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1. Call to Order

THE CHAIR WILL CALL THE MEETING TO ORDER:

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

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

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

(d)     As an Advisory Committee of Council, the Agricultural Advisory Comittee will
make a recommendation of support or non-support for each application as part of the
public process.  City Council will consider the application at a future date and,
depending on the nature of the file, will make a decision or a recommendation to the
Agricultural Land Commission.

2. Applications for Consideration

2.1 4870 Chute Lake Road - A20-0003 - Stephen Cipes 3 - 31

To  consider  a  “Non-Farm  Use”  under  Section  20(2)  of  the  Agricultural  Land
Commission Act.

2.2 4213 Gordon Drive - A20-0006 - Dorothy Thomson 32 - 38

To consider an application to subdivide land within the ALR to allow a homesite
severance subdivision or subdivision in lieu of a homesite severance.

2.3 4690 Hwy 97 N - A20-0008 - City of Kelowna 39 - 116

To consider an “Exclusion” under Section 29(1) of the Agricultural Land Commission
Act.

3. Minutes 117 - 118

Approve Minutes of the Meeting of July 9, 2020.

http://www.kelowna.ca/


4. New Business

5. Next Meeting

September 10, 2020

6. Termination of Meeting
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COMMITTEE REPORT 
 
 
 

Date: August 14, 2020 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Development Services 

Application: A20-0003 Owner: Stephen Cipes  

Address: 4870 Chute Lake Road 
Applicant: CTQ Consultants Ltd., Ed 
Grifone  

Subject: Application to the ALC for “Non-Farm Use”  

 

1.0 Purpose 

The applicant is requesting permission from the Agricultural Land Commission for a “Non-Farm Use” under 
Section 20(2) of the Agricultural Land Commission Act.  

2.0 Proposal 

2.1 Background 
 

The subject property has been owned and operated as Summerhill Pyramid Winery since 1995 when the 
original winery building was constructed. The site currently has the main building, tasting room, offices, 
restaurant, outdoor events area and the pyramid wine cellar. It is accessed from Chute Lake road and has a 
variety of surface parking to service the winery and agricultural operation. The current owner also owns a 
number of directly adjacent parcels which make up the farm unit and have a mix of agricultural and 
residential uses. Approximately 48.6 acres are utilized for active vineyard production.  

2.2 Site Context 

The subject property is located in the City’s South Okanagan Mission Sector. The Future Land Use is REP – 
Resource Protection is zoned A1 – Agriculture and it is within the Agricultural Land Reserve. It is located 
outside of the Permanent Growth Boundary (PGB) however has available City services (sanitary and water) 
and is a small agricultural block surrounded by the PGB. The property is approximately 62.3 acres in size 
with its primary access being Chute Lake Road.  It has a variety of agricultural and agri-tourism uses 
including a winery, restaurant & ballroom, agricultural storage and existing parking 

Parcel Summary – 4870 Chute Lake Road: 

 Parcel Size: 25.2 ha (62.3 acres) 
 Elevation: 352.0 to 350.25 metres above sea level (masl) (approx.) 
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Map 1 - Neighbourhood 

 
 

Map 2 – Agricultural Land Reserve 

 
 

Subject Property  
 

Subject Property  
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Map 3 – Future Land Use 

 

 

Zoning and land uses adjacent to the property are as follows: 

Table 1:  Zoning and Land Use of Adjacent Property 
Orientation Zoning Land Use 

North RR2 – Rural Residential 2 Residential 

East A1 – Agriculture 1 & RR1 – Rural Residential 1 Agriculture/Residential 

South RR2 – Rural Residential 2 Residential 

West A1 - Agriculture Agriculture/Residential 

2.3 Project Description 

The proposed development is for a culinary education facility at the existing Summerhill Pyramid Winery 
location. The “Culinary College for Humanity” at Summerhill consists of several stated uses including 
culinary facility, educational stays, wine tasting, food producing gardens, and parking. These uses would be 
accommodated in a six-storey structure designed specifically for the unique nature of the proposal.  

Proposed Structure & Non-Farm Use 

The siting of the proposed structure is located in the north west corner of the property next to the 
Summerhill Pyramid Winery. It would utilize the same access and be primarily within already disturbed land 
that is not currently being used for crop production.  

The proposed six storey structure is to be constructed on top of the existing wine production and 
warehousing building. The existing buildings footprint is approximately 20,000 ft2 with a proposed 14,000 
ft2 addition to support the remaining floors. The at grade and parkade level would consist of a wine 
production and 130-150 stall parkade.  The culinary school facilities including large kitchen and classrooms 
are located on the main floor along with the administrative offices and wine tasting rooms. In addition, a 

Subject Property 

Resource 
Protection 

Area 
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large atrium and First Nations cultural space in the centre of the building would extend three floors and 
provide a seating capacity of approximately 200-300 people.   A total of 150 rooms ranging from 220-350ft2 
in size for accommodation of students and faculty are located in various configurations on floors 2, 3, 4 and 
5. The rooms would be restricted to registered students and faculty only and used for accommodation 
based on the program curriculum. In addition, rooftop gardens aimed at producing biodiverse food are 
incorporated to every level of the proposed structure.  

Soil Capability 
 
The soils on the property are 4A (CLI) as per latest BC Agricultural Capability Map (Updated July 2018). The 
property is currently being utilized for grape production and would potentially support a number of 
agricultural crops.  

3.0 Community Planning 

Policy Considerations 
 
The proposed development is reviewed primarily against the OCP’s Agricultural Policies and 
recommendations of the City’s Agricultural Plan (2017), and secondly against overall city-wide policies and 
objectives. The overall scope and scale of the proposal is considered unique with few local comparables in 
the province or nationally. In analysis of the policy framework the project is not considered to meet a 
number of objectives in preserving agricultural lands, however, is considered to meet some overall policies 
and objectives which are considered in more detail later in the report.    

 
The primary use of the property is being retained as agriculture through the 48 acres of vineyard and winery 
which a permitted farm use or directly associated with agriculture. Vineyards and wineries are a permitted 
farm uses that can be restricted but not prohibited by local government under the ALC Act and 
Regulations. The proposed culinary facility is considered an urban scale project and therefore would not 
meet policy objectives given its scope and scale. Policy aimed at urban scale uses directs this form of 
development away from agricultural lands to better suited properties within the Permanent Growth 
Boundary. Eventhough the existing vineyard and winery would be maintained the proposal could shift the 
primary use of the property to the facility itself.    

 
In review of all Non-Farm Use applications the most directly applicable OCP policy is 5.33.6 which lists 
several criteria to help evaluate the proposal. A general analysis using the criteria is listed below: 

 
Is it consistent with the Zoning and OCP? The zoning and land use of the subject property does not 
currently support the use or type of structure proposed in this application. A rezoning text amendment 
would be required subsequently to approval of the Non-Farm Use application if Council and the ALC chose 
to do so.  
 
Does it provide significant benefits to local agriculture? Regarding use of land directly for food 
production, either through livestock or crops, the proposal is not considered to provide direct benefit to 
local agriculture or food security. However it could be considered to help promote local agriculture through 
research and education purposes including local foods and agricultural products.   
 
Can it be accommodated using existing municipal infrastructure? Connection to City services would be 
required for a proposal of this scale. Water and Sewer mains are available on Chute Lake Road however 
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further confirmation of capacity and upgrades would be required to be proven out by the applicant’s 
consultants.   
 
Does it minimize impacts on productive agricultural lands? The proposed structure is to be constructed 
primarily on the footprint of the existing winery storage building and its surrounding area not currently 
used for agricultural production. Some expansion of the building footprint is proposed however no 
additional vineyard is to be removed at this time. In this regard the proposal does minimize the impact on 
productive agricultural lands. Indirect impacts such as increased speculative pressures and interface 
conflicts could result from development of this type of facility.    
 
Will it preclude future use of the lands for agriculture? Given the nature of the proposal it would likely 
preclude a number of potential agricultural uses for the property. Traditional types of agriculture would 
likelty not be viable or desirable adjacent to the proposal. Given the sites current use as a vineyard, the 
proposal would not likely preclude any use of the existing agricultural operation. 
 
Will it harm adjacent farm operations? The proposed building is in the north portion of the subject 
property.  The properties directly adjacent to the north are residential and the east and west sides of the 
property is buffered by Chute Lake Road and Lakeshore Road. To the east and across Chute Lake Road 
there is a large apple orchard currently in production. Potential impacts to the adjacent agricultural 
operation could result from increased traffic and result in further agricultural interface conflicts.   

Report prepared by:  Wesley Miles, Planner Specialist 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments:  

Schedule A – Policies 
Schedule B -Technical Comments 
Applicant Package 
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SCHEDULE A - Policies 
 
 
 

 

 

Subject: 

 
 
 
4870 Chute Lake Road – Application for Non-Farm Use in the ALR 

 

1.1 City of Kelowna Agriculture Plan (2017) 

Overall goals: 
1. Develop clear policies that serve to protect and promote agriculture; 
2. Identify opportunities to strengthen farming as an economic driver; 
3. Increase the amount of, and access to, locally grown and produced food; 
4. Promote and celebrate the agricultural character of Kelowna; and 
5. Build resilience in communities against rising costs of food and risks from climate change.  

1.2 Kelowna Official Community Plan (OCP) 

Chapter 4: Future Land Use  

Resource Protection Area 

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

Permanent Growth Boundary 

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

Agricultural Land Use Policies 

Objective 5.33 Protect and enhance local agriculture. 

Objective 5.33 Protect and Enhance Local Agriculture 

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

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

Policy .5 Agri-tourism, Wineries, Cideries, Retail Sales. Support agri-tourism uses that can be proven 
to be in aid of and directly associated with established farm operations. Permit wineries, cideries and 
farm retail sales (inside and outside the ALR) only where consistent with existing ALC policies and 
regulations.  
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Policy .6 Non-Farm Uses. Restrict non-farm uses 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: 

1.0 are consistent with the Zoning Bylaw and OCP; 

2.0 provide significant benefits to local agriculture; 

3.0 can be accommodate using existing municipal infrastructure; 

4.0 minimize impacts on productive agricultural lands; 

5.0 will not preclude future use of the lands for agriculture; 

6.0 will no harm adjacent farm operations.  

6.3 Agricultural Land Commission Act (ALCA) 

Purposes of the commission – Section 6 of the ALCA 

The following are the purposes of the commission: 

(a) to preserve agricultural land; 

(b) to encourage farming on agricultural land in collaboration with other communities of interest; 

(c) to encourage local governments, first nations, the government and its agents to enable and 
accommodate farm use of agricultural land and uses compatible with agriculture in their plans, bylaws 
and policies. 
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SCHEDULE B – Technical Comments 
 
 
 

 

 

Subject: 

 
 
 
4870 Chute Lake Road – Application for Non-Farm Use in the ALR 

 

1.1 Interior Health 

No comments provided at time of writing. 

1.2 Ministry of Agriculture 

Thank you for providing the B.C. Ministry of Agriculture the opportunity to comment on the 
ALC Non-Farm Use application at 4870 Chute Lake Road.   I have reviewed the documents 
you have provided.   From an agricultural perspective I can provide the following comments 
for your consideration: 

• Ministry of Agriculture staff have concerns regarding this application. The size 
and scope of the proposed development and its associated conference centre, 
sleeping units ,  atrium/gallery, onsen pond/spas, parking and administrative 
area appear disproportionate to the primary agricultural activity taking place on 
this ALR  parcel.   While Ministry staff recognize the proposal' s educational 
component and appreciation for agriculture, the beneficial improvement for 
agricultural production, when the proposed non-agricultural uses could be 
developed outside of the ALR, is uncertain.  

• If this development as proposed were to proceed, the potential for conflict 
between existing agricultural and non-agricultural land uses and users could 
also increase and become problematic as the existing agricultural practice s may 
not be compatible with the planned commercial accommodation/event 
enterprise. In particular, the large number of accommodation units could 
greatly impact the primary activity on the farm and become in itself the parcel’s 
primary activity. 

• The experience of Ministry staff is that developing additional infrastructure of 
this type on wineries could dramatically change the nature of the business away 
from the intent of any agri-tourism or educational activity as permitted by the 
Agricultural Land Commission Act and its regulations. Ministry staff note there 
may also be tax differences in locating this type of business on the ALR 
compared to a similar business in another zone. 

1.3 Regional District of Central Okanagan 

RDCO has reviewed the referral and provides the following comments on this proposal with a 
recommendation of non-support for this application: 
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It is noted that the proposed culinary facility, educational stays, wine tasting, food producing gardens and 
parking includes space not associated with agriculture (non-farm use) and as such does not achieve the goal 
or policies of the Regional Growth Strategy Bylaw No. 1336’s (e.g. ‘Our Food’ Issue Area, such as Policy No. 
3.2.5.7 “Protect the supply of agricultural land and promote agricultural viability.”) 

 
The Central Okanagan has strong agricultural roots and this sector has been important in defining the 
region and its growth pattern. With changes in population, pressures of development, increased climate 
impacts, water pressures, and more focus on local food production for sustainability, these changes have 
raised more awareness on food systems. 

 
RDCO supports the preservation of the agricultural land base and the retention of large continuous blocks 
of agricultural land and discourages fragmentation. 
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COMMITTEE REPORT 
 
 
 

Date: August 13th, 2020 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Development Planning Department 

Application: A20-0006 Owner:  Dorothy Thomson 

Address: 4213-4233 Gordon Dr Applicant: Dorothy Thomson 

Subject: Application to the ALC for the subdivision of lands within the ALR 

 

1.0 Purpose 

The consider an application to subdivide land within the ALR to allow a homesite severance subdivision or 
subdivision in lieu of a homesite severance. 

2.0 Proposal 

2.1 Background 
 
The subject property is a 19-acre (7.7ha) property and consists of a cattle pasture and 7 acres of organic 
fruits and vegetables. The property is located on Gordon Drive, within the North Mission – Crawford OCP 
Sector. The property is owned and farmed by the applicants.  
 
In 1955 the lot was submitted to create a ½ acre lot along Gordon Drive at 4223 Gordon Drive, which was 
sold to another family member. No homesite severance applications have occurred on the property since 
the creation of the Agricultural Land Reserve (ALR). There was a previous homesite severance application 
for this site in 2017 (A17-0004), however, the file was closed in January 2020 due to inactivity. The family 
has since created this application. 
 
The subject property may not qualify for a homesite severance as the current property owner lived on the 
property since 1972 with her husband but was not a titled land owner. The applicant’s husbands name was 
stated on the land title but the applicant’s name wasn’t on the land title until 1991 therefore staff are 
recommending that the application be considered as an application for a homesite severance lot, or a lot in 
lieu of a homesite severance.  

2.2 Project Description  
 
The applicant is seeking a two-lot subdivision for a portion of the farm, where no farming occurs. The 
request is that the subdivision be considered as a homesite severance or in lieu of a homesite severance as 
the current owner was living on the site prior to 1972 but was not on the title of property until 1991. The 
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property is currently over 18.7 acres and the parcel proposed to be subdivided is approximatly 1,700m2 (0.42 
acres). The remaining parcel would be 18.28 acres in size. The new parcel would be a rectangular shape and 
will consist of the southern portion that abuts Gordon Drive. The portion that would be subdivided off 
contains the old house, built in the 1940s, a derelict garage and a small shed.  
 
The proposed subdivision meets all City of Kelowna policies surrounding homesite severances outlined in 
the City’s Agricultural Plan, including the size and location, as it does not hamper the operation of farm. 
The subject property is actively farmed by the family and the proposed subdivision will not impact the 
organic farm or the cattle pasture.    

The current lot contains two-single family homes, a fruit stand and a customer parking area. If the 
application is successful, one of the homes will be in the area that will be subdivided from the subject 
property. The buildings aren’t clustered together, as they are spread across the property, but the 
agriculture uses have been built around the dwellings and they don’t impact the farm production. The 
remainder of the lot is being used for organic fruits and vegetables and a cattle pasture.  
 
 
Map 1 - Neighbourhood 

 

 
 

  

Subject Property  
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2.3 Neighbourhood Context 

The subject property lies within the North Mission – Crawford OCP Sector. The subject property has a 
future land use of REP – Resource Protection and is outside of the City’s Permanent Growth Boundary.   
The surrounding area is primarily agriculture and single-family dwellings, with H2O Adventure + Fitness 
Centre and Thomson Marsh Park to the North. The area immediately surrounding the subject property has 
seen little change over the past decade, except for an RM4 – Transitional Low-Density Housing 
development across the street on Gordon and the new Orchard in the Mission, an RU2 – Medium Lot 
Housing subdivision to the South.  
 

Zoning and land uses adjacent to the property are as follows: 

Table 1:  Zoning and Land Use of Adjacent Property 

Direction Zoning ALR Land Use 

North A1 – Agriculture 1 Yes Grain 

South 
A1 – Agriculture 1 & RU2 – Medium 

Lot Housing 
Yes/No 

Cattle Pasture & Vacant – Future 
Subdivision 

East A1 – Agriculture 1  Yes Vacant  

West RU6 – Two Dwelling Housing No Duplex Housing 

 

Report prepared by:    Tyler Caswell, Planner I 
 
Reviewed / Approved for Inclusion by: Dean Strachan, Community Planning & Development 

Manager 
 

Attachments:  

Attachment A: Site Plan 
Attachment B: ALC Application  
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 Proposed Homesite Severance to 
Subdivide Existing House at 4213‐
4233 Gordon Drive 
 

 New Property Line Shown in Dashed 
Yellow 
 

 Approx. Lot Size is: 1,700sqm 
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 Dorothy ThomsonApplicant:

1.  

1.  

1.  

Provincial Agricultural Land Commission -
Applicant Submission

 56129Application ID:
 Under LG ReviewApplication Status:

 Dorothy Thomson Applicant:
 City of KelownaLocal Government:

 03/29/2017Local Government Date of Receipt:
 This application has not been submitted to ALC yet. ALC Date of Receipt:

 Subdivision Proposal Type:
 The application is to subdivide off a piece of property that has no farming use and applicant noProposal:

longer wants to maintain the buildings.

 Mailing Address:
4213 Gordon Drive
Kelowna, BC
V1W 1S4
Canada

 (250) 764-4600Primary Phone:
 dorothy_1935@hotmail.comEmail:

Parcel Information

Parcel(s) Under Application

 Fee Simple Ownership Type:
 011-046-929Parcel Identifier:

 L A DL 358 & OF SEC 6 TP 26 OSOYOOS DIVISION YALE DISTRICT PLLegal Description:
2284 EXC PLS 7297 KAP46025 & H17715

 7.7 ha Parcel Area:
 4213 Gordon Drive, Kelowna, BC, V1W 1S4Civic Address:

 06/30/1956Date of Purchase:
 Yes Farm Classification:

Owners
 Dorothy Thomson Name:

 Address:
4213 Gordon Drive
Kelowna, BC
V1W 1S4
Canada

 (250) 764-4600Phone:
 dorothy_1935@hotmail.comEmail:

Ownership or Interest in Other Lands Within This Community

 Fee Simple Ownership Type:
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 Dorothy ThomsonApplicant:

1.  

 028-357-442Parcel Identifier:
 Dorothy Thomson Owner with Parcel Interest:

 0.4 ha Parcel Area:
 Recreational Land Use Type:

 Full Ownership Interest Type:

Current Use of Parcels Under Application

1. Quantify and describe in detail all agriculture that currently takes place on the parcel(s).
This application is to subdivide off an orphaned piece of the property with an old house (originally built
in the 40's), a derelict garage, a small derelict shed and the yard land that naturally goes with it. None of
this piece has contributed in any way to farming. The remaining land has 7 acres of organic fruits and
vegetables plus a vegetable stand and costumer parking - all located at the Gordon Drive end of the
property - and the land is leased to the operator of the farm. The rest of the farming property is located at
the back of the property - beyond the organic farm and the applicants home. Here the neighbour (a family
member) gets hay off and pastures beef cattle (roughly 50 head for brief periods as the cattle are moved
around).

2. Quantify and describe in detail all agricultural improvements made to the parcel(s).
5 acres of organic farm was deer fenced in 2016. The organic farm builds a drip irrigation system every
year. A pole fence was built to close off 4 acres for pasture in 2012. None of this took place on the piece
of property that I wish to subdivide off.

3. Quantify and describe all non-agricultural uses that currently take place on the parcel(s).
Two residences, a vegetable stand and customer parking area.

Adjacent Land Uses

North

 Agricultural/Farm Land Use Type:
 Beef cattle and haySpecify Activity:

East

 Agricultural/Farm Land Use Type:
 HaySpecify Activity:

South

 Agricultural/Farm Land Use Type:
 HaySpecify Activity:

West

 Residential Land Use Type:
 HousingSpecify Activity:

Proposal

1. Enter the total number of lots proposed for your property.
 ha0.2
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 Dorothy ThomsonApplicant:

 ha7.5

2. What is the purpose of the proposal?
The application is to subdivide off a piece of property that has no farming use and applicant no longer
wants to maintain the buildings.

3. Why do you believe this parcel is suitable for subdivision?
This corner is orphaned from the main farm and is not suitable for agriculture with multiple derelict
buildings and a decommissioned concrete pond.

4. Does the proposal support agriculture in the short or long term? Please explain.
In no way does it change the status of agriculture as the small piece was never farmed and will never be
farmed. The remaining main piece of property will continue to support agriculture with an organic farm,
beef cattle and hay for the foreseeable future.

5. Are you applying for subdivision pursuant to the ALC Homesite Severance Policy? If yes, please
submit proof of property ownership prior to December 21, 1972 and proof of continued occupancy
in the "Upload Attachments" section.
No

Applicant Attachments

Proposal Sketch - 56129
Other correspondence or file information - Second Sketch
Certificate of Title - 011-046-929

ALC Attachments

None. 

Decisions

None.
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COMMITTEE REPORT 
 
 
 

Date: August 13, 2020 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Development Planning Department 

Application: A20-0008 Owner:  City of Kelowna 

Address: 4690 Hwy 97N  Applicant: City of Kelowna 

Subject: Application to the ALC for “Exclusion” 

 

1.0 Purpose 

The applicant is requesting permission from the Agricultural Land Commission for an “Exclusion” under 
Section 29(1) of the Agricultural Land Commission Act.  

2.0 Proposal 

2.1 Site Context 

The subject properties are located in the Highway 97 City Sector. The Future Land Use is REP – Resource 
Protection is zoned A1 – Agriculture, is within the Agricultural Land Reserve however is within the 
Permanent Growth Boundary (PGB). The properties are a total of 72.8 ha in size with the northern property 
having a portion hooked across Highway 97 and the Okanagan Rail Trail (ORT). The property does not 
currently have any agricultural activity.  

4690 Highway 97 N: 

 Parcel Size: 72.8 ha (total)  
 Elevation: 352.0 to 350.25 metres above sea level (masl) (approx.) 

Zoning and land uses adjacent to the property are as follows: 

Table 1:  Zoning and Land Use of Adjacent Property 
Orientation Zoning Land Use 

North 
CD20 – Comprehensive University Development 
Zone 

John Hindle Drive/UBCO 

East A1 – Agriculture 1 & I2 – General Industrial Hwy 97/Agriculture/Industrial 

South I2 – General Industrial Industrial 

West C3L, RM4, RM5, P3, A1 Commercial/Agriculture/Residential 
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Map 1 - Neighbourhood 

 
 

Map 2 – Agricultural Land Reserve 

 

Subject Properties 

 

Subject Properties 
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Map 3 – Future Land Use 

 

 
2.2  Background 
 
The subject properties have been considered for non-agricultural purposes dating back to the University 
South Area Structure Plan and the City’s Official Community Plan (OCP) adopted in 1995. In 
communication with the ALC a portion of the lands has been identified as challenging for long term 
agriculture uses and subsequently designated as future industrial. Continued discussions between City and 
ALC staff have occurred periodically over time which led to the land being purchased by the City in July of 
2017.  
 
Carney Pond is also located on the south portion of the property is identified as future park land and is 
intended on being conserved for environmental considerations. In addition, a portion of the property, 
which is hooked across Highway 97 and the ORT, has a large wetland area. It is in close proximity to Mill 
Creek and has significant environmental value.   
 
Public Notification 

For an exclusion application under Section 29(1) of the Agricultural Land Commission Act., public 

notification is required prior to making a formal application with the ALC. The required public notification 

was conducted in June and July of 2020 which included posting of signage, advertisements in local 

newspapers, and direct notification of adjacent landowners.  Public input and feedback have been collected 

and will form part of the application.   

 
 

Subject Properties 
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2.3 Project Description 

The proposal is to exclude 16.2 ha of land from the Agricultural Land Reserve for the purposes of a future 
transportation corridor (Hollywood Road North) and relocation of the BC Transit Regional Transit Facility. 
The extension of Hollywood Road north is identified as a two lane arterial road in the OCP and is proposed 
to ultimately connect with John Hindle Drive directly to the north. 

Regional Transportation 

Public transportation service delivery for the City of Kelowna is provided in partnership with BC Transit, the 
City and other local governments. The existing transit facility is located on Hardy Road and does not have 
the necessary land area to increase transit service to meet rising needs of the community. Suitable 
locations have been explored by City staff,in coordination with BC Transit, both locally and regionally for a 
number of years. However none have been found which met the criteria or business needs of BC Transit. 
The subject properties have been identified as a suitable location which could meet the requirements of 
future transit expansion. Further information and a letter of support from BC Transit is provided and 
attached as part of this report.  

Soil and Agricultural Land Capability 

The soil classification within the proposed exclusion area is Wesbank (3D – Improved) and Trout Creek 
(4WD – Improved). Further detailed soil classification information is provided in the AIA conducted by 
Associated Engineering, dated February 2020 and attached as part of this report.  

3.0 Community Planning 

The proposed exclusion is reviewed primarily against the OCP’s Agricultural Policies, Transportation 
Policies and recommendations of the City’s Agricultural Plan (2017), and secondly against overall city-wide 
policies and objectives. The proposal is considered to meet a number of the overall policies and objectives 
of the Transportation Initiatives of the OCP and provide mitigation measures on the impact to loss of 
agricultural land.     
 
Policy Considerations 

General agricultural policies of the OCP are aimed at protection of agricultural land and supporting the 

ALR. However, the proposed area has been identified for over two decades for industrial development and 

helps achieve significant transportation objectives and strategic priorities. As identified in Policy 5.33.2, it 

states that the City of Kelowna will not support ALR exclusion applications to the ALC except in 

extraordinary circumstances where such exclusions are otherwise consistent with the goals, objectives and 

other policies of this OCP. Soil capability alone should not be used as justification for exclusion. Staff 

consider the proposal to meet the criteria of this policy as it has been identified in long range planning 

initiatives and it ensures efficient and effective transit infrastructure and facilities which is noted in 

Objectives 7.9 and Policies 7.9.2, 3 and 4 of the OCP.  

Mitigation Measures 
 
Even though the proposal is considered to meet the policy threshold for exclusion consideration there is 
ultimately some impact to agriculture. In 2019 City staff engaged a consultant to complete an Agricultural 
Impact Assessment (AIA) for the proposal to help determine and quantify those impacts. As part of the 
assessment mitigation and offset strategies have been outlined to help moderate losses and provide 
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compensation. The mitigation measures are outlined in detail in the AIA and include topsoil 
management/salvage, collaboration with the Young Agrarians on other City owned properties to support 
agriculture and providing improvements on those properties. The City also provides indirect support of 
agriculture by implementing initiatives such as the 2017 Agricultural Plan through OCP and Zoning 
changes, as well as ongoing compliance and enforcement on agricultural lands.   
 

Report prepared by:  Wesley Miles, Planner Specialist 
Reviewed by: Dean Strachan, Community Planning & Development Manager 
Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments:  

Schedule A – Policies 
Schedule B -Technical Comments 
Agricultural Impact Assessment / Applicant Package 
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SCHEDULE A - Policies 
 
 
 

 

 

Subject: 

 
 
 
4690 Highway 97 N – Application for Exclusion from the ALR 

 

1.1 City of Kelowna Agriculture Plan (2017) 

Overall goals: 
1. Develop clear policies that serve to protect and promote agriculture; 
2. Identify opportunities to strengthen farming as an economic driver; 
3. Increase the amount of, and access to, locally grown and produced food; 
4. Promote and celebrate the agricultural character of Kelowna; and 
5. Build resilience in communities against rising costs of food and risks from climate change.  

1.2 Kelowna Official Community Plan (OCP) 

Chapter 4: Future Land Use  

Resource Protection Area 

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

Permanent Growth Boundary 

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

Agricultural Land Use Policies  

Objective 5.33 Protect and enhance local agriculture. 

Objective 5.33 Protect and Enhance Local Agriculture 

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

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

Objective 7.9 Ensure efficient and effective transit infrastructure and facilities. 

Policy 2. Transit Expansions. Prioritize future transit expansions in accordance with Map 7.2 – 
Transit Plan 

Policy 3. Transit Service. Implement a Primary Transit Network of high-frequency and convenient 
(including late night service) transit routes to connect Urban Centres and surrounding urbanized 
central areas as well as institutional and community services such as the hospital, university, 
college, and recreational facilities.  

Policy 4. Base Level Transit Service. Provide a base level of transit service (every 30 minutes) to 
facilitate convenient access to transit in areas with sufficient population and employment intensity 
to achieve acceptable performance standards and return on investment.  

1.3 Agricultural Land Commission Act (ALCA) 

Purposes of the commission – Section 6 of the ALCA 

The following are the purposes of the commission: 

(a) to preserve agricultural land; 

(b) to encourage farming on agricultural land in collaboration with other communities of interest; 

(c) to encourage local governments, first nations, the government and its agents to enable and 
accommodate farm use of agricultural land and uses compatible with agriculture in their plans, bylaws 
and policies. 
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SCHEDULE B – Technical Comments 
 
 
 

 

 

Subject: 

 
 
 
4690 Highway 97 N – Application for Exclusion from the ALR 

 

1.1 Interior Health 

Thank you for the opportunity to provide comments on this application. It is our understanding the 
applicant is requesting to exclude land in the ARL to extend Hollywood Road and relocate BC Transit 
Regional Transit Facility. The following comments are from a population health perspective for your 
consideration. 
 
This application for exclusion does not appear to support our local food system or our community’s food 
security. The exclusion will result in the loss of agricultural land and the ability to support food related 
agriculture. However, Interior Health’s Healthy Community program recognizes the historical context for 
the development of this ALR parcel, and the use of the land aligns with OCP policy which has ALC 
endorsement. In addition, this application appears to support public transit. Public transit is an integral 
component of a healthy transportation network and a new transit facility would build capacity of the 
current transit system increasing the availability and quality of public transit in the Central Okanagan. 
Actions to mitigate the loss of agriculture land are suggested. 
 
Interior Health is committed to improving the health and wellness of all by working collaboratively with 
local governments and community partners to create policies and environments that support good health. 
Please do not hesitate to reach out if you require clarification or have questions. 

1.2 Ministry of Agriculture 

Thank you for providing B.C. Ministry of Agriculture staff the opportunity to comment on the 
proposed exclusion application for the above noted property. We note that the subject property 
is proposed for a transit exchange and that, the City has discussed the proposed use with the 
Agricultural Land Commission (ALC) on a number of occasions since 1995; however, the subject 
property has not been excluded to date from the Agricultural Land Reserve (ALR), and that is 
the purpose of the current application. 

 
The subject property has agricultural capability, as noted in the Agricultural Impact 
Assessment report, to support a wide range of crops, particularly with improvements made to 
the land. We note that a number of mitigation strategies are proposed to compensate for the 
loss of productive land. We have a concern that the valuation strategy used to determine the 
value of production lost and therefore the value of the mitigation that should occur may have 
been based on some broad assumptions that have resulted in an under valuation of the lost 
production. 
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First, the value has been based on the current use of the property which is for a single cut of 
hay. This is a relatively low value use given the soils and capability data suggest that the site 
could be used for much more intensive forms of agriculture and higher value crops. It is possible 
that effort to produce higher value crops has not been made precisely because the site has been 
earmarked for a transit exchange for more than 2 decades. The value of production lost should 
be based on the potential of the site if it were developed appropriately for agriculture, not 
based on the result of neglect and lack of effort. 
 
Second, even if the valuation was done for one cut per year of hay production, the 
methodology used for valuation of the crop appears to have been based a Canadian average, 
rather than the actual production for this parcel. The Canadian average used does not appear 
capture the true production and value that would be expected for a hay crop in this region. 
Based on a realistic average of 2.0 tons for a single cut of non-irrigated hay in the region and a 
conservative price of 
 
$200/ton, the value of production for this property is double what was stated in the agrologist 
report. If there is local information that would suggest that the production for this site is lower 
than the expected average for the region, it would have been helpful to have that discussed in 
the report. 
 
If the exclusion proceeds and if the mitigation strategies that are being proposed are based on the 
valuation of lost production provided in the agrologist report, we recommend reviewing those strategies 
in light of the additional information we have provided to determine if more or higher value mitigation 
strategies may be warranted. 
 
Ministry staff also have concerns around the land speculation that often happens around transit exchanges. 
We recommend that some additional measures such as urban side edge planning and covenanting of the 
remaining agricultural lands to ensure they remain available for farming be included as part of the planning 
strategy for the transit exchange should the exclusion be approved. 

1.3 Regional District of Central Okanagan 

RDCO staff has reviewed the proposal and provides the following, consider transportation and agricultural 
policies of the Regional Growth Strategy Bylaw No. 1336 such as: 

• Support the protection of ALR lands and land uses which are supportive and/or complimentary to 
agricultural use; and 

• Policy 3.2.9.1 of the RGS supports the Sustainable Transportation Partnership of the Central 
Okanagan as a means of administering, governing and coordinating the delivery of regional 
transportation planning and services.  
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