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AGENDA
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6:00 pm

Council Chamber

City Hall, 1435 Water Street
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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 Committee 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.
 
(e)    In accordance with the Order of the Provincial Health Officer on Gatherings and
Events, applicants and the public are not permitted to attend in person.  Participation
by applicants, and viewing by the public will be by electronic means only using the
Council / Committees web page on kelowna.ca. 
 
We appreciate your cooperation in meeting this requirement.

2. Minutes 3 - 5

Approve minutes of the meeting of February 25, 2021

3. Applications for Consideration

3.1. Pooley Rd 3201, A20-0004 (FH20-0004) - 1035617 B.C. Ltd., Inc No. 1035617 6 - 25

To consider a non-adhering residential use permit to allow temporary farm help
housing to accommodate 60 seasonal farm workers.

http://www.kelowna.ca/


3.2. Teasdale Rd 1454, A21-0002 - Parminder & Kulwant Hans 26 - 41

To consider permission from the ALC for a ‘Non-Adhering Residential Use Permit’ to
allow for temporary farm worker housing for five (5) workers.  

3.3. Hwy. 97N 4690, A20-0008 - City of Kelowna 42 - 48

To consider mitigation options related to an application to the Agricultural Land
Commission for an “Exclusion” under Section 29(1) of the Agricultural Land
Commission Act.

4. ALC Decisions - Update

5. New Business

6. Next Meeting

April 8, 2021

7. Termination of Meeting
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COMMITTEE REPORT 
 
 
 

Date: March 11th, 2021 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Development Planning Department  

Application: A20-0004 / FH20-0004 Owner:  1035617 BC Ltd., Inc. No. 1035617 

Address: 3201 Pooley Road Applicant: Jagdeep Gill 

Subject: 
Application to the ALC for Non-Adhering Residential Use Permit for Temporary Farm 
Worker Housing 

 
Existing OCP Designation:   REP – Resource Protection  
 
Existing Zone:    A1 – Agriculture 1 
 
Agricultural Land Reserve:  Yes 

 

 

1.0 Purpose 

To consider a non-adhering residential use permit to allow temporary farm help housing to accommodate 
60 seasonal farm workers on the subject property. 

2.0 Proposal 

2.1 Background 
 
The subject property is 20.26 acres (8.2ha) property. The property is located on the corner of Pooley Road 
and Rose Road, within the Southeast Kelowna OCP Sector. The property used to be an apple orchard; 
however, these were removed with the development of a new packing facility. The applicant has replanted 
the remaining land with cherry trees. There are no other dwellings on the property and is currently two 
accesses off Rose Road, and this application would ask for a third access onto Pooley Road. 
 
In 2019, a Farm Development Permit (DP19-0186) was approved for the subject property, which allowed 
the construction of a new agricultural accessory building to be used for cold storage, fruit processing and 
packing facility with office space on the subject property. The building subsequently received a Building 
Permit (BP62264) to allow for the construction, which met all regulations and bylaws. This two-storey 
packing facility is 5,934.8m2 in size, including office space. The need for this facility was because the 
applicant and applicant’s family own and lease several agricultural properties, mostly within the South 
Okanagan, where they grow apples, cherries, peaches, nectarines and grapes. They have a total of 883 
acres of active farmland.  
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A20-0004 / FH20-0004 

 
 

2.2 Project Description  

The applicant is seeking approvals to accommodate 60 seasonal workers on the property. The workers will 
help with packing cherries in the packing facility and work on orchards throughout Kelowna. They will be 
transferred to other farms with a farm vehicle. There are 16 total units proposed (9 sleeper, 2 washroom, 2 
recreational, 2 kitchen, and 1 laundry), for a total floor area of 1913.6m2. The total area of infrastructure will 
be approximately 2,700m2 (0.27ha) in size, which does not exceed the maximum allowable 0.3ha footprint. 
The applicant is proposing to provide each worker with their own room and bed, which is different than a 
shared space or bunk houses that are typically provided as part of the SAWP. 

Map 1 – Context Map 

 
Map 2 – Agricultural Land Reserve 
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Map 3 – Future Land Use 

 

2.3 Neighbourhood Context 

The subject property lies within the Southeast Kelowna OCP sector. The surrounding area is predominately 
agricultural lands, within the Agricultural Land Reserve. There are number of rural residential properties, as 
well as Harvest and Orchard Greens Golf Courses to the West. 

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 Agriculture / Winery 

South A1 – Agriculture 1 Yes Agriculture 

East A1 – Agriculture 1 Yes Agriculture 

West A1 – Agriculture 1 Yes Agriculture 

 

3.0 Development Planning 

The proposed temporary farm worker accommodation meets the regulations of the Zoning Bylaw. The 
proposal is also consistent with the Ministry of Agriculture standards for temporary farm worker 
accommodation.  

The City of Kelowna Official Community Plan (OCP) policy on Farm Help Housing states accommodation 
for farm help on the same agricultural parcel will be considered only where: 

  Agriculture is the principal use on the parcel;  

 The applicant demonstrates that the additional housing is necessary to accommodate farm 
employee(s) whose residence on the farm property is considered critical to the overall operation of the 
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farm. The primary consideration is whether the scale of the farm operation is large enough that 
permanent help is deemed necessary; and,  

 TFWH (e.g. bunkhouse accommodation on non-permanent foundations) is the preferred solution 
where the need for farm worker housing is justified. 

The Farm Protection Development Permit Guidelines state to design TFWH such that:  

 TFWH should use all existing dwellings within the farm unit, prior to building new temporary farm 

worker housing, unless the existing dwellings are used for a use consistent with the Agriculture Land 

Commission Act. Alternatively, the existing dwellings on the farm unit must be removed, 

decommissioned to an approved use, or demolished including decommissioning the existing septic 

system, prior to the authorization of a new temporary farm worker housing structure. 

  TFWH footprint should be contiguous with the residential footprint (i.e. Homeplate) and / or within 

50 metres of the road and/or located to maximize agricultural potential and limit negative impacts on 

the farm parcel.  

 TFWH should have a minimum 3.0-metre-wide vegetated buffer for screening to adjacent property 

lines and between the TFWH and active farming areas.  

The City of Kelowna Agriculture Plan recommends to:  

 Allow TFWH, as permitted by City of Kelowna Bylaw. TFWH, as permitted by the City of Kelowna, 

should be allowed. The TFWH footprint means the portion of a lot that includes all structures, 

driveways and parking areas associated with the temporary farm worker housing, including but not 

limited to structures. 

In keeping with the Ministry of Agriculture’s Guide to Bylaw Development in Farming Areas and the City’s 

policy for Temporary Farm Worker Housing, Community Planning Staff recommend the registration of 

Section 219 Restrictive Covenants which state:  

 The TFWH shall be used for temporary farm workers only; 

 The owner will remove the TFWH if the farm operation changes such that it is no longer required;  

 The dwellings will only be used for farm workers for a maximum of eight (8) months of the year;  

 The maximum number of accommodations permitted on this farm unit within this City sector is 60 

workers; and,  

 The TFWH building footprint is a maximum of 0.3ha.  

The existing housing meets the needs of the farming operation and is in an area of the property that 

minimizes the residential impact to the active and future agriculture. 

 

Report prepared by:  Tyler Caswell, Planner I 
 
Reviewed by:   Dean Strachan, Community Planning & Development Manager  
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Attachments:  

Attachment A – ALC Non-Adhering Residential Use Application 
Attachment B – Site Plan 

Attachment C – Floor Plan 

Attachment D – Elevation 

Attachment E – Landscape Plan 

Attachment F – Applicant’s Rationale  

Attachment G – Interior Health 

Attachment H – Development Engineering Department  

Attachment I – Ministry of Agriculture  
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Bus:  (250) 469-7070 ext 12287  POPULATION HEALTH 
Email:  Tanya.Osborne@interiorhealth.ca  505 Doyle Avenue 
Web:  www.interiorhealth.ca Kelowna, BC V1Y 0C5 
 

 

 
 

 
Dec 16, 2020 
 
City of Kelowna 
1435 Water Street,  
Kelowna, BC  V1Y 1J4       
 
Dear Lauren Moore,  
 
Re: A20-0004, FH20-0004 – Request for Temporary Farm Worker Housing at 3201 Pooley Road 

Thank you for the opportunity to provide comments on this application.  It is my understanding the applicant is 
requesting a permit to allow for Temporary Farm Worker (TFW) Housing on ALR land to house up to 60 TFWs. 
The referral has been reviewed from a Healthy Food Systems and a Healthy Communities Development 
perspective. The following is for your consideration: 

Housing 
 
While Interior Health recognizes the importance of having housing available for TFW, this proposed housing may 
not support the health and wellness of the workers.   

• The location of the housing on Pooley Road is outside the Permanent Growth Boundary and does not 
provide convenient access to amenities the workers may require.  

• Not having easy access to a variety of amenities, such as public transportation and grocery stores, may 
have a negative impact on the workers’ physical and mental health.   In addition, opportunities for social 
connection with the broader community of Kelowna will be limited.  
 

Interior Health also recognizes the farm employer’s need to have the workers housed in proximity to the farm.  
However, the health and wellness of the workers also should be consider while they are working in the 
community.  A possible option would be to have housing located within the Permanent Growth Boundary (See 
example from Abbotsford).  If this is not possible, then partnerships with community groups and social services 
are suggested to ensure the health and wellness of the workers are supported.  In addition, regardless of where 
the housing is located, engagement with the farm workers to identify their needs and partnerships with social 
services are suggested to ensure they are connected with city and other amenities.  
 
Environmental Public Health 

Interior Health, over the years, has received and investigated complaints of poor farm worker housing 
conditions.  As such, we are interested in continuing to work with the City of Kelowna to ensure safe and 
sanitary housing conditions for farm workers.  In addition, to ensure the applicant is following City of Kelowna’s 
Specific Use Regulations for Temporary Farm Worker Housing (section 9.13); it is recommended prior to Building 
Permit issuance, Interior Health - Environmental Health program confirm all regulatory requirements have been 
met.  The Environmental Health program can be contacted at HP.Admin.Central@interiorhealth.ca. 
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Bus:  (250) 469-7070 ext 12287  POPULATION HEALTH 
Email:  Tanya.Osborne@interiorhealth.ca  505 Doyle Avenue 
Web:  www.interiorhealth.ca Kelowna, BC V1Y 0C5 
 

It is my understanding that the subject parcel is serviced by community water and not sanitary sewer systems. 
From an Environmental Public Health perspective, the following legislation may apply to this proposal: 

• Sewerage System Regulation: Prescribes any buildings in which domestic sewage is produced must be 
connected to the sanitary sewer system or a sewerage system.  See IH Onsite Sewerage webpage for 
more information. 

• Industrial Camps Regulation: Prescribes the minimum housing standards that must be met. Even though 
this regulation is for where there are five or more occupants, these standards are still encouraged to be 
followed as best practice.  

• Food Premises Regulation: Prescribes requirements for food preparation and service to workers. 
 

More information about sewerage and food premise requirements and processes can be found on the Interior 
Health - Your Environment webpage.   

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 to if you require clarification or have questions. 

Sincerely, 

  
Tanya Osborne, BAHS  Jill Worboys, RD 
Community Health Facilitator  Public Health Dietitian 
Healthy Communities  Healthy Communities 
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CITY OF KELOWNA

MEMORANDUM

Date: December 15, 2020

File No.: A20-0004     FH20-0004

To: Land Use Planning Manager (TC)

From: Development Engineering Manager (JK) 

Subject: 3201 Pooley Road at Rose Rd  Lot 3 Plan 790        Farm Worker Housing   

Development Engineering has the following comments and requirements associated with 
this application to consider an ALC Non-Adhering Residential Use Permit to allow for 
Temporary Farm Worker Housing to be constructed on the subject property for 60 
Farm Workers. 
 
The requirements for setbacks and Building Code related issues must be considered. 
Development Engineering will defer comment on those and other issues to Building & 
Permitting. 

Domestic water and fire protection.

The subject property is currently serviced with an irrigation service, a Domestic service 
and a dedicated Fire Line   On-site servicing, the utilisation of the existing services as well 
as the required fire protection will be reviewed by  Building & Permitting.

Sanitary Sewer. 

This subject property is currently not within the City service area. Sanitary sewage is
handled by on-site wastewater disposal system(s). The existing and proposed on-site 
system(s) will be reviewed by a Licenced Wastewater Practitioner and Building & 
Permitting.

Access and Parking

Both Pooley Rd and Rose Rd fronting this property are designated as major collectors. 
Provide an adequate a hard surface to accommodate the parking and turning movements 
on-site. Limit the driveway width to  6.0m meters

 
 
 
 
 
 
_________________________________ 
James Kay, P.Eng. 
Development Engineering Manager   
JF 

__________________
James Kay, P.Eng
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December 18, 2020 

  

 
 
Ministry of Agriculture 

 
Sector Development Branch 

 
Mailing Address: 
Ste. 200 – 1690 Powick Road 
Kelowna BC  V1X 7G5 
 

 
Telephone: 250 861-7211 
Toll Free: 1 888 332-3352 
Web Address: http://gov.bc.ca/agri/ 

 

File No: 0280-30 

Local Government File No: A20-0004 

 

City of Kelowna 

1435 Water Street 

Kelowna, BC V1Y 1J4  

Via E-mail: planninginfo@kelowna.ca 

 

Dear City of Kelowna: 

 

Re: Non-adhering residential use application for 3201 Pooley Road (PID: 004-370-651) 

 

Thank you for providing B.C. Ministry of Agriculture staff the opportunity to comment on the 

proposed non-adhering residential use application in the Agricultural Land Reserve (ALR) for 

temporary farm worker housing. We note that the proposed temporary farm worker housing is 

intended to house workers that are part of the federal Seasonal Agriculture Worker Program 

(SAWP). The amount of useable space allocated per worker is more than double the amount of 

space suggested in the Temporary Farm Worker Housing Minister’s Bylaw Standard in the 

Ministry’s Guide for Bylaw Development in Farming Areas, which was intended to strike a 

balance between providing sufficient housing for workers and protection of agricultural land. 

However, the TFWH Standard was developed in 2009 and is due for a review. In addition, 

Covid-19 has posed significant challenges with regard to housing of SAWP workers in such a 

way as to achieve good public health outcomes.  

 

Ministry staff have no objection to this application proceeding to the Agricultural Land 

Commission (ALC) for the following reasons: 

• The proposed housing is on a larger (20 acre) lot and the farm operation consists of 

multiple parcels, some of which include processing; 

• The housing is proposed to be on a compact footprint close to the road; 

• The housing is proposed to consist of trailers which could easily be removed when no 

longer required; 

• The applicants are clearly attempting to address public health issues by providing each 

worker with their own bedroom space; and  

• Based on the information in the documentation provided it appears that the number of 

workers proposed to be housed is consistent with the Minister’s Bylaw Standard for 

Temporary Farm Worker Housing. 

 

If you have any questions, please contact us directly by email or phone.  

 

24

mailto:planninginfo@kelowna.ca
tcaswell
Attachment_1



 

 

- 2 - 

 

 

Sincerely, 

 

  
Alison Fox, P.Ag. 

Land Use Agrologist 

BC Ministry of Agriculture, Food  

and Fisheries 

Alison.Fox@gov.bc.ca 

(778) 666-0566 

Christina Forbes, BSc, P.Ag. 

Regional Agrologist | Kelowna 

BC Ministry of Agriculture, Food 

and Fisheries  

Christina.Forbes@gov.bc.ca 

236-766-7057  

 

Email copy: Sara Huber, Regional Planner, ALC Sara.Huber@gov.bc.ca  
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COMMITTEE REPORT 
 
 
 

Date: March 11th 2021 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Development Planning Department (AK) 

Application: A21-0002 Owner:  Parminder and Kulwant Hans 

Address: 1454 Teasdale Road Applicant: Lauren Mason - Nudigz 
Contractors Ltd 

Subject: Application to the ALC for Non-Adhering Residential Use Permit  

 

1.0 Purpose 

The applicant is requesting permission from the ALC for a ‘Non-Adhering Residential Use Permit’ to allow 
for temporary farm worker housing for five (5) workers.   

2.0 Proposal 

2.1 Background 
 
The subject site is a 16.7 acre agricultural property located at 1454 Teasdale Road in the Rutland 
neighborhood.  The majority of the lot (Approximately 15.5 acres) is planted to grapes. There is an existing 
1,500sqft single family dwelling on the property which is being used for orchard management. The 
applicants state that they require housing for 5 temporary farm workers to farm the property which cannot 
be housed in the existing dwelling.  If approved the proposal would allow for up to 5 workers to be housed 
as part of the Seasonal Agricultural Worker program (SAWP). 

2.2 Proposal  

The proposal is to place a modular building near the existing single detached house to house 5 workers as 
shown on the attached site plan.  The proposal is consistent with the City of Kelowna regulations related to 
temporary farm worker housing (TFWH). Specifically the proposed building is a modular building to be 
placed on a non-permanent foundation and the proposed temporary farm worker housing is located in an 
area contiguous with the existing residential footprint meant to maximize agricultural potential and limit 
negative impacts on the farm parcel.   

2.3 Neighbourhood Context 

The subject site is located in the Agricultural Land Reserve.  The property is zoned A1 – Agriculture and 
designated REP- Resource Protection Area in the City’s Official Community Plan.  Most of the area 
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surrounding the property is within the ALR and zoned for agriculture.  There is an existing residential 
neighborhood zoned RU1 – Large Lot Residential to the west of the subject site.  

3.0 Current Development Policies 

3.1 Kelowna Official Community Plan (OCP) 

Chapter 5: Development Process 

Objective 5.33 Protect and enhance local agriculture. 

Policy 5.33.1 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. 

Objective 5.34 Preserve productive agricultural land. 

Policy 5.34.2 Farm Help Housing. Accommodation for farm help on the same agricultural parcel will 
be considered only where: 

 Agriculture is the principal use on the parcel; and 

 The applicant demonstrates that the additional housing is necessary to accommodate farm 
employee(s) whose residence on the farm property is considered critical to the overall 
operation of the farm. The primary consideration is whether the scale of the farm operation is 
large enough that permanent help is deemed necessary. 

 Temporary farm worker housing (e.g. bunkhouse accommodation on non-permanent 
foundations) is the preferred solution where the need for farm worker housing is justified. 

Chapter 15 Farm Protection Development Permit Guidelines. 

Design temporary farm working housing such that: 

 Temporary farm worker housing should use all existing dwellings within the farm unit, prior to 
building new temporary farm worker housing, unless the existing dwellings are used for a use 
consistent with the Agriculture Land Commission Act. Alternatively, the existing dwellings on 
the farm unit must be removed, decommissioned to an approved use or demolished including 
decommissioning the existing septic system, prior to the authorization of a new temporary 
farm worker housing structure. 

 Temporary farm worker housing footprint should be contiguous with the residential footprint 
(i.e. homeplate) and / or within 50 metres of the road and/or located to maximize agricultural 
potential and limit negative impacts on the farm parcel. 

 Temporary farm worker housing should have a minimum 3 metre wide vegetated buffer for 
screening to  adjacent property lines and between the temporary farm worker housing and 
active farming areas. 

3.2 City of Kelowna Agriculture Plan  

 Allow Temporary Farm Worker Housing, as permitted by City of Kelowna bylaw. Temporary 
Farm Worker Housing, as permitted by the City of Kelowna, should be allowed. The TFWH 
footprint means the portion of a lot that includes all structures, driveways and parking areas 
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associated with the temporary farm worker housing, including but not limited to structures for 
cooking, sanitary, living and sleeping. The footprint does not include the vegetated buffer. 

 
 
Prepared by:  Alex Kondor, Planner Specialist  
 
Approved for Inclusion:  Dean Strachan, Community Planning & Development Manager 
 

Attachments:  

 

Attachment A – Site Plan 
Attachment B – Non-Adhering Residential Use Application 
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A21-0002/1454 Teasdale 
Road
Non-Adhering Residential Use Permit
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Non-Adhering Residential Use Permit to allow for 
temporary farm worker housing for five (5) workers

Proposal
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Context Map
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Subject Property Map

32



ALR Map
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Proposed Location
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Development Policy: 
Zoning Bylaw

Regulation Meets

Minimum farm unit size: 3.8 ha 

New TFWH structures must include a communal kitchen 

Only occupied during growing, harvesting and pruning periods 

Occupied no more than 10 months of a calendar year 

Maximum TFWH footprint: 0.30 ha for maximum of 60 workers 

Maximum temporary farm workers per city sector: 60 
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Policy / Guideline Meets

Agriculture is the principal use on the parcel 

Permanent help is deemed necessary 

TFWH is on non-permanent foundations 

Building footprint within 50 m of the road or located to maximize 

agricultural potential and limit negative impacts on the farm parcel


Minimum 3 m wide vegetated buffer 

Development Policy: OCP 
Policies & Permit Guidelines
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Conclusion of Staff Remarks
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PROJECT: DRAWING TITLE :THESE DESIGNS AND DRAWINGS ARE COPYRIGHT

NUDIGZ CONTRACTORS LTD. THEY ARE THE

EXCLUSIVE PROPERTY OF THE FIRM AND CANNOT

BE USED, REPRODUCED, OR COPIED IN FULL OR

PORTION WITHOUT WRITTEN CONSENT.

DO NOT SCALE THIS DRAWING.

ALL DIMENSIONS, LAYOUTS, & CALCULATIONS ARE

APPROXIMATE & MUST BE VERIFIED ON SITE PRIOR

TO ANY CONSTRUCTION OR INSTALLATION.

LAYOUTS ARE SUBJECT TO CHANGE DUE TO

EXISTING CONSTRUCTION.

G E N E R A L  N O T E S :

SITE PLAN

NTS 1 OF 1

01.04.2021

SCALE :

DATE :

PAGE:

1454 TEASDALE RD

10-PERSON CAMP

ENLARGED SITE PLAN

2

 SITE PLAN

1

PROJECT DATA:

CIVIC ADDRESS:    1454 TEASDALE RD., KELOWNA, BC

LEGAL DESCRIPTION: PLAN KAP4697 LOT A SECTION 23 TOWNSHIP 26 EXCE PT

PLAN H12752 KAP78750    

PID:   008-573-824

ZONING:    A1, AGRICULTURAL

LOT AREA:    67,610m²

TOTAL BUILDING AREA: 157m²

SITE COVERAGE: 0.2%

BUILDING HEIGHT: 1-STOREY
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 Parminder Hans , Kulwant HansApplicant:

1.  

1.  

2.  

Provincial Agricultural Land Commission -
Applicant Submission

 62086Application ID:
 Under LG ReviewApplication Status:

 Parminder Hans , Kulwant Hans Applicant:
 Nudigz Contractors Ltd Agent:

 City of KelownaLocal Government:
 01/06/2021Local Government Date of Receipt:

 This application has not been submitted to ALC yet. ALC Date of Receipt:
 Non-Adhering Residential Use - Additional Residence for Farm Use Proposal Type:

 Temporary Farm Worker Housing. Current house on property is insufficient. The proposal willProposal:
achieve SAWP and WALI approved housing for 5 workers. 

Agent Information

 Nudigz Contractors Ltd Agent:
 Mailing Address:

1770 Richter Street, PH11
Kelowna, BC
V1Y 0E6
Canada

 (250) 681-2433Primary Phone:
 (778) 581-3414Mobile Phone:

 lauren@nudigz.caEmail:

Parcel Information

Parcel(s) Under Application

 Fee Simple Ownership Type:
 008-573-824Parcel Identifier:

 Lot A Section 23 Township 26 ODYD (Osoyoos Div of Yale ) Plan 4697Legal Description:
Except Plans H12752 and KAP78750

 6.8 ha Parcel Area:
 Belgo/Black MountainCivic Address:

 01/04/2021Date of Purchase:
 Yes Farm Classification:

Owners
 Parminder Hans Name:

 Address:
3647 Bemrose Road
Kelowna, BC
V1W 4G8
Canada

 (250) 808-9270Phone:
 parm.hans@gmail.comEmail:
 Kulwant Hans Name:
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 Parminder Hans , Kulwant HansApplicant:

1.  

2.  
 Address:

3647 Bemrose Road 
Kelowna, BC
V1W 4G8
Canada

 (250) 808-9270Phone:

Current Use of Parcels Under Application

1. Quantify and describe in detail all agriculture that currently takes place on the parcel(s).
16.7 acres total land 
15.5 acres of grapes 

2. Quantify and describe in detail all agricultural improvements made to the parcel(s).
2008 grapes were planted 
fencing and irrigation was added at this time 

3. Quantify and describe all non-agricultural uses that currently take place on the parcel(s).
Primary residence located on property will be used for orchard management. 

Adjacent Land Uses

North

 Agricultural/Farm Land Use Type:
 applesSpecify Activity:

East

 Agricultural/Farm Land Use Type:
 cherriesSpecify Activity:

South

 Residential Land Use Type:
 residential developmentSpecify Activity:

West

 Residential Land Use Type:
 residential developmentSpecify Activity:

Proposal

1. What is the purpose of the proposal?
Temporary Farm Worker Housing. Current house on property is insufficient. The proposal will achieve
SAWP and WALI approved housing for 5 workers. 

2. Describe the necessity for an additional residence for farm use and how it will support
agriculture in the short or long term.
These workers are required to sustain the farm. 
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 Parminder Hans , Kulwant HansApplicant:

3. Describe the size, type and number, as well as occupancy of all residential structures currently
located on the property.
There is currently 1 house on property which is 1500sf. It is single family dwelling 

4. What is the total floor area of the proposed additional residence in square metres?
157 m2

5. Describe the rationale for the proposed location of the additional residence.
It is the only area on the property that is level and isn't using up farmland. It is located near the primary
residence, near the edge of property. 

6. What is the total area of infrastructure necessary to support the additional residence?
n/a

7. Do you need to import any fill to construct the additional residence or infrastructure?
Yes

Proposal dimensions

 Total fill placement area (0.01 ha is 100 m )2 0.16 ha
 Maximum depth of material to be placed as fill 0.1 m

 Volume of material to be placed as fill 14 m3

  Estimated duration of the project. 1 Months

Describe the type and amount of fill proposed to be placed.
6" of road crush for base of temporary foundation

Briefly describe the origin and quality of fill.
standard 1"minus road crush

Applicant Attachments

Agent Agreement-Nudigz Contractors Ltd
Proposal Sketch-62086
Certificate of Title-008-573-824

ALC Attachments

None. 

Decisions

None.
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COMMITTEE REPORT 
 
 
 

Date: March 11th 2021 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Community Planning Department  

Application: A20-0008 Owner:  City of Kelowna 

Address: 4690 Hwy 97N Applicant: City of Kelowna 

Subject: Application to the ALC for Exclusion – Mitigation Options 

 

1.0 Purpose 

To consider mitigation options related to an application to the Agricultural Land Commission for an 
“Exclusion” under Section 29(1) of the Agricultural Land Commission Act. 

2.0 Proposal 

2.1 Background 

At the August 13th 2020 Agricultural Advisory Committee meeting staff presented a report to the 
Agricultural Advisory Committee related to a proposal 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 (Report is attached as Schedule A). At this meeting the AAC passed the 
following resolution: 

THAT the exclusion of the subject property under Section 29(1) of the Agricultural land Commission 
Act not be supported.  

And the following anecdotal comments were made: 

 Concern that a more exhaustive search for a site needed to take place. 

 Concern that the agricultural assessment of the property is underestimated 

Staff recognize the resolution from the committee made on August 13th 2020 regarding the exclusion 
application and are not asking the committee to reconsider the exclusion application at this time.  Prior to 
asking Council to consider the exclusion application staff have developed several mitigation options related 
to this application and are asking the committee to consider these mitigation options to provide a 
recommendation to council regarding the specific mitigation options outlined in this report.  
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3.0 Mitigation Options  

The purpose of this report is to outline several mitigation options related to the exclusion application for a 
regional transit facility previously considered by the Agricultural Advisory Committee.  Staff have reviewed 
the City of Kelowna Agricultural Plan and Official Community Plan for potential implementation projects 
that could be budgeted for and funded by the City to off-set and mitigate the agricultural impact of the 
regional transit facility.  Agricultural implementation projects have been evaluated in relation to their 
impact, relevance to the transit project, and feasibility. Three mitigation options are proposed to be 
considered: 

1. Creation of a permanent full-time Agricultural Enforcement and Compliance Officer position.  
a. This position would directly support the City of Kelowna Agriculture Plan action item 1.4a 

to: Maintain and expand the City’s Agricultural Compliance and Enforcement Strategy. 
 

2. Commitment to design and install a vegetative buffer around the proposed Transit Facility that 
meets and exceeds City of Kelowna Development Permit guidelines and best practices found in 
the Ministry of Agriculture Guide to Edge Planning. 

a. This would be a direct investment in on-site trees and landscaping in accordance with 
established guidelines and best practices and would demonstrate how buffering 
requirements can be achieved.  
 

3. Creation of an agricultural signage program to design and install signage in strategic high 
visibility areas to promote and protect agriculture.   

a. This aligns with the City’s Agriculture Plan Action item 3e: Evaluate an agricultural signage 
program to raise awareness and appreciation for agricultural areas within the City. 

Prior to asking council to consider the proposed exclusion application related to the transit facility staff are 
asking the AAC to provide an additional recommendation to Council if they support or not support the 
three specific mitigation options above. 

Report prepared by:  Alex Kondor, Planner Specialist 

Reviewed by: Dean Strachan, Community Planning & Development Manager 

Approved for Inclusion: Terry Barton, Development Planning Department Manager 
 

Attachments:  

Attachment A – August 13th 2020 AAC Report  
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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 

 

 

 

44

akondor
Attachment_1
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Map 1 - Neighbourhood 

 
 

Map 2 – Agricultural Land Reserve 

 

Subject Properties 

 

Subject Properties 

 

45



A20-0008 
 

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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