed bylaw on
farm house size. However, if the City of Kelowna feels it is urgent to have a bylaw in place to eliminate
the construction of mega-houses on ALR land by non-farmers, then g temporary solution may be to limit
the land area covered by a house for a limited time. For example, a bylaw with a two year sunset clause,
at which time the bylaw would be removed, giving time for the province to change the property taxation
and effectively and fairly control the contruction of megahomes, without the need to regulate active
farms. A two year limit to the housing bylaw will provide time to do a real world assessment, to
evaluate the number of instances where family farms were impacted by the bylaw, as well as encourage
the province to take a uniform approach to all farms.

Conclusion

The BCFGA represents 550 family-owned tree fruit farms in the Okanagan. Our aim is to grow the
sector and ensure the market and financial success of individual growers, and to capitalize on our
competitive advantage. The BCFGA supports the ALR and the preservation of agricultural land.

The bylaws proposed by the City of Kelowna are supported in principle by the BC Fruit Growers’
Association. The restriction of housing size requires some clarification and the BCFGA supports a set
land coverage size for the house regardless of the number of stories of the house, and that the bylaw be
sunsetted after 2 years to allow for assessment of its impact on farm families wishing to build houses,
with a provincial property tax on class 9 land that is not actively farmed to resolve the issue of
megahouses.

The other two proposed bylaws, on vegetative buffers and secondary uses, are supported by the BCFGA.

We appreciate the opportunity for input into the bylaws in support of the City of Kelowna Agriculture
Plan.
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Tracy Guidi

From:
Sent:
To:
Subject:

Tracy Guidi

Thursday, May 10, 2018 12:44 PM

Tracy Guidi

FW: RDCO Circulation Response - City of Kelowna Agricultural Plan Implementation

From: Mimi Miller [mailto:mimi.miller@cord.bc.ca]

Sent: Friday, April 06, 2018 9:30 AM

To: Melanie Steppuhn

Subject: FW: MISC-18-14 - City of Kelowna Agricultural Plan Implementation

Good afternoon:

Thank you for the opportunity to comment on the above noted file. RDCO staff has reviewed the subject referral and
notes the following:

e The implementation of the City of Kelowna’s Agricultural Plan meets a number of goals and policies of the
Regional Growth Strategy, including those found within the Our Land and Our Food Sections. Link to RGS:
https://www.regionaldistrict.com/media/125810/bylaw1336.pdf

e In an effort to preserve agricultural land throughout the region, it may be beneficial to review Kelowna’s
proposed amendments during a Regional Planning Lab. Link to RGS Priority Projects Plan for more info on the
Labs: https://www.regionaldistrict.com/media/229502/RDCO_RGS Prioritiy Projects Plan_FINAL.PDF

e Central Okanagan EDC

Thank you for enabling me to review the proposed documents/changes. While | am new to BC,
having moved only in Sept., | continue to learn more and more about agriculture issues and
regulations. However, given my tenure, | feel a bit challenged to provide meaningful feedback
except to say that | like the direction and feel it aligns with what | have heard local producers
talk about, particularly around home sizes on ALR land and urbanization close to ALR land.

| did wonder about the sewer construction limitations and if that will help or impede different
types of agriculture - some of which require more water than others. For sure access to sewer is
necessary if a producer is considering agri-tourism. But again, | don't know much about the
local situation so trust the recommendation is something producers were asking for.

| have one very small recommendation for the benefit of all agriculture. In the opening letter,
you write "healthy food". I think it's important to change our language to say "safe food". All
food in Canada is required to meet certain standards of safety. Healthy is a matter of opinion. |
may believe that only organic is healthy but that doesn't mean that non-organic isn't safe. This
is a small suggestion that will benefit all food producers, because no matter how they produce,
we are blessed with many safe food options.

If I can be of further help, feel free to reach back to me. And, | continue to be inspired to learn
more about local agriculture and how the city can foster the belief that growing food is as sexy
as high-tech and as necessary - or maybe, that growing food can be high-tech too.

1
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Have a great day!

Warm regards,

Myrna

Agriculture Consultant, COEDC
306-536-5691

Kind regards,

Mimi Roth-Miller, Administrative Assistant

Planning Section, Community Services | planning@cord.bc.ca

Regional District of Central Okanagan | www.regionaldistrict.com | www.rdcogis.com
Ph.: 250-469-6227 | Fax: 250-762-7011

This email and any files transmitted are confidential and may contain privileged information. Any unauthorized dissemination or copying is strictly prohibited. If you have
received this email in error, please delete it and notify the sender.
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Central Okanagan Food Policy Council

April 6, 2018

Melanie Stepphun
Planner
City of Kelowna

Tracy Guidi
Sustainability Coordinator
City of Kelowna

Dear Ms. Stephun & Ms. Guidi,

Thank you for the opportunity to provide comments regarding the City Kelowna’s proposed OCP and Zoning
amendments as part of the Agriculture Plan implementation. It is our understanding that the intention of the
amendments is to help achieve Council’s priority in addition to promoting and celebrating the vital role of
agriculture in Kelowna today, and for decades to come.

The Central Okanagan Food Policy Council (COFPC) applauds City of Kelowna Staff and Council for taking the
initiative and allocating resource to the implementation of the agriculture plan.

Overall the proposed OCP and zoning amendments support the protection of agricultural land and also helps to
reduce conflict and other negative impacts on agriculture land. The COFPC agrees with and supports all the
proposed amendments.

We will provide comment in more detail on one of the proposed amendments, maximum home size on Al
Properties:

The COFPC has heard from farmers that they do not like the idea of regulating house size of farmland. While we
do respect these the views of these farmers, the COFPC recognizes that many of those who are building estate
size homes on farmland may not be farmers. There are some farmers that raise the question of why do they have
to be regulated when it’s mostly non farmers who are building estate size homes. Again, while the COFPC
respects the views of farmers, we do support the proposed amendments to have a maximum house size on Al.
Very large houses on farmland increases the value of the land and makes it almost impossible for new farmers to
buy their own land. Farmland should be for farming, not for building mansions. Ultimately, while regulating
house size may not been seen as a fair solution by some farmers, it will be best for agriculture in the long term.

In closing, the Central Okanagan Food Policy Council is pleased to have been given the opportunity to comment
on the City of Kelowna’s Agriculture Plan implementation OCP and Zoning amendments.

Regards,

o ;
i S
2 /fo”czn‘» teer”"

Linda Trepanier

Chairperson

Central Okanagan Food Policy Council.
cofpcs@gmail.com
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April 6, 2018

Melanie Stepphun

Planner

City of Kelowna

Tracy Guidi

Sustainability Coordinator

City of Kelowna

Dear Ms. Stephun & Ms. Guidi,

RE: Agriculture Plan Implementation — Packages 1 and 2 — Amendments OCP18-0003 & TA18-0002

Thank you for the opportunity to provide comments for City of Kelowna Staff and Council consideration of
Agriculture Plan Implementation Packages 1 and 2. This referral has been reviewed from Healthy Food Systems

perspectives. The following information is provided for your consideration.

Healthy Food System

Interior Health has an interest in the preservation of farmland to support local agricultural capacity now and in the
future. Agricultural capacity is a key aspect of local healthy food systems, contributing to our community’s food
security. Food systems determine how we choose food and what food we have access to. The food we eat is
critical to our health. Land use decisions can influence use of agricultural land which can thereby impact the
accessibility, quality and variety of food available to us. Having access to healthy and safe food helps to protect

the population from chronic disease and infectious illnesses.

Overall the proposed OCP and Zoning amendments appear to support our community’s food security by
preserving agriculture land and reducing potential negative impacts on agriculture.

Food security has been recognized as a key public health issue by the BC Ministry of Health. Interior Health
ensures the delivery of key government priorities to increase and advance food security.

Package 1:
Goal Proposed Amendments Proposed Health Evidence
Policy/
Section
Preserve OCP Amendments: Local policies that support the ALR help to
agricultural e Restrict expansion of residential Policy 5.3.1 protect and preserve agricultural land.
land development and density outside . o
the Permanent Growth Boundary Farmland preservatlt_)n helps to m_alntam a
e Protect and support the continued Policy 5.33.6 :c((e)\(/)zl S(‘);;?;jjﬁ;i)cric;itéct|c;rlléhfztocéogglfutes o
designation and use of agricultural L Y :
land for agricultural purposes sufficiency supports healthy eating.
regardless of soil capabilities Food self-sufficiency in BC is increasingly
. important as extreme weather will affect
OCP Farm Protection DP Amendments: production in California, which is currently
e Design residential footprints to Chapter 15 | where 40%-50% of BC’s supply of fruits
maximize agriculture potential and | Guideline 1.9 | and vegetables comes from.
limit negative impacts on the farm. o
e Locate structures for services Chapter 15 Gr_eater availability of Iocal]y produced .
related to the public near the road to Guideline fruits and _\/egetables may increase their
reduce impact on the agriculture 1.10 consumption.
potential.
Bus: (250) 469-7070 ext 12292 INTERIOR HEALTH
Fax: (250) 868-7809 POPULATION HEALTH
Email: Jil.Worboys@interiorhealth.ca 505 Doyle Avenuel57

Web:

www.interiorhealth.ca

Kelowna, BC V1Y 0C5




Zoning Bylaw Amendments:

e Require that mobile homes on Section 2.3.3
farmland be occupied by the &
owner’s immediate family and Section
located on non-permanent 11.1.4
foundations.

e Remove carriage house as a Section 9.5.b
permitted use. &

e Increase minimum subdivision lot Section
size in the ALR from 2.0 ha to 4.0 11.1.3
ha. Section

e Establish a maximum farm 1115
residential footprint size of 2,000 Section
m2. 11.1.6

Reduce OCP Amendments: Policy 7.22.2
speculation e Restrict the expansion of sewer into
and address agricultural areas
challenge of
increasing
farmland due
to high cost
capital inputs
Limit conflicts | OCP Amendments: Policy 5.33.9 | Agriculture can negatively affect air quality
with e Avoid uses of urban land adjacent to | Chapter 15 though contributions to particulate matter,
agriculture agricultural land by vulnerable Guideline 1.7 | odours, and volatile compounds.
populations (e.g. seniors, children) . i i
Pesticides are associated with both

OCP Farm Protection DP Amendments negative and positive health impacts.

* Require statutory covenants on non- Buffers can benefit residents by reducing
agricultural land through the noise, dust, and odours, and buffers
development process provide environmental benefits such as

improving water quality.
Food system OCP Amendments Policy 5.13.5 | Increased opportunity to access healthy

resiliency

e Expand urban agricultural
opportunities

food for all community members &
improved health from eating locally grown
produce.

Heightened sense of community.
Increased social opportunities in the form
of community gardening, mentoring
programs.

Increased physical activity and
recreational opportunities.

Urban agriculture builds safe, healthy, and
green environments in neighborhoods,
schools, and abandoned areas.
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Package 2:

Goal

Proposed Amendments

Proposed
Policy/
Section

Health Evidence

Ensure
compliance
between the
Al

zone and
provincial
standards

Zoning Bylaw Amendments

e New land use definitions to align
with the ALC including: Farm Retail
Sales Stands (replacing Agricultural
and Garden Stands), Immediate
Family and Alcohol Production
Facilities

e Update Greenhouses and Plant
Nurseries accessory use size
requirements (from 400 m2
maximum to 150 m2 maximum as
required by ALR regulations)

e Replace the single Kennels and
Stables definition with two separate
definitions as the first is a permitted
non-farm use and the second is a
permitted farm use.

e Addition of stables as a principal use
in the Al zone, as they are a
permitted farm use.

¢ Revised secondary uses for ALR
properties to align with ALC
approved uses, and introduce
language for secondary uses for
non-ALR properties.

¢ Introduce a table of development
regulations to provide clarity and to
update requirements to align with
provincial regulations.

Section 2.3.3

Section
11.1.7

Section 2.3.3

Section
11.1.2

Section
11.2.3

Section
11.1.6

Ensuring consistency between City of
Kelowna zoning and provincial standards
has the potential to support agriculture
capacity long term. Agricultural capacity is
a key aspect of local healthy food
systems, contributing to our community’s
food security.

Address
challenge of
increasing
farm

land due to
high

capital inputs

Zoning Bylaw Amendment

e Introduce a maximum residential
gross floor area (500 m2) based on
Ministry of Agriculture Guide for
Bylaw Development in Farming
Areas (plus additional 300 m2 for
mobile home for immediate family).

Section
11.1.6

During engagement for

Kelowna’s Agriculture Plan
Stakeholders raised the following issues:
- There are concerns regarding
accessing farm land due

to high cost, due to speculation and
capital inputs.

- Competing non-farm uses (including
estate homes) are a challenge and
prevalent.

- Farmland tax relief for estate homes
needs to be addressed.

Also, City staff highlight that the value of
farmland increases exponentially with the
presence of estate homes.

Actions that aim to address the above
concerns (ie. regulating floor area) may
support agriculture capacity. Agricultural
capacity is a key aspect of local healthy
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food systems, contributing to our
community’s food security

In addition, estate size houses and
residential footprints use land that could
support agriculture activities. Farmland
preservation helps to maintain a level of
food production that contributes to food
self-sufficiency, and food self-sufficiency
supports healthy eating.

Food self-sufficiency in BC is increasingly
important as extreme weather will affect
production in California, which is currently
where 40%-50% of BC'’s supply of fruits
and vegetables comes from.

Provide clarity
on

existing
regulations

No comment

Limit conflicts

OCP Farm Protection DP Amendments

Agriculture can negatively affect surface

with e Updates to landscape buffer Chapter 15 and ground water quality through nutrient,
agriculture requirements to align with proposed | Guideline 1.3 | sediment, bacteria, and pesticide
Zoning Bylaw landscape contamination.
amendments.
Zoning Bylaw Amendments Agriculture can negatively affect air quality
e Revise landscape buffer Section 7.6.1 | though contributions to particulate matter,
requirements for land abutting ALR Table 7.1 odours, and volatile compounds.
in accordance with Ministry of Table 7.2
Agriculture Edge Planning Pesticides are associated with both
Guidelines. negative and positive health impacts.
Buffers can benefit residents by reducing
noise, dust, and odours, and buffers
provide environmental benefits such as
improving water quality.
Ensure No comment

consistency
with
proposed
amendments
in

Package 1

On behalf of the Healthy Communities portfolio, | appreciate the opportunity to provide comment on the City of

Kelowna’s Agriculture Plan Implementation Packages 1 & 2.

Kind regards,

J\l\ Dmb»p

Jill Worboys, RD

Public Health Dietitian
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URBAN DEVELOPMENT INSTITUTE- OKANAGAN CHAPTER
210 - 1460 Pandosy Street

Kelowna, BC V1Y 1P3 Canada

T.778.478.9649 F.778.478.0393

udiokanagan@udi.org

www.udiokanagan.ca

URBAN DEVELOPMENT INSTITUTE
okanagan chapter

April 3, 2018

City of Kelowna
1435 Water Street
Kelowna, BC V1Y 1J4

Attention: Tracy Guidi, Melanie Steppuhn, Ryan Smith

Subject: Agriculture Plan Implementation

The Urban Development Institute (UDI) is a national association (with international affiliations) of the
development industry and its related professions. The corporate members of the UDI - Okanagan Chapter
represent hundreds of individuals involved in all facets of land development and planning, including:
developers, property managers, financial lenders, lawyers, engineers, planners, architects, appraisers,
real estate professionals, local governments and government agencies.

As a Partner in Community Building, the UDI Okanagan Chapter is committed to working with
communities and governments to create and achieve the vision of balanced, well-planned, sustainable
and affordable communities.

The UDI Okanagan applauds the City of Kelowna’s efforts to create an Agricultural Plan. However, we
have concerns with many of the items stated in this plan, as well as the short turnaround time expected
for feedback and the lack of prior consultation. We believe that these are major policy changes, which
may have unintended consequences and must be examined in the larger context of the Official
Community Plan (OCP) Update.

We do not believe that the quick turnaround time is sufficient to provide adequate feedback on the
significant changes proposed. For this reason, we are requesting that the City delay bringing this forward
to Council until an adequate consultation process with the appropriate stakeholders can be undertaken.

Although we cannot fully elaborate at this time on all of the concerns we have with this plan, below is a
shortinitial list of some of the key items that we would like to discuss further with the City before it moves

forward to Council.
Some of the key concerns include:

e The current plan may harm agri-tourism and economic development, rather than help to support
it. Pure agricultural businesses, as opposed to hybrid models, are virtually impossible to start in
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today’s fruit market, and accordingly these bylaws go a long way toward damaging and building
challenges to agri-tourist business models.

This plan would make it difficult for multi-generational families to operate as it would make it
financially unfeasible in many cases. It could also be perceived as discriminatory as many multi-
generational families that currently operate on farmland in Kelowna are from the Indo-Canadian
community and have been farming lands in Kelowna over generations.

The stipulation that says ‘regardless of soil quality’ is a major concern. Protecting Al even if there
is no agricultural suitability does not make sense and does not protect agriculture. This will
effectively act as a secondary land freeze beyond the ALR, and to enact such a wide sweeping
regulation should require massive public consultation, if not a full referendum. Such significant
changes to property rights, done through a simple bylaw change, is not an appropriate method of
regulation, as it does not sufficiently notify the many thousands of landowners it affects.
Limiting greenhouses to 75 per cent of the land, before consideration of any buffers is prohibitive.
The condition that the residential footprint must within 60 meters of the road is flawed and could
lead to sites having no view, and less ability to attract customers to the agriculture as well as other
concerns.

If the goal is to protect agriculture, there should be more of a focus on the economic ability of a
farmland. For example, if a winery owner can generate more income with their building deeper
within his or her property, that should be encouraged rather than discouraged as it is now. These
policies should enhance and improve the business viability of agricultural practices, however as
presently formed, they reduce it.

With land costs ranging from $150,000-$200,000 an acre and a long payback period, it is very
difficult for new farmers to get started in this industry. In many cases, agri-tourism is the only
way that new farmers have the ability to be economically viable. This can be demonstrated by
the fact that the price per pound for different agricultural goods has been decreasing as the price
per square foot for rental accommodations has been increasing. For this reason, the City of
Kelowna should be supporting agri-tourism, and not discouraging it as this plan now does.

It appears as though there has not been sufficient consultation locally and that much of these
proposed changes could be influenced by what has been happening in the Lower Mainland. These
changes make sense for the Lower Mainland but not for Kelowna. This needs to be examined
from a local context because utilizing examples from other communities which have different
challenges and different economic climates is not suitable.

The City needs to develop the tools necessary to properly evaluate site specific situations.
Currently, there does not appear to be this type of needed flexibility in the bylaw. If it is intended
to have large scale agricultural developments reviewed on an individual basis, that should be
prominently designed into these bylaws.

There should be a Development Permit waive out allowance in order to exclude some properties.
An agrologist report should be required outlining the soil classifications and ‘farmable lands’.
Lands not deemed farmable should then be able to be used and/or rezoned for non-agricultural
purposes. Guidelines could identify best practices, which would provide the City with the tools
needed to properly evaluate applications.
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e UDI requests further clarification on how these new regulations will impact on potential
investment opportunities in wineries, breweries, etc. The new regulations should help to
promote these opportunities, not limit the experience.

Thank you fo r consideration.

Sincerely,

URBAN DEVELOPMENT INSTITUTE OKANAGAN CHAPTER

Per: Kevin Edgecombe, Chair of City of UDI Okanagan
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Agricultural Plan
Implementation

» Package 2 (this package)

» Amendments required “further
investigation”

» Addresses 2 Agriculture Plan
actions

» Clarification of current
regulations

» Further engagement required




Goals

» Ensure compliance between
A1 zone and provincial
standards

» Provide clarity on existing
regulations

» Limit conflicts with
agriculture

» Ensure consistency
» Reduced bylaw infractions




Process

Summer, 2017 Agriculture Plan Endorsed

Fall, 2017 Implementation Initiated

“|‘|||

January 25,

Agricultural Advisory Committee
2018

March - April
2018

» May 2018 Council - Initial Consideration

Public Hearing
-

Engagement and file referral

Council
Approvals

Ministry of Agriculture and MOTI



Engagement

» File circulation to
» Ministry of Agriculture
» Agriculture Land Commission
» Ministry of Transportation
» BC Fruit Growers Association
» Irrigation [ Improvement Districts
» Interior Health
» Central Okanagan Food Policy Council
» Urban Development Institute

» Agriculture Industry Group
Workshop

» On-line engagement
» Open House w/ Water Rate

Deﬂin




« ,:
City of Sizis
Kelowna

Farm Protection

DP Guidelines
Amendments



Farm DP Amendments

» Clarification on:

» When a Farm DP is
required

» Buffers to align with
Zoning Bylaw




Zoning Bylaw
Amendments

» Definitions » Development
» Secondary Uses Regulations
» Urban Side Buffers » Home size
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Zoning Bylaw Amendments

DEFINITIONS




Zoning Amendments —
New Definitions

» Agri-tourism

» Alcohol production
facilities

» Farm retail sales Stands

» replaces Agricultural
and Garden Stands

» Immediate family
» Meaderies




Zoning Amendments —
Revised Definitions

» Agriculture
» Agricultural structures

» Greenhouses and Plant
Nurseries

» Kennels

» On-farm processing
» Stables

» Wineries and cideries
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Zoning Bylaw Amendments

SECONDARY USES




Zoning Amendments -
Secondary Uses

» Separated into two:

Secondary uses on ALR
lots

Secondary uses on non
ALR lots

» Uses on ALR lots have
additional ALC
supporting legislation

kelowna.ca



Zoning Amendments -

Secondary Uses

The secondary uses for lots Within the ALR are:

a)

b)

agri-tourism

alcohol production
facilities

bed and breakfast homes
child care centre, minor
farm retail sales stands
forestry

group homes, minor

home based businesses,
major

)

k)

1)

m)

home based businesses,
minor

home based businesses,
rural

kennels

mobile home for
iImmediate family

on-farm processing
secondary suite

temporary farm worker
housing



Zoning Amendments -
Secondary Uses

The secondary uses fornon ALR lots are:

2 agri-tourism ) home based businesses,
- ——alecoholproductionfacilities minor
Q) animal CliniCS, major k) hOmle based bUS|nesseS,
. - . rura
& animal clinics, minor 3 |
| nn
oo bed and breakfast homes ) ennets
n  child care centre, minor ) immediate family
—eemmeetaeslac chople :
| —eeerrRerececsing
m—Foerestry .
_ o secondary suite
) group homes, minor
. » temporary farm worker
) home based businesses, housing
major
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URBAN SIDE BUFFERS




Zoning Amendments —
Urban Side Buffers

A landscape buffer can:

1.

Minimize the effects of normal
farm practices on urban activities

Visual and noise protection for
urban lots

Protects from sprays & dust
Provide a transition
Protects farming from nuisance




Zoning Amendments -
Urban Side Buffers

» Current regulations require a
Level 5 landscape buffer
(3.0 m) abutting the ALR

» Based on Ministry revised to:
» Wider buffers

» Minimum setback distance GeedTata, |
tO StI’U CtU re Promoting Compatability Along

Agricultural - Urban Edges

BrifisH o Minisyof. 8
COLUMBIA | Agricolure = 5 (8




a » a = U 3
' ® . [
AREA A AREA B
Minimum setback from Minimum on-
adjacent agricultural parcel to | site landscape
on-site structures buffer
Existing Urban Residential < 0.4ha &
Existing urban residential >0.4 ha 0 9
New Residential Subdivision O
Multi-Unit Residential 0
Commercial o
Institutional 0Q

Industrial



Zoning Amendments —
Urban Side Buffers

LANDSCAPE
ALR BUFFER

AREAB

MINIMUM SETBACK (ON AND OFF-SITE)

AREA A
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DEVELOPMENT
REGULATIONS



Zoning Amendments
Development Regulations

Kelowna
» Introduced a table for
clarity and ease of use

» Update development
regulations to align
with Ministry
requirements,
reducing conflict




Gross

Floor Area

Front
Yard /
Flanking

Single detached housing 11.1.6 () 6.0m 3.0m 10.0mM 9.5 M Or 2.5
lots <0.4 ha storeys
Single detached housing 11.1.6 (b) 6.0m 3.0m 10.0m 9.5 M Or 2.5
lots >0.4 ha storeys
Accessory Buildings or Structures 130 m? 6.o0m 6.0m
Mobile Home for Immediate 300 m? 6.0m :
Family
Agricultural Structures 4.5 M 16.0m
Greenhouses and Plant Nurseries 6.0m 16.o0m
Farm Retail Sales Stands 6.0m
Kennels 9.5 M Or 2.5
storeys
Stables See 11.1.6 15.0m 15.0mM 15.0m 16.0m
On Farm Processing See 11.1.6 6.o0m 3.0m 3.0m 16.0m
Alcohol Production Facilities Per ALC 6.0m 3.0m 3.0m 9.5m or 2.5
(processing) storeys
Alcohol Production Facilities Per ALC 6.0m 5 O 10.0 M 9-5M Ofe2-5
(tasting facility / lounge) storeys
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Deferred Amendment

HOME SIZE




Deferred Amendment —
Maximum Home Size

» Trend shows more homes
built to “estate” size

» “investigate maximum home
floor area policy based on
Ministry Guidelines”

» Engagement showed mixed
reception for proposed

policy
» Postpone pending outcome
of ALR Revitalization Process




City of &
Kelowna

Next Steps




Process

Summer, 2017 Agriculture Plan Endorsed

Fall, 2017 Implementation Initiated

“|‘|||

January 25,

Agricultural Advisory Committee
2018

March - April
2018

» May 2018 Council - Initial Consideration

Public Hearing
-

Engagement and file referral

Council
Approvals

Ministry of Agriculture and MOTI
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