Agricultural Advisory Committee

AGENDA ~
Kelowna
Thursday, October 10, 2024
4:00 pm
Meeting Room 5 (Ground Floor)
1435 Water Street
Pages
1. Callto Order

THE CHAIR WILL CALL THE MEETING TO ORDER:

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

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

(c) 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.

Minutes

Approve Minutes of the Meeting of August 8, 2024.
Applications for Consideration

3.1 Fitzpatrick Rd 426 - A24-0009 - Kamaljeet Singh Sandher

To consider an application to the Agricultural Land Commission (ALC) for a
subdivision of Agricultural Land Reserve.

3.2 KLO Rd 1629 - A24-0012 - Global Enterprises Inc., No. BCo679291

To consider an application to the Agricultural Land Commission (ALC) to allow a Soil
and Fill Use application.

ALC Decisions - Update

30-89


http://www.kelowna.ca/

New Business

Next Meeting

November 14, 2024

Termination of Meeting



COMMITTEE REPORT
City of
Kelowna

Date: October 10, 2024

To: Agricultural Advisory Committee
From: Development Planning

Address: 426 Fitzpatrick Rd

File No.: A24-0009

Zone: A1 - Agriculture

1.0 Purpose

To consider an application to the Agricultural Land Commission (ALC) for a subdivision of Agricultural
Land Reserve under Section 21(2) of the Agricultural Land Commission Act.

2.0 Development Planning

The subject property is zoned A1— Agriculture, is approximately 0.22 acres (89go m?) in size and is located
on Fitzpatrick Rd. The property is in the Agricultural Land Reserve (ALR) and is outside of the Permanent
Growth Boundary (PGB). The applicant is seeking a two-lot subdivision, which would result in the existing
dwelling being removed. The subject property does not have any active agriculture. The property is
connected to City sanitary services and water services through Black Mountain Irrigation District (BMID).

If the application is endorsed by Council and approved by the Agricultural Land Commission (ALC), a
Rezoning Application from the A1 — Agriculture zone to the RU2 — Medium Lot Housing zone and an OCP
Amendment from R-RES — Rural Residential to the S-RES — Suburban Residential would be required. In
addition, if the Rezoning and OCP Amendment applications are successful, a Subdivision — PLR
Application and a Farm Development Permit to establish a landscape buffer, would be required to
complete the subdivision.

3.0 Subject Property & Background
3.1 Site Context

The subject property is located on Fitzpatrick Rd near the intersection with Chichester Ct. The
surrounding area is a mix of agriculture, low-density residential and park land.

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

Orientation Zoning ALR Land Use
North A1 — Agriculture Yes Kennel
East A1 — Agriculture Yes Single-Detached Dwelling
South RUl_. Large Lot No Single-Detached Dwelling(s)
Housing
West A1 - Agriculture Yes Single-Detached Dwelling




Subject Property Map
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Future Land Use Map
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4.0 Current Development Policies

4.1 Kelowna Official Community Plan (OCP)

Objective 8.4. Stop urban sprawl into Rural Lands

Agricultural Areas

Policy 8.4.1. Do not support urban uses on lands outside of the Permanent Growth Boundary
Intensification of | except for a permitted by the 2040 OCP Future Land Use Designations in place
Rural Lands as of initial adoption of the 2040 OCP Bylaw.
The subject property is outside of the Permanent Growth Boundary (PGB) and the
proposed zone does not align with the Future Land Use Designation.
Policy 8.4.2. Discourage further subdivision of properties outside of the Permanent Growth
Discourage Boundary (PGB)
Subdivision The subject property is located outside of the PGB.
Policy 8.4.3. Discourage additional residential development (both expansions and new
Housing in developments) in areas surrounded by ALR and non-ALR agricultural

lands. Secondary suites may be permitted in a permitted primary dwelling.
Carriage houses may be considered on Rural Residential lands where the property
is 1.0 hectares or greater and where proposal is consistent with the Farm
Protection Guidelines outlined in Chapter 22: Farm Protection Development
Permit Area.

The subject property is located within the ALR, and it abuts active agriculture uses.

Report prepared by:

Tyler Caswell, Planner I

Reviewed by: Dean Strachan, Community Planning and Development Manager
Approved for Inclusion: Nola Kilmartin, Development Planning Department Manager
Attachments:

Attachment A — ALC Application File No: 100998

Attachment B - Site

Plan

Attachment C - Development Engineering Memo
Attachment D — Ministry of Agriculture Memo




Generated Sep 25, 2024 02:05:41 -07:00

Provincial Agricultural Land Commission - Applicant Submission

Application ID:
Application Type:
Status:

Name:

Local/First Nation Government:

100998

Subdivide Land in the ALR

Submitted to L/FNG
Sandher

City of Kelowna

1. Parcel(s) Under Application

Parcel #1

Parcel Type

Legal Description
Approx. Map Area
PID

Purchase Date
Farm Classification
Civic Address

Certificate Of Title

Land Owner(s)

Kamaljeet Singh Sandher

ATTACHMENT A

This forms part of application 41"*‘\}
# A24-0009 .
City of =

Kelowna

DEVELOPMENT PLANNING

Planner
Initials

Fee Simple

LOT 3 SECTION 35 TOWNSHIP 26 OSOYOOS DIVISION YALE DISTRICT PLAN 20374

0.09 ha

007-900-708

Aug 6, 2023

No

426 Fitzpatrick RD. Kelowna (BC)

search.pdf
Organization Phone

Not Applicable

Email Corporate
Summary
k Not Applicable
Page 1 of 4
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2. Other Owned Parcels

Do any of the land owners added

previously own or lease other
parcels that might inform this
application process?

3. Primary Contact
Type

First Name

Last Name

Organization (If Applicable)
Phone

Email

4. Government

Local or First Nation Government:

5. Land Use

No

Land Owner
Kamaljeet Singh
Sandher

No Data

City of Kelowna

Land Use of Parcel(s) under Application

Describe all agriculture that
currently takes place on the
parcel(s).

Describe all agricultural
improvements made to the
parcel(s).

Describe all other uses that
currently take place on the
parcel(s).

Land Use of Adjacent Parcels

ATTACHMENT A
This forms part of application 41’*&
# A24-0009 <

N

4
v

City of ‘\‘,r'
Pl

Ini?ir;?ser TC

Kelowna

DEVELOPMENT PLANNING

Generated Sep 25, 2024 02:05:41 -07:00

PID 007-900-708: .09 HA NOT AN AGRICULTURE LAND. THERE IS ONLY ONE
HOUSE, NO SPACE OF THE AGRICULTURE.

"No Agricultural Improvements"

RESIDENTIAL - ONE HOUSE 75.80 SQ.M.

Page 2 of 4
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Generated Sep 25, 2024 02:05:41 -07:00

Main Land Use Type Specific Activity
North Agricultural / Farm AGRICULTURE LAND
East Residential HOUSE
South Transportation / Utilities ROAD
West Residential HOUSE

6. Proposal

Proposed Lot Areas

# Type Size
1 Lot 0.045
2 Lot 0.045

What is the purpose of the proposal?

Why do you believe this parcel is
suitable for subdivision?

Does the proposal support agriculture
in the short or long term? Please
explain.

Proposal Map / Site Plan
Are you applying for subdivision

pursuant to the ALC Homesite
Severance Policy?

ATTACHMENT A

This forms part of application ATZIIN

# A24-0009 .
City of “‘,r'

Planner Kelowna

Initials DEVELOPMENT PLANNING

I am applying for two separate full-size houses.

There are several factors that need to be considered:- 1. Zoning
regulation: The parcel complies with local zoning regulations. Minimum
lot size, setback requirements, and surrounding properties.

2. Physical Characteristics: A rectangular or square-shaped parcel is
generally easier to subdivide into regular lots, whereas irregular shapes
might require creative solutions or variances. 3. Infrastructure: The
availability of utilities such as water, sewer, electricity, and roads plays a
crucial role. Subdivided lots should ideally have access to these utilities
without significant additional infrastructure costs. 4. Market Demand:
Understanding the market demand for smaller lots versus larger ones
in the area is important. This can influence the decision on how many
lots to create and their size.

Not Applicable.

Preliminary Design-426 Fitzpatrick.05152024.pdf

No

Page 3 of 4
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7. Optional Documents

Type Description File Name

ATTACHMENT __ A

This forms part of application 4“"\
# A24-0009 <

~<FT

N
Clty of “ 0,
it Kelowna

DEVELOPMENT PLANNING

Page 4 of 4
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PROPOSED TWO SINGLE DETACHED HOUSE

CURRENT ZONE A1
PROPOSED ZONE RU2

PROJECT DATA:

ADDRESS 426 FITZPATRICK RD, KELOWNA

LEGAL PLAN KAP20374 LOT 3, SECTION 35
TOWNSHIP 26

PID : 007-900-706

CURRENT ZONING: Al
PROPOSED ZONING:RU2

SETBACK 1.5 M

LOT SIZE: = 890.00 m? = 9579.88 ft°

PERMITTED 40%
WITH DRIVEWAY 70%

356.00 m? = 3831.95 #?
623.00 m* = 6705.91 f?

PROPOSED AREA (UNIT A¢B)

MAIN FLOOR = 708.32 1> (65.80 SQM.)
UPPER FLOOR =3190.9f? (296.44 5QM.)
SUITE = 1910.22 % (177.46 SQM.)
GARAGE AREA = 967.56f2 (89.868 SQM.)
TOTAL = 6777.00 ft2 (629.58 SQM)

LOT COVERAGE:

PRINCIPLE BUILDING (A¢B)
FRONT PORCH (A4B)
COVERED DECK (A¢B)
DRIVEWAY/WALKWAY (A$B)

3586.1 2 (333.15 SQM)
142.26 > (13.21 SQM.)
159,18 #° (14.78 SQM.)
1066.22 f2 (99.24 SQM.)

TOTAL (A ¢ B)

= 4955.76 ftZ (460.38 SQM.)

# A24-0009

ATTACHMENT B

This forms part of application

Planner
Initials

Kelowna

DEVELOPMENT PLANNING

SITE PLAN |_

426 FITZPATRICK RD. KELOWNA (BC)

I

RESIDENT - A

 ronen
SETBACK 6.0 M
[l [l

SETBACK 3.0 M

1o dn
86'-85

NOTES:

SETBACK 1.5 M

20240515 | & | RevisiON AREA

202403.04_| A | oP APPUCATION

RESIDENT - B

MARWAHA
DESIGN INC.

778-318-4874
creative.marwaha@gmail.com
www.marwahazdesigns.com

PPPPPPP

PROPOSED DUPLEX
426 FITZPATRICK RD.
KELOWNA, BC

chchchch

KAMALJEET SINGH SANDHER

nnnnn

cccccccc

sssss

SCALE: 1/16" = 1'-0"

[26.43]
FITZPATRICK RD

THE CONTRACTOR IS TO CONFIRM ALL MEASUREMENTS AND REPORT ANY
ERORS OR OMISSIONS BACK TO MARWAHA DESIGNS INC. BEFORE

SITE PLAN

COMMENCING WRK. MARWAHA DESIGNS INC WILL NOT BE LIABLE FOR ANY |
ERRORS OR OMISSIONS. ALL WORK IS TO BE DONE IN ACCORDANCE WITH
THE CURRENT PART 9 OF THE BCBC. LOADS NOT COVERED IN THE
BUILDING CODE WILL REQUIRE AN ENGINEER AND IS THE RESPONSIBILITY
OF THE CONTRACTOR TO SECURE. THIS PLAN IS EXCLUSIVE PROPERTY OF]|
MARWAHA DESIGNS INC. AND MAY NOT BE REPRODUCED WITH OUT

A-101 1 OF 2
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SCALE: 1/8" = 10"

MAIN FLOOR: 354.16 SQ.FT.
SUITE: 955.11 SQ.FT.
GARAGE: 483.78 SQ.FT.
TOTAL FLOOR AREA:  1793.05 SQ.FT.
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UPPER FLOOR PLAN (UNIT - A & B)

SCALE: 1/8" = 10"

TOTAL FLOOR AREA:

1595.45 SQ.FT.

s
55'-17

NOTES:

# A24-0009

ATTACHMENT B

This forms part of application

Planner

Initials |1 C

Cityof iz
Kelowna

DEVELOPMENT PLANNING

THE CONTRACTOR IS TO CONFIRM ALL MEASUREMENTS AND REPORT ANY
ERORS OR OMISSIONS BACK TO MARWAHA DESIGNS INC. BEFORE
COMMENCING WRK. MARWAHA DESIGNS INC WILL NOT BE LIABLE FOR ANY
ERRORS OR OMISSIONS. ALL WORK IS TO BE DONE IN ACCORDANCE WITH
THE CURRENT PART 9 OF THE BCBC. LOADS NOT COVERED IN THE
BUILDING CODE WILL REQUIRE AN ENGINEER AND IS THE RESPONSIBILITY
OF THE CONTRACTOR TO SECURE. THIS PLAN IS EXCLUSIVE PROPERTY OF|
MARWAHA DESIGNS INC. AND MAY NOT BE REPRODUCED WITH OUT
WRITTEN CONSENT,

2024-03-04 DP APPLICATION

MARWAHA
DESIGN INC.

778-318-4874
creative.marwaha@gmail.com
www.marwahazdesigns.com

PROJECT,

PROPOSED DUPLEX
426 FITZPATRICK RD.
KELOWNA, BC

CUENT:

KAMALJEET SINGH SANDHER

DRAWN:

CHECKED

SCALE:

JOB No.

DATE:

SHEETTITLE:

FLOOR PLANS

DRAWING NO.

A-102 1 OF 2
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CITY OF KELOWNA
MEMORANDUM

Date: August 9, 2024

File No.: A24-0009

To: Urban Planning (TC)

From: Development Engineering Branch (MH)

Subject: 426 Fitzpatrick Rd 2 Lot Subdivision

The Development Engineering Department has the following comments associated with this
application for a 2-lot subdivision. The following Works and Services will be required of this
development prior to final subdivision approval. The Development Engineering Technologist for this
file is Michael James-Davies (mjames-davies@kelowna.ca).

1.
a.
b.
c.
2.
a.
b.

GENERAL

The following comments and requirements are valid for a period of one (2) years from the
reference date of this memo, or until the application has been closed, whichever occurs first.
The City of Kelowna reserves the rights to modify some or all items in this memo if an
application for Building Permit is not made within this time.

This proposed development may require the installation or modification of centralized mail
delivery equipment. Please contact Arif Bhatia, Delivery Planning Officer, Canada Post
Corporation, 530 Gaston Avenue, Kelowna, BC, V1Y 2KO0, (250) 859-0198,
arif.bhatia@canadapost.ca to obtain further information and determine requirements.

All City Trees must be protected as per Bylaw 8042 Schedule C — Tree Barrier and
Installation Policy requirements. Removal of City Trees will require prior approval of the
City’s Urban Forestry Supervisor and may be subject to replacement, at a minimum two for
one ratio, and compensation payment as per the City of Kelowna Equitable Compensation as
defined in Section 8.2 of Bylaw 8042.

DOMESTIC WATER AND FIRE PROTECTION

The subject property is located within the Black Mountain Irrigation District (BMID) Water
Supply Area. The Developer’s Consulting Engineer will determine the servicing and fire
protection requirements of this proposed development. The Developer is required to make
satisfactory arrangements with BMID for all water servicing and fire protection requirements.

All fire flow calculations are to be provided to the City’s Development Engineering Department
upon submittal of Building Permit application or off-site civil engineering drawings, as the case
may be. Confirmation of adequate servicing and fire protection from BMID must be provided
to the City Engineer prior to issuance of Building Permit.

This forms part of application AL

# A24-0009 N

Initials

City of ‘i;;r

Planner Kelowﬂa

DEVELOPMENT PLANNING

ATTACHMENT ¢

il
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A24-00009 - 426 Fitzpatrick Rd Page 2 of 4

SANITARY SEWER SYSTEM

Our records indicate that this property is currently serviced with a 100 mm diameter sanitary
service off Fitzpatrick Rd. Only one service connection will be permitted per lot.

. The Developer’s Licensed Residential Builder or Plumbing Contractor will determine the
sanitary sewer servicing requirements of this development. If upgrades are determined to be
necessary to achieve adequate servicing, the Developer must complete any such upgrades
at their cost. At a minimum, one service per lot will be required. New service connections are
to be completed as per SS-S7 with an inspection chamber and Brooks Box. Any obsolete
services must be fully decommissioned at the main.

In this case, the Developer, can choose to either engage a Consulting Engineer and a
qualified Contractor to design and construct the service upgrades or they can choose to have
the works completed by City forces at the Developer’s expense. If the Developer chooses to
have the works completed by City forces, they will be required to sign a Third-Party Work
Order and pre-pay for the cost of the work. For estimate inquiries please contact the
Development Engineering Technician assigned to the file.

STORM DRAINAGE

The subject property is located within the City of Kelowna drainage service area. The City
Engineer may permit use of individual ground water disposal systems, where soils are
suitable. For on-site disposal of drainage water, a hydrogeotechnical report will be required
complete with a design for the disposal method (i.e. trench drain / rock pit). The Lot Grading
Plan must show the design and location of these systems for each lot.

The Developer must engage a Consulting Engineer to provide a combined Lot Grading Plan,
Stormwater Management Plan, and Erosion and Sediment Control Plan to meet the
requirements of Bylaw 7900. Indicate on the plan the building elevations, finished grade
slopes and elevations throughout the site, perimeter grades to match existing grades,
overland flow routes, onsite stormwater retention if required, and erosion and sediment
control measures.

ROADWAY AND STREETSCAPE

. Approximately 1 m road dedication along the entire frontage of Fitzpatrick Rd is required to
achieve a ROW width of 22 m in accordance with OCP Functional Road Classification
objectives and Bylaw 7900 Typical Road Sections.

Fitzpatrick Rd is classified in the 2040 OCP as a Suburban Minor Arterial and must be
upgraded to an urban XS-R65 standard along the full frontage of the subject property to
facilitate additional corridor density associated with this development. Required upgrades to
include sidewalk, curb and gutter, LED street lighting, landscaped and irrigated boulevard,
pavement removal and replacement and re-location or adjustment of utility appurtenances if
required to accommodate the upgrading construction.

Only utility upgrades must be completed at this time as the City wishes to defer the frontage
upgrades on Fitzpatrick Rd.

i. A cash payment in lieu of construction in the amount of 125% of the estimated
construction cost is required in accordance with Section 8.1.(b) of Bylaw 7900

ATTACHMENT
This forms part of application
#A24-0009

City

PI;
P [rc | Ke

EVELOPMENT PLANNING

C
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A24-00009 - 426 Fitzpatrick Rd Page 3 of 4

ii. The City Engineer’s estimated cost of construction for the roadway and laneway works is
outlined in the Costs, Fees, and Securities section of this memo.

POWER AND TELECOMMUNICATION SERVICES

. All proposed service connections are to be installed underground. 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. Utility companies are
required to obtain the City’s approval before commencing construction.

Provide all necessary Statutory Rights-of-Ways for any utility corridors as may be required.

GEOTECHNICAL STUDY

Provide a Geotechnical Report prepared by a Professional Engineer competent in the field of
geotechnical or hydrogeological engineering as applicable. The Geotechnical Report must be
submitted to the Development Services Department as part of the Building Permit
submission and prior to the City’s review of Engineering drawings. Geotechnical Report to
address, at a minimum, any of the applicable items below:

i. Site suitability for development;

ii. Area ground water characteristics, including any springs and overland surface drainage
courses traversing the property, as well as any monitoring required;

ii. Site soil characteristics (i.e., soil types and depths, fill areas, infiltration rate, unsuitable
soils such as organic material, etc);

iv. Any special requirements for construction of roads, utilities, and building structures;

v. Recommendations for items that should be included in a Restrictive Covenant;

vi. Recommendations for erosion and sedimentation controls for water and wind;

vii. Any items required in other sections of this memo;

viii. Recommendations for roof drains, perimeter drains, and septic tank effluent on the site;

ATTACHMENT ¢

# A24-0009 G

This forms part of application ;41' \b\
—_ -
City of "oz

PI
iy Kelowna

DEVELOPMENT PLN‘NIyG
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A24-0009 - 426 Fitzpatrick Rd

Page 4 of 4

8. CHARGES, FEES, AND SECURITIES

a. Cash-in-Lieu of Construction Payment:
Fitzpatrick Rd

84,226.07

TOTAL
b. Engineering and Inspection Fee:

3.5% of Construction Value
5% GST

Ah|P

84,226.07

2,105.65
105.28

TOTAL
c. Survey Monument Fee:

Survey Monument Fee for 2 lots at
$60.00 per lot

&

2,210.93

120.00

TOTAL

Y1 Hobbs

Melissa Hobbs, P.Eng., PMP
Development Engineer

MJD

&

120.00

ATTACHMENT

This forms part of application ﬂl‘"‘\\
4

# A24-0009

L4
City of #“

A
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i Kelowna

DEVELOPMENT PLANNING
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ATTACHMENT D
~ This forms part of application Proaacy
BRITISH # A24-0009 KN
COLUMBIA : N o
Cityof ‘\oizr
PI
October 20, 2023
File: 0280-30
Ref: 201422

Dear Local Government Planning Staff:

Ministry of Agriculture and Food (the Ministry) staff have noted that there has been a marked
increase in Agricultural Land Commission (ALC) subdivision applications over the past few years,
resulting in increased referral workload for local government, the Ministry and ALC staff.

A recent referral impact review project conducted by the Ministry, which reviewed 148 referrals
from 26 local governments over a six-month period, showed that 80 percent of ALC subdivision
applications were assessed by Ministry staff as “not beneficial to agriculture”; however, local
government councils and boards opted to send these applications to the ALC for decision in
nearly every instance. While local government decisions to forward these applications to the ALC
are inconsistent with Ministry staff input, 92 percent of ALC decisions are consistent with Ministry
staff's assessment (i.e., applications identified as not beneficial to agriculture are refused).

Given the similar input provided by Ministry staff on most subdivision applications, the limited
impact that Ministry referral responses have on local government decisions, and current staff
workload pressures, the Ministry will be discontinuing parcel-specific review of ALC subdivision
applications for a 12-month trial period. Instead, Ministry staff will focus on developing
alternative outreach and education mechanisms to support land use decisions that benefit
agriculture.

In the absence of a parcel-specific review, local government planning staff and decision makers
are encouraged to consider the following when reviewing ALC applications for subdivision on the
Agricultural Land Reserve (ALR).

e Subdivision in the ALR frequently results in each parcel having diminished agricultural
potential and an increase in land cost per hectare due to increased residential and
accessory structures. Smaller lots and increased residential structures can also increase
conflict between adjacent land uses.

e Ministry data, through Agricultural Land Use Inventories (ALUI), shows that smaller
agricultural lots are less likely to be farmed.

w2
Ministry of Corporate Policy Mailing Address: Web Address:
Agriculture and and Priorities PO Box 9120 Stn Prov Govt http://www.gov.bc.ca/agri/
Food Branch Victoria, BC V8W 9B4

Fax# 250 356-7279 16
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A 2022 Kwantlen Polytechnic University study exploring the impact of non-farm uses and
subdivision on agricultural land found that in regions of British Columbia (B.C.) reviewed,
“30 percent of all new parcels created as a result of subdivision ceased to have a farm
class status”, and “64 percent of all the parcels had their ownerships transferred within
three years after non-farm use and subdivision applications were approved. This
percentage becomes higher for subdivided parcels” (Summary Results, p.1-2).

To advance viable long-term agricultural opportunities on the ALR, Ministry staff
encourage ALR landowners to pursue alternative land access and tenure options, other
than subdivision, (such as the leasing of portions of the property) as part of a coordinated
succession plan. For more information on B.C.'s Land Matching Program, please visit the
Agrarians Foundation organization website.

The Ministry also provides resources to producers to support successful farm transition,
including support through the B.C. Agri-Business Planning Program, as well as succession
planning workshops and webinars to familiarize farmers with the steps and practices
required for a successful farm transition.

Ministry staff are available to discuss viable agricultural opportunities with the landowners
considering pursuing farming activities on ALR land. For more information or to contact
Ministry staff, please visit the Ministry AgriService BC webpage or email
AgriServiceBC@gov.bc.ca.

While the Ministry will not be providing a detailed review and response to this parcel-specific
referral, please feel free to reach out to Ministry staff with specific questions or for advice on this
referral or land use planning for agriculture in general.

Sincerely,

Arlene Anderson
Executive Director

Corporate Policy and Priorities Branch
Ministry of Agriculture and Food
Phone: (778) 698-5170

Email: Arlene.Anderson@gov.bc.ca

ATTACHMENT D

This forms part of application 4 \
# A24-0009 B

L )
City of "oz’
Kelowna

Ministry of
Agriculture and

Food

Corporate Policy
and Priorities
Branch

Web Address:
http://www.gov.bc.ca/agri/

Mailing Address:
PO Box 9120 Stn Prov Govt
Victoria, BC VBW 9B4

Fax # 250 356-7279
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Land Commission (ALC) for a two-|ot
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Project Details Kelowna

» The applicant is seeking approvals to allow for a two-lot
subdivision;

» The existing dwelling would have to be removed.

» If approved, additional applications would be required:

» A Rezoning Application from A1 — Agriculture to RU2 — Medium Lot
Housing

» An OCP Amendment from R-RES — Rural Residential to S-RES —
Suburban Residential

» A Farm Development Permit to establish the required landscape buffer
at the rear of the property.

» A Subdivision — PLR Application to allow for the subdivision
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OCP Objectives & Policies Kelowna

» Policy 8.4.1. Intensification of Rural Lands.

» Do not support urban uses on lands outside of the Permanent Growth
Boundary except for a permitted by the 2040 OCP Future Land Use
Designations in place as of initial adoption of the 2040 OCP Bylaw.

» Policy 8.4.2. Discourage Subdivision.

» Discourage further subdivision of properties outside of the Permanent Growth
Boundary (PGB).

» Policy 8.4.3. Housing in Agricultural Areas.

» Discourage additional residential development (both expansions and new
developments) in areas surrounded by ALR and non-ALR agricultural
lands. Secondary suites may be permitted in a permitted primary dwelling.
Carriage houses may be considered on Rural Residential lands where the
Eroperty is 1.0 hectares or greater and where proposal is consistent with the
arm Protection Guidelines outlined in Chapter 22: Farm Protection
Development Permit Area.
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» Request for AAC to provide a recommendation for
Council of either support or non-support.

» Following the meeting the application will be
forwarded to Council.
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COMMITTEE REPORT
City of

Kelowna

Date: October 10, 2024

To: Agricultural Advisory Committee
From: Development Planning Department
Address: 1629 KLO Road

File No.: A24-0012

Zone: A1 - Agriculture

1.0 Purpose

To consider an application to the Agricultural Land Commission (ALC) to allow a Soil and Fill Use
application for placement of 745 cubic meters of gravel fill for a retail nursery parking lot and a nursery
container production area.

2.0 Development Planning

The applicant is seeking a retroactive ALC approval via a Soil Fill Use application for placement of 745
cubic meters of gravel fill (30 cm depth) to accommodate for retail nursery parking, nursery greenhouse
container planting and pedestrian traffic. The gravel fill will allow for a clean, functional and free draining
area for customers and staff utilizing the site.

The subject property is 5.1 ha (12.8 acres) in size and is located on KLO Rd. The current nursery garden
centre is 1.4 ha in area, which includes greenhouses and outdoor irrigated growing beds. The area
includes a gravel parking lot and retail sales building as part of their operation. The farming operation
includes three properties (3350 Benvoulin Rd, 3400 Benvoulin Rd and 1629-1649 KLO Rd), which consists
of 7.1 ha of land. The active agriculture consists of 3.9 ha of alfalfa production and 2.0 ha of field grown
cut flowers.

The ALC has determined that Soil and Fill Use applications that are not expressly allowed under the
Agricultural Land Reserve Regulation may not proceed to the ALC for permit review unless authorized
by a resolution of the local government. There are several common reasons why the ALC will not accept
fill applications without first obtaining consent from local government, which are as follows:

e Applicants were initially caught placing fill without permits from the ALC.
e Thefill may not aid the farm/farming activity.

e Work s planned to extend beyond two years.

e A waterway may be fouled, obstructed, or impeded.

e The agricultural capability of the land may be degraded.
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e Fill placement has not been demonstrated as the only means available to address
implementation of standard agricultural best practices.

In this instance, the ALC will not accept this proposal directly, since the applicant placed fill without
having ALC approvals in place. Subsequently, the applicant has hired a professional agrologist to prepare
a plan to seek Council's authorization to forward this Soil and Fill Use application to the ALC for their
consideration. As a result, staff request the Agricultural Advisory Committee (AAC) provide a
recommendation for Council for either support or non-support of this Soil and Fill Use application
proposal.

3.0 Subject Property & Background
3.1 Site Context

The subject property is located in the South Pandosy — KLO City Sector near the intersection of Burtch
Road and KLO Road. The parcel is within the Agricultural Land Reserve with a Future Land Use
designation of Rural — Agricultural and Resource (R - AGR) and is zoned A1 — Agriculture. The surrounding
area is a mix of agricultural, commercial, and residential land uses.

Orientation Zoning ALR Land Use
A1-Agriculture Yes Agriculture

North , , _ ,
MF1 - Infill Housing No Residential

South A1 - Agriculture Yes Agriculture
RU1 - Large Lot Housing No Residential

East RR2 — Small Lot Rural Residential | No Residential
A1-Agriculture Yes Agriculture

West MF1 - Infill Housing No Residential
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3.2 Background

The subject property has been owned by Bylands Nursery, since August 2023. Prior to Bylands, the
property was used as a garden centre for over 10 years under the business name of Better Earth and
Garden and Tropicals.

Between October 2023 and March 2024, Bylands imported gravel to the site to enhance the container
nursery production area and provide parking for the retail nursery business. This type of fill required
authorization by the ALC, which did not occur, and resulted in an investigation by ALC Enforcement
Officers. On May 5, 2024, ALC Enforcement issued an order to Bylands to apply for a Soil and Fill Use
application or remove the unauthorized fill.

Currently, the majority of the parcel (3.7 ha) is used for soil-based agriculture (alfalfa and cut flowers).
The northern portion of the site (1.4 ha) has historically been used for nursery and greenhouse
production, retail sales and bulk sales of soil and other products. The site is able to support a wide range
of crops based on the Class 2 and 3 agricultural land capability ratings as per the attached agrology report.

The subject property had a previous non-farm use application (A15-0006) that was forwarded to the ALC
in 2015. The purpose of the original application was to bring the previous garden nursery business, Better
Earth Garden Centre, into compliance with the City’s bylaws and ALC regulations. The non-compliance
uses of the land included retail sales of non-farm products and the landscaping portion of the property.
In February 2016, the ALC issued a resolution to allow the non-farm use application for three-years and
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was nontransferable. A Temporary Use Permit Application (TUP16-0001) was approved by Council in July
2016 and was issued for a three-year period. This permit lapsed in 2019, with no opportunity to extend.
The sale of landscaping products has continued and remained following this date. Bylands is currently
working towards ALC and Zoning Bylaw conformance for their retail operation on the parcel.

Current Development Policies

4.1 Kelowna Official Community Plan (OCP)

Objective 8.1. Protect and preserve agricultural land and its capability

Policy 8.1.1. Retain the agricultural land base by supporting the ALR and by protecting
Protect agricultural lands from development. Ensure that the primary use of agricultural
Agricultural Land. | land is agriculture, regardless of parcel size.

The applicant proposes to operate the retail business in compliance with ALC
Regulations and the City of Kelowna Zoning Bylaw. The majority of the property is
being used for growing alfalfa and field grown flowers.

Policy 8.1.6. Non- | Restrict non-farm uses that do not directly benefit agriculture except where such
farm Uses. non-farm uses are otherwise consistent with the goals, objects, and other policies
of this OCP. Support non-farm use applications only where approved by the ALC
and where the proposed uses:
i.  Are consistent with the Zoning Bylaw and the 2040 OCP;

ii.  Provide significant benefits to local agriculture;

iii. Do notrequire the extension of municipal services;

iv.  Will not utilize productive agricultural lands;

v.  Will not preclude future use of lands for agriculture; and

vi.  Will not harm adjacent farm operations.

The applicant is currently working towards ALC and Zoning Bylaw conformance for
their retail operation on the parcel.

Report prepared by: Corey Davis, Development Engineering Technologist
Reviewed by: Dean Strachan, Development Planning Manager

Approved for Inclusion: Nola Kilmartin, Development Planning Department Manager
Attachments:

Attachment A — ALC Application File No: 101865
Attachment B — Site Plan
Attachment C — Agrologist Report
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ATTACHMENT A

This forms part of application 4}""\
# A24-0012 4

N
\
City of ‘\074

Kelowna
Provincial Agricultural Land Commission - Applicant Submission
Application ID: 101865
Application Type: Placement of Fill within the ALR
Status: Submitted to L/FNG
Name: Bylands Garden Center Ltd. et al.
Local/First Nation Government: City of Kelowna

1. Parcel(s) Under Application

Parcel #1

Parcel Type Fee Simple

Legal Description BLOCK 57 DISTRICT LOT 131 OSOYOOS DIVISION YALE DISTRICT PLAN 186 EXCEPT
PARCELS C AND D PLAN B1813 AND PLAN KAP78678

Approx. Map Area 4.95 ha

PID 012-637-858

Purchase Date Jun 23, 2020

Farm Classification Yes

Civic Address 1629 KLO Road Kelowna BC

Certificate Of Title STC - Western Global - 012-637-858 (1).pdf

Land Owner(s) Organization Phone Email Corporate

Summary

Maria Byland Bylands Garden Center 2508706635 maria@bylands.c corporate

Ltd. om summary -

Bylands Garden
Center Ltd (1).pdf

Page 1 of 5
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Sassan Filsoof

Western Global

2505405911

Enterprises

2. Other Owned Parcels

Do any of the land owners added
previously own or lease other
parcels that might inform this
application process?

3. Primary Contact
Type

First Name

Last Name

Organization (If Applicable)
Phone

Email

4. Government

Local or First Nation Government:

5. Land Use

No

Third-Party Agent

Bruce

McTavish

McTavish Resource and Management
6042402481

bruce@mctavishconsultants.ca

City of Kelowna

Land Use of Parcel(s) under Application

Describe all agriculture that
currently takes place on the
parcel(s).

Generated Sep 27, 2024 11:10:22 -07:00

sfilsoof@gmail.co corporate

m summary -
Western Global
Enterprises
(1).pdf

Nursery, greenhouse, forage, tree farm, cut flower farm and retail nursery

centre

#A24-0012

ATTACHMENT

This forms part of application

A

{4 )]

Planner
Initials

CD

City of ‘\07'
Kelowna

DEVELOPMENT PLANNING

Page 2 of 5
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Describe all agricultural
improvements made to the
parcel(s).

Describe all other uses that
currently take place on the
parcel(s).

Land Use of Adjacent Parcels

North
East
South

West

6. Proposal

Has the ALC previously received an
application or Notice of Intent for
this proposal?

Application or NOI ID

What is the purpose of the
proposal?

Placement of Fill Project Duration

Generated Sep 27, 2024 11:10:22 -07:00

Greenhouse structures, gravel all weather roads, gravel parking area and

cross fencing

small residence

Main Land Use Type
Residential
Residential
Agricultural / Farm

Residential

Yes

NOI ID: 101449

Specific Activity

Townhouses and 1 home with unused pasture
Single Family

Pasture

Single Family

Placement of fill for container nursery over wintering and seasonal parking
for retail nursery outlet. Bylands nursery required a well drained site for
container production and seasonal parking for the retail nursery. Note that

the gravel has been placed.

Fill Already Placed

ATTACHMENT A
This forms part of application gf"‘kb
# A24-0012 .
City of "oz’
o Kelowna
Page 3 of 5
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Volume
Area
Maximum Depth

Average Depth

Volume
Area
Maximum Depth

Average Depth

Describe the type of soil proposed
to be removed.

What alternative measures have
you considered or attempted
before proposing to place fill?

What steps will be taken to reduce
impacts to surrounding
agricultural land?

Proposal Map / Site Plan

Cross Sections

Reclamation Plan

Fill to be Placed

om?

om?

Om

Om

Fill already Placed

745 m?

2485 m?

0.4m

0.3m

Generated Sep 27, 2024 11:10:22 -07:00

Clean crushed gravel from local Kelowna gravel supplier.

The area of fill placement has historically been subject to flooding and had
been previously disturbed by previous landowners. The increase in

elevation with crush gravel is needed for container growing and for
seasonal parking.

Buffer area between the gravel fill area and crop production areas to the
south are already in place. KLO road is adjacent to the fill area to the north
and the garden center is located to the west.

Site overview (1).pdf

Bylands fill area .png

MRMC_BLN-02_Agrologist_Report_A.1 jm (1).pdf

ATTACHMENT A

This forms part of application
# A24-0012

Planner
Initials
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¢ )
City of "\azr”
Kelowna

DEVELOPMENT PLANNING

Page 4 of 5
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7. Optional Documents

Type Description File Name

ATTACHMENT A
This forms part of application 4}«'»\}
# A24-0012 :; }3
mee’ [CD Kelowna

DEVELOPMENT PLANNING

Page 50f 5
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A METAVISH

LEGEND

O Site boundaries
® Soil pits
® Test pits
@ Observation points
BC Agricultural Capability Mapping
Site land uses
Garden centre
Forage field
Tree nursery
ATTACHMENT

This forms part of application

[
City of &
Kelowna

DEVELOPMENT PLANNING

Scale: 1:2000
Spatial Reference: NAD83 / BC Albers

Project ID: BLN-02

Project Description: Bylands Garden Centre
Created By: F.L.

Date: 2024-06-12

Site Overview
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MCTAVISH

RESOURCE & MANAGEMENT
CONSULTANTS LTD.

Agrologist Report 1629 KLO Road
Kelowna, BC

Prepared for: Bylands Nursery Ltd.

REV 0.4
June 2024
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Document Details

Document title

McTavish Agricultural Capability Report 1629 K.L.O Road Kelowna, BC

Document subtitle

Prepared for: Bylands Nurseries

Date June 2024
Version 04
Document History
Version Date Author Comments
0.1 29 May 2024 Franco Lopez Initial draft
Campomanes
0.2 29 June 2024 Trish Hanuszak Draft 2
0.3 30 June 2024 Trish Hanuszak Issue for Review (Internal)
0.4 01 July 2024 Bruce McTavish Reviewed
A1 01 July 2024 Trish Hanuszak Issued for Client Review
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MCTAVISH AGRICULTURAL CAPABILITY REPORT 1629 K.L.O ROAD
KELOWNA, BC
Prepared for: Bylands Nurseries
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1. INTRODUCTION

McTavish Resource & Management Consultants Ltd. (McTavish) was retained by Bylands (the “Client”) to
conduct an agricultural assessment of 1629 KLO Road, Kelowna, BC (the “Site”). The purpose of the
assessment was collect information on the existing conditions of the Site to provide supporting information
for a notice of intent (NOI) to the Agricultural Land Commission (ALC) for the importation of gravel on to the
Site.

The Client imported gravel on to the Site between November 2023 and March 2024 to support the
expansion of the container nursery winter plant storage, improve the ftrafficability around the farm
buildings and to provide an all-season parking area for the plant retail nursery business operating on
1.4 hectares of the 7.28-hectare Site (Figure 1, Figure 2, and Figure 3) .

The Client has received a notice from the local municipal bylaw office in Kelowna, BC, indicating that they
are in violation of Section 20.3(c) of the Agricultural Land Commission Act by not applying via the NOI
process for fill prior to importing the gravel. The Client has enlisted the professional support of McTavish to
evaluate the extent and purpose of the imported gravel, conduct an agricultural capability assessment of
the Site, and to provide support for the NOI process. The Client is seeking to be in compliance with the
local municipal bylaw and the ALC regulations.

In 2023 Bylands applied for a non-farm use via the ALC portal for permission to sell soil and bulk products.
No decision has been received on this application and it is McTavish’s understanding that the City of
Kelowna is planning to review the NOI for fill (gravel) and the application for the non-farm use at the same
time. The previous retail nursery operators (Better Earth Garden Centre) had a temporary non-farm use for
this area for a 3-year period based on an ALC decision of February 24, 2016 (ALC File 54508).

The McTavish project for Bylands involved a desktop review to provide context to historic and on-going
land use, review of communications between the Client and the ALC and local bylaw office, a field
assessment, and collection of soil samples and photographic images.

This report summarizes the methodology, desktop and field assessments, proposed land use, laboratory
analysis, agricultural capability revisions, crop suitability comments, gravel depth, extent, and gravel volume
placed by the Client.

Figure 1. Aerial image captured June 2024 facing northeast of gravel parking area and all-season roads
for farm vehicles.
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Figure 2. Aerial image captured June 2024 facing north of gravel installed on top of previous parking area
and landscaping fabric to support container nursery production and winter plant storage.

.

Figure 3. Aerial imae captured June 2024 of the 1.4-hectare plant retail nursery operating on the 7.28-

hectare Site.

ATTACHMENT ¢
This forms part of application Pro=cy
#A24-0012 4 )
City of ‘ih}
[ e Kelowna | Page 2



TCaswell
Attachment_1


1.1 Site Overview

The Site is located within the BC Agricultural Land Reserve (ALR) and is therefore subject to the Agricultural
Land Commission Act (2002) and its associated regulations. The specific characteristics of the Site are
described in Table 1-1. An overview map of the Site and surrounding areas is provided in Appendix I.

Table 1-1. Site characteristics and associated land use

Address PID Zoning Current Land Use Area (ha)
1629 & 1649 KLO Rd 012-637-858; | A1 — Agricultural | Nursery and greenhouse
Kelowna, BC 012-637-874: production 14
012-637-882
Alfalfa hay production 3.6
Outdoor cut flower production 2.0
Total Area 7.28

1.2

Bylands Nurseries KLO Location Overview

1.2.1 Location Rationale

The following business location rationale was provided by the Client:

Bylands is one of the largest wholesale nurseries in Western Canada with a total production
area of ~ 450 acres, 143 employees and revenue of $27 million per year. The nursery produces
ornamental plants that are sold across Canada and the United States. Bylands also has a
retail outlet in West Kelowna that has been in existence since the early 1950’s. Bylands
expanded to the Kelowna nursery and greenhouse facility at KLO to grow and sell farm
products to the local community. For years, Kelowna customers have been asking Bylands to
expand to Kelowna to reduce travel to the West Kelowna location which often involves heavy
and restricting traffic over the Okanagan Lake Bridge. Opening a retail location in Kelowna
also allows more of Bylands-grown products to remain in the Okanagan, versus being shipped
to Alberta and beyond.

Byland expansion to Kelowna with a new nursery and retail location allows for the local
community in Kelowna to have greater access to locally grown trees, shrubs, flowers, fruit and
vegetable plants to support their own gardening needs. Prior to this location opening
consumers had few sources to purchase locally grown plants in Kelowna’s urban center.

1.2.2 Products and Services

The intent of the KLO locations was initially for Bylands to sell 100% of their own nursery and greenhouse
products on Site. However, a business analysis conducted by the Client indicated that the local consumers
were interested in enhancement products for their backyard gardening and food production needs, this
includes the ability to purchase soil/compost for their gardens. Bylands applied in 2023 for a non-farm use

for selling soil and bulk supplies from this Site.
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Bylands is also supplying landscape contractors with plants which will be sold wholesale (discounted from
the retail value). This is not considered retail sales and it is a normal farm practice for wholesale nursery
and greenhouse growers to sell their products wholesale from their production operations.

1.2.2.1 Farm Production and Sales Summary

e All plant materials on Site are 100% grown by Bylands wholesale operation, imported and grown
on by Bylands Nursery or grown directly at the retail outlet.

e 100% of bulk materials sold on Site including compost, soil, wood mulch, etc., are locally sourced
from Kelowna, West Kelowna, or Penticton,

e Less than 15% of the products sold on Site are gardening supplies including fertilizers, seeds,
containers, etc.,

o farm products (cut flowers) produced on the 2-hectare outdoor cut flower farm (operated by Casa
Verde) will be sold on Site from the Bylands farm outlet garden center and wholesale to larger
commercial buyers, and

o alfalfa produced on the 3.6-hectare fields will be sold from the property to local cattle producers.

1.2.3 Site History

Prior to Bylands securing the 1629 KLO Road location in Kelowna in August 2023, the land and buildings
on Site were previously used as a garden center for 10 + years under the business Better Earth Garden &
Tropicals. The business sold bulk soil, compost, landscaping rocks, indoor and outdoor plants, hanging
baskets, trees, shrubs and other perennials. The bulk materials yard was originally located on the west side
of the property and in 2013 was moved to the east side of the property adjacent to KLO road. This move
facilitated more greenhouse container production and storage buildings on the west side of the property to
be build and for the bulk yard to be expanded. Customer parking was located on the northwest corner
adjacent to the KLO road for the lifetime of the business.

1.2.4 Changes to the Site by Bylands

Bylands secured the Site in August 2023. Between October 2023 and March 2024 Bylands imported gravel
on to the Site and enhanced the container production and retail space expanding the area from 0.17
hectares in size to 0.4 hectares in size. Bylands converted the old parking area to a container production
and container plant sales area and moved the parking area to the former bulk materials yard located on the
east side of the Site. Bylands removed up to 20 cm of surface soil material from the bulk area and stockpiled
it on the eastern property boundary and spread gravel for a level well draining parking area. The bulk yard
was moved and placed behind the parking area (Figure 4).

The newly graveled area has two purposes. During the retail outlet operation (March to October) it is used
for customer parking. From November to the beginning of March this area is used for wholesale nursery
production. The primary use in these months is to provide additional space for the overwintering of hardy
plants such as Junipers that are being produced at multiple other Bylands wholesale nursery locations. The
area directly behind the soil bulk bins (Figure 5) will be converted into pot in pot nursery production in 2025.
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Figure 4. Aerial imagery captured June 202 facing south towards bulk materials area and alfalfa fields.

1.2.5 Site Disturbance Summary

The changes made to the Site by Bylands did not change the original disturbance footprint of the former
garden center operating at that location for 10+ years. Changes to the Site are primarily from spreading
gravel to provide a surface for higher trafficability for farm vehicles, seasonal parking area for customers,
and a well draining surface for both container production and garden center outdoor potted containers.

2. METHODOLOGY
To evaluate the extent and purpose of the imported gravel, determine agricultural capability and document
the existing conditions on the Site, McTavish conducted both field and desktop assessments, including the:
e review of elevations, topography, and drainage from available mapping;
e review of historical land uses;
e review of published soils and agricultural capability;
e review of surrounding land use and agricultural activities;
e determination of the soil types/series and depths present on the Site through a detailed soil survey;
e collection of aggregate soil samples for chemical and physical analysis; and
e gathering of information related to farming practices and nursery operations and sales.
The Project field sampling and interpretation adhered to BC Agricultural Land Commission (ALC) Criteria
for Agricultural Capability Assessments Policy P-10 (BC ALC 2024).
21 Desktop Assessment

The following available information sources were reviewed to characterize existing conditions and to assess
agricultural capability of the Site:
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Aerial imagery (Google Earth 2024; City of Kelowna 2024) — displays land use changes over time
including urban development, changes in rural land use, and disturbances to parcels including
addition of buildings, and soil disturbances.

British Columbia Biogeoclimatic Ecosystem Classification (BEC) Zones (BC MOF 2023) — provides
information on vegetation, topography, soils, moisture, and temperature, and classifies areas into
ecoregions that share a broadly homogenous macroclimate.

BC Soil Information Finder Tool (SIFT) (Province of BC 2018) — provides information on mapped
soils, including soil classification, soil type (i.e., organic, mineral), parent material, land formations,
slope, and soil profile. SIFT data is based on detailed soil surveys that occurred in the 1950s to
1970s. As land use has changed significantly since these reports were published, many soils have
been modified and no longer belong to their original groups. A summary of soils present on the Site
is provided in Appendix II.

Agricultural Capability Mapping and Classifications (Province of BC 2018) — provides information
on the capability of land for a range of soil bound agricultural purposes. The classification system
rates land on its capability as well as providing an indication of the management constraints. Under
the system, land is ranked as Class 1 to 7, where Class 1 is best suited for agriculture and Class 7
is non-arable (Kenk and Cotic 1983). For organic soils (not including peaty phases of mineral soils),
the land capability classes are designated as Class O1 to O7. Various subclasses describe the
factors that limit agriculture. Detailed descriptions of agricultural capability classes and subclasses
present on the Site are provided in Appendix II.

Climate and moisture data (Government of Canada 2022) — used in a version of the Priestly-Taylor
equation to calculate potential evapotranspiration (PET) on the Site. PET indicates the potential for
precipitation and weather conditions to limit agricultural capability and is used to determine the
Climate Moisture Deficit (CMD) and the Soil Moisture Deficiency (SMD). The analysis followed the
methods described in Land Capability Classification for Agriculture in British Columbia (Kenk and
Cotic 1983).

Client correspondence for land use and Site history
Review of drone pictures of the Site provided by the Client

Review of ALC and local municipal bylaw communications with the Client

The desktop review provided guidance for the placement of the detailed soil pit investigation sites that
would allow for pits to be installed based on mapped soil polygons and Site history rather than placement
driven by property boundaries alone.

2.2

Field Assessment

The field assessment was conducted on June 42024, by Justin McTavish, PAg and Trish Hanuszak, PAg.

The assessment comprised of:

X

Recording observations of conditions on the Site that may promote or limit agriculture (e.g., existing
farm infrastructure, environmental conditions, drainage, topography, debris content). Topography
was assessed based on the definitions provided by Luttmerding (1981).

Conducting a detailed soil survey following the requirements of the ALC Policy P-10 (BC ALC
2017). ALC Policy P-10 requires that the soil survey meet the Survey Intensity Level 1 (SIL1), as
outlined in the Soil Inventory Methods for British Columbia (Resources Inventory Committee, 1995).
SIL1 requires one detailed soil pit per 1 to 5 ha.
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e Evaluating extent and use of imported gravel

A total of 4 detailed soil pits were installed across the Site on the active agricultural parcels and 4 test holes
were installed in the gravel parking lot to determine gravel depth, volume and soils below. The detailed soil
pits ensured assessment of the mapped soil polygon that occur on the Site. Each soil pit was hand dug to
the C horizon, or until shovel refusal. The detailed soil survey included the documentation of soil
characteristics based on Soils lllustrated — Field Descriptions, 1st Edition (Watson 2007).

2.3 Soil Laboratory analysis

Soil samples were collected from the topsoil (A) and subsurface (B) horizons of each soil pit during the field
assessment. When pits had similar soil characteristics and land management practices, the individual
samples were bulked into a single composite sample comprising soil from the same horizon (i.e., A or B)
from up to four pits. Pits that did not share similar characteristics were sampled individually.

Soil samples were analyzed to determine soil physical and chemical properties that may promote or limit
agriculture. The samples were analyzed at Element Materials Testing Laboratory accredited by the
Standards Council of Canada (SCC) to ISO17025.

Topsoil samples were analyzed to determine particle-size analysis (PSA), soil macro’- and micro?- nutrient
content, pH, electrical conductivity (EC), base saturation (BS), organic matter (OM) content, and cation
exchange capacity (CEC). Subsurface soil samples were analyzed to determine particle-size analysis
(PSA), soil nitrogen (N), soil sulfur (S), pH, and electrical conductivity (EC).

" Plant macronutrients are essential nutrients required in relatively large amounts and include nitrogen (N), potassium (K), calcium
(Ca), Magnesium (Mg), phosphorus (P), and sulfur (S).

2 Plant micronutrients are essential nutrients used in smaller amounts (when compared to macronutrients) and include chlorine (Cl),
iron (Fe), boron (B), manganese (Mn), zinc (Zn), copper (Cu), molybdenum (Mo), and nickel (Ni). However, Mo and Ni were
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3. DESKTOP ASSESSMENT RESULTS

The following provides the results of the desktop assessment.

3.1 Site Location and Historical Use

Located in south Kelowna, approximately 2.5 km west of the north of the Okanagan Lake, the Site is
bordered by KLO Road to the north, residential properties to the east and west, and a tree nursery to the
south (Appendix I). The Site has farm roads connecting all parcels with three roads access/egress points:
KLO road, Benvoulin Road, and St Amand Road. The Site has a surface drainage channel that runs along
Benvoulin Road.

Adjacent land use to the Site includes agricultural properties to the north and south ranging in size from 1.3
to 2.5 ha and residential properties to the east and west. The agricultural production in the surrounding area
is predominantly forage/hay and tree nurseries.

Available satellite imagery from Google Earth and Kelowna City mapping for the period between 2000 —
2024 was retrieved to assess historic lands use. Historic satellite imagery indicates that most of the Site
has been in agricultural production (i.e., forage and tree production) since at least 2000. Satellite imagery
between 2000-2009 indicate that most of the Site was under tree production with exception of the north of
the Site which had store buildings and outdoor storage facilities encompassing approximately 0.3 ha.
Imagery between 2009-2013 indicates the expansion of a garden centre area from approximately 0.3 to 1.3
ha which included the removal and relocation of topsoil to the southern field and the addition of fill material
on all garden centre areas. Imagery from 2013-2017 indicates the transition from tree to forage production
across most of the Site which included land regrading after the removal of fill and addition of topsoil as
noted in the ALC Resolution #67/2015 (ALC File 54508).

3.2 Climate

Biogeoclimatic Ecosystem Classification (BEC) mapping provides an indication of the overall anticipated
moisture and temperature conditions. The Site is within the Ponderosa Pine, Very Dry Hot (PPhx1) BEC
zone (MOF 2023). This BEC zone extends along elevations ranging between 400-1000 meters in the
Okanagan and Similkameen valley bottoms. The PPhx1 zone is characterized by very dry conditions with
mild winters, hot springs and summers, and very hot autumns (Ryan et al. 2022).

The Site is located approximately 2.2 km southeast of the Kelowna PC Burnetts Nursery Climate station
(Climate ID 1123992). Climate Normals from 1981 to 2003 for this station indicate that that the climate of
the Site is characteristic of the PPhx1 BEC zone (Government of Canada 2022). The station data indicates
mean daily temperature in December of -1.1°C and mean daily temperature in August of 20.4°C. The mean
annual precipitation is 344.5 mm, including a mean annual snowfall of 63.5 cm. There were on average
(and with 90% probability) 187 frost-free days per year with the first fall frost falling on average on October
24, and the last spring frost on April 15. There were on average 2261.4 growing degree days above 5°C
and 1236.3 growing degree days above 10°C.

A climatic moisture deficit exists for the study area. Modeled estimates of potential evapotranspiration (PET)
indicate that the Site is characterized by a soil moisture deficit from March to October when the mean
monthly precipitation is less than the estimated PET (Government of Canada 2022; Kenk and Cotic 1983).
According to the Climatic Capability Classification for Agriculture in British Columbia (BC MOE 1981), the
Site has a Climate Capability Class of 7A due to the presence of a climatic moisture deficit (CMD) of 534
mm and a soil moisture deficit (SMD) of 429-474 mm in the upper 50 cm of soil during the growing season.
The 7A classification indicates that the site is climatically limited by a moisture deficit that can be improved
to Class 1 (no limitations) by installing irrigation.
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3.3 Published Soil Series

One soil polygon from two soil series is documented to occur on the Site (Table 3.3-1; Province of BC
2018). The soil series on the Site occur in a complex (i.e., multiple soil series per polygon) consisting of
mineral soils developed from fluvial deposits (Wittneben 1986).

Descriptions of the mapped soil series are provided in Appendix Il. An overview map indicating the
published soil series is provided in Appendix Ill.

Table 3.3-1. Summary of Published Soil Series Polygons on the Site.

Soil Mapped Soil Soil Series 1 % Mapped Soil Soil Series 2 % Area
Series Series 1 Classification Series 2 Classification (ha)
Polygon
1 Guisachan Orthic Humic 70 Tanaka Rego Humic 30 | 7.32
Gleysol Gleysol

Note: Soil mapping data is from BC SIFT (Province of BC 2018).

3.4 Published Agricultural Capability

One agricultural capability polygon with two capability subclasses is documented to occur on the Site (Table
3.4-1; Province of BC 2018). The published unimproved agricultural capability of the Site ranges from Class
4 to Class 5 with the limitations due to excess water within the soil profile (W). The published improved
rating ranges from Class 2 to Class 3 with limitations due to excess water (W) and fertility (F).

Detailed descriptions of all agricultural capability subclasses are provided in Appendix Il. An overview map
delineating the published agricultural capability polygons that occur across the Site is provided in Appendix
L.

Table 3.4-1. Summary of Published Agricultural Capability Polygons on the Site.

Ag. Cap. Mapped Soil Slope Class Mapped Improvable Area
Polygon Series Agricultural Agricultural (ha)
Capability Capability
1 Guisachan (70%) / Nearly level to very gently AW 2w 732
Tanaka (30%) sloping (aB) 35W 33WF )

Note: Superscript numbers represent proportion of polygon out of 10. Published ratings are from BC SIFT (Province
of BC 2018).

3.5 Topography

Available topographic mapping indicates that topography on the Site varies from 349 — 352 m above sea
level (masl; Google Earth, 2024). The highest point on the Site is in southwestern side adjacent to a low
depression in the alfalfa fields. In general, the topography is nearly level with an elevation of 351 masl and
only minor i.e., <1 or 2 m changes across the Site.
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4, FIELD ASSESSMENT RESULTS

4.1 Site Observations

The Site assessment verified the importation of gravel as observed on recent Google Earth Imagery and
drone pictures, the new access/egress location for the plant nursery on the east side of the buildings, and
the expansion of the container nursery/retail plant sale area of the Site as described in the desktop review.
The Site is divided into 3 land use sections with cross fencing running east-west. The section closest to
KLO Road (Section 1) consisted of the container nursery (retail and production), bulk materials yard, garden
outlet retail center, a residential dwelling, storage building, and a section of alfalfa production. The middle
section (Section 2) was entirely alfalfa production, and the southern section (Section 3) is a flower farm
(Figure 5).

Flower farm

Alfalfa

Area to be converted to
pot in pot production

. i

; ﬁh&""bm *

AL

Figure 5 Aerial imagery captured June 204 facing south towards alfalfa fields and fower farm on the
Site.

4.1.1 Section 1 Observations — Container Nursery and Retail Nursery Store

The onsite observations of gravel extent and recent land use aligned with the desktop assessment and
communications with the Client. A vegetated soil stockpile was observed along the northeast boundary and
after communication with the Client it was determined that the stockpile was surface material / soil salvaged
from the parking area prior to the gravel being placed. The Client was under the impression that the 20 cm
depth of soil they removed was the topsoil for that area. The four investigation pits installed in a north-south
transect across the gravel parking lot indicated that 20-30 cm of topsail still remains underneath the gravel
(Figure 6). The gravel was deepest close to the road (~30 cm) and tapered in depth towards to south where
the bulk materials yard is located. The Client representative onsite indicated the gravel was placed in that
manner to level out the parking area.
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Gravel placed around the greenhouses and storage building was generally placed on pre-existing
landscape fabric and asphalt near the original parking lot entrance. The imported gravel in these areas is
being used to improve the trafficability of the surface for farm equipment, retail nursery foot traffic, and to
improve drainage on the Site for container nursery section of the operation.

A detailed soil pit installed in the alfalfa field behind the equipment storage shed and bulk materials yard s
indicated a recent land use as a horse barn. This assumption was confirmed with Google Earth Imagery
dated April 2022.

Figure 6. Depth of crush gravel present on one portion of the gravel parking area

4.1.2 Section 2 Observations — Alfalfa Field

This section of the Site is in alfalfa production with a fence on the north side of the. Irrigation valves were
observed near the center of the section along the fence line. The surface of the soil indicated a recent (this
year) application of composted manure (chicken). Three detailed soil pits were installed in this section. The
operator of the flower farm indicated an area near the western parcel boundary to investigate as they
mentioned the soil was an anomaly. Upon inspection McTavish observed imported coarse fragments and
imported soil which indicate that stockpile had been previously placed there. (Figure 7). This area was
identified by the ALC decision for a temporary non-farm use in 2016. The ALC noted that “The Agent
removed 1944 m3 of material left on the properties by previous tenants. They are currently rehabilitating
the land to return it to growing alfalfa”®. Google Earth Imagery for the Site dated May 2012 indicates use
as a stockpile area for bulk materials. A stockpile of mixed debris (coarse fragments, soil and garbage)
remains on the southeast corner of this section.
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Figure 7. Imported coarse fragments observed in a previously identified disturbance area near the center
of the Site.

4.1.3 Section 3 Observations - Flower Farm

This section of the Site was not fully investigated due to different operators and operations for the Site. The
flower farm was in full production at the time of the visit and no soil pits were installed.

Site photographs from the field assessment are provided in Appendix IV.

4.2 Imported Gravel Observations

Gravel was imported in two locations within Section 1. The areas within the retail plant nursery and
greenhouses and the area used for seasonal parking and winter container plant production. The gravel
placed in the area within the retail and production facility was placed on top of existing gravel, asphalt, and
landscaping fabric. McTavish believes the volume placed in these areas is within the allowable limit for
maintaining an existing farm road, based on the total annual volume being equal or less than the ratio of
50m? to 100m of existing road length.

Based on client communication and review of historical imagery, the area where gravel has been deposited
in the current parking area was historically disturbed before the property was leased by Bylands. Evidence
of disturbance is visible on satellite imagery starting in 2013 where soil piles and soil storage bins were
under construction. From 2013 onwards, the area appears to be heavily trafficked likely by previous garden
center equipment and vehicle traffic. The area where crushed gravel was deposited by Bylands (between
November 2023 and March 2024) encompasses the previous disturbed footprint and was field verified by
McTavish GPS to be approximately 2485m?2(0.61 acres). Based on an average depth of 30cm, the total
estimated amount of gravel deposited in this area is approximately 745m3.

4.3 Soil Observations

The detailed soil survey comprised the excavation of 4 detailed soil pits across the agriculturally active
areas of the Site and 1 detailed soil pit installed in the gravel parking area (see Appendix Il for soil pit
locations). No detailed soil pits were installed on the active cut flower farm section of the Site. Four
additional investigation holes were installed in the gravel areas to determine presence and type of soil
underneath the gravel and the depth and extent of gravel present. Based on the results of the detailed soil
survey the soil pits indicated consistency with the soil complexes mapped across the Site. Each soil pit
varied slightly from the last working south on the property. The soil pits generally showed characteristics of

ATTACHMENT __ ¢

This forms part of application éfx\Q

M e Cityofﬁ;« ,: Page 12
il

it Kelowna

sssssssssssssss



TCaswell
Attachment_1


both the Guisachan and Tanaka series within the soil profile. Soil pits in closer proximity to one another had
more overlap in characteristics compared to soil pits installed further apart.

Soil pit 1 was installed in the gravel parking area on the north side of the Site. The soil surface was present
under 40 cm of crush gravel in this location and the pit indicated a 25 cm mineral topsoil (Ap) was present
below the gravel followed by a modified subsoil (Bm). Both horizons had a silty loam texture, were free of
coarse fragments, rapidly draining, and had a fine to medium subangular blocky structure.

Soil pit 2 and soil pit 3 were similar exhibiting features of both the disturbed by agriculture versions of the
Guisachan and Tanaka soil series. Both soil pits had an Ap horizon deeper than the general mapped soil
descriptions indicating deeper tillage and cultivation practices occurring on the Site. Soil pits 2 and 3 were
closer to the described Guisachan series with gleying present at 45+ cm in both soil pits. The surface
material present at Soil pit 2 indicated former use of the area for a horse stall due to the aged manure and
bedding present. Both soil pits had soil horizons ranging from silty loam at the surface to sandy loam to
sand with depth, both free of coarse fragments, imperfectly drained, fine to medium subangular blocky, and
had mottles that were coarse, few and distinct present at depths around 45 cm.

Soil pits 4 and 5 were similar to soil pits 2 and 3 in the following characteristics: each had a deep Ap horizon
(~30 cm) and were imperfectly drained. Apart from those similarities, the soil textures present in soil pit 4
and 5 differed from the previous soil textures observed. The Ap horizon was consistently identified in field
as a silt loam (0-50 cm depth), followed by a sandy loam for the Bm horizon (50-80 cm depth) and a silty
clay loam for the Cg horizon (80-90+ cm depth).

Due to mottling and gleying present in the upper 50 cm of pit 2 and 3 and slight gleying observed in the
upper 50-80 cm of pit 4 and 5 and the texture classes present across the Site, the drainage class was
determined to be imperfect to poor across the study area. At the time of the field assessment, the water
table was not present within the soil profile.

Detailed soil descriptions representative of the soil pits excavated on the Site are provided in Appendix V.

4.4 Laboratory Results

Soil nutrient analysis results of the topsoil samples indicated optimum to excess levels for most
macronutrients apart from nitrogen in the form of nitrate which was observed to be deficient in the composite
sampled collected. These results are fairly consisted with what would be expected early in the growing
season prior to crop uptake though the higher values indicate nutrient applications may be exceeding crop
requirements. Low levels of nitrate in the laboratory results could indicate the primary form of nitrogen
present in the soils is ammonium at the time of sampling. Mean subsoil macronutrient values ranged from
deficient in nitrate to optimal for sulfate.

Organic matter content (%) in the topsoil was 2.2% and the pH present at both depths ranged from 8.2 -
8.6 indicating an alkaline soil that may limit some nutrient availability for certain macronutrients.

All samples measured electrical conductivities of <1 dS/m indicating no salinity issues.

A summary of laboratory results is provided in Table 4.4-1. Full laboratory results are provided in
Appendix VI.
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Table 4.4-1. Nutrient Test results of Soils on the Site.

Sample pH EC Total Available
OoM
N P K S
dS/m % ppm ppm ppm ppm
Aggregate topsoil of Pit 2-5 (0-30cm) | 8.2 0.48M 2.2A AL 110YH | 989VH | SSH
Aggregate subsoil of Pit 2-5 8.6 0.45M - AL - - 1751

Note: Values are ranked according to general crop requirements: VL = Very Low, L = Low, M = Moderate, A =
Adequate, SH = Slightly High, H = High, VH = Very High

5. DISCUSSION

5.1 Agricultural Capability Revisions

The detailed soil survey and site assessment indicated that the agricultural capability of the Site is
consistent with the improved capability rating published for the Site. Historical modifications to the
surrounding areas including ditching system improvements have potentially led to the reduction in
frequency and duration for high water in the soil profile within the growing season. High ground water during
the production year was the main influence on the mapped unimproved agricultural capability rating for the
Site. Note that only dominant limitations are identified in Table 5.1-1. Descriptions of the limitations affecting
the soils on the Site are provided in Appendix Il.

The W subclass applies to soils for which excess free water limits their use for agriculture (Kenk and Cotic
1983). Soil conditions observed during the detailed soil survey were consistent with improved capability
subclass ratings for the soil complexes present. The published 4W to 5W (unimproved rating) was amended
to subclass 2W and 2W based on field observations of mottling and gleying (including noting depth and
visual characteristics), absences of water table, and determined drainage classification. Conditions typical
of subclass 4W and 5W (i.e., frequent or continuous occurrence of excess water during the growing period
making land suitable only for perennial forage crops and/or improved pasture) were not observed.

The F subclass (limitations due to soil fertility) describes the soils inherent low natural fertility due to a lack
of available nutrients, high acidity or alkalinity, low exchange capacity, high levels of calcium carbonate or
presence of toxic compounds which will impact the productivity and agricultural capability of the Site. Due
to the high pH observed throughout both soil depths sampled from soil pit 2 — 5, the soil conditions align
with the criteria for subclass 2F and 3F which describe soils with minor fertility limitations in the upper 50
cm and or soils that require ongoing additions of fertilizers or other soil amendments to maintain
productivity.
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Table 5.1-1. Soil Series and Agricultural Capability Ratings on the Site — Based on Field Assessment Results

Published Assessed
Polygon Soil Soil Series Unimproved Improved | Area Soil Series Unimproved Improved Area Capability
Pits Capability Capability (ha) Capability Capability (ha) Rating
Rating (CC) Rating Rating (CC) Rating Revision*
(1C) (IC)
Guisachan , Guisachan -Change to
4w 2W 2W
1 2-5 | (70%) 3 i 7.32 | (70%) i NA | 7.32 {;T)‘?_gjg |
Tanaka (30%) W SWF Tanaka (30%) 3WF rating

Note: Source of published unimproved and improved ratings area from BC SIFT and superscript numbers represent proportion of polygon out of
10. Published ratings are from BC SIFT (Province of BC 2018).

*Discussion of justification for revisions can be found in Section 5.1.

\L
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5.2 Current Land Use & Crop Suitability

The Site is able to support a wide range of crops based on the Class 2 and Class 3 capability ratings
determined during the field assessment. The subclass ratings present across the site 2W to 3WF have
minor limitations for crop production that management of inputs and installation of subsurface drainage can
easily address. The current soil bound agricultural uses on the Site (cut flowers and alfalfa) indicate that
the agricultural capability rating is accurate.

General crops suited to conditions on the Site include alfalfa, annual vegetable crops, cereals, corn, forage
crops, nursery and Christmas trees, pears, raspberries and strawberries. Apples can be suitable if
subsurface drainage is installed (Gough, et al. 1994). However, the naturally high alkaline soils present on
the Site may limit production of some crops without further amendment to the Site to lower the pH.

6. SUMMARY

The majority of the Site (5.88 Ha out of the total 7.28 or 81%) is used for soil-based agriculture (alfalfa and
cut flowers).

The northern portion of the Site (~1.4 Ha) has historically been used for nursery and greenhouse production
and retail sales and bulk sales of soil and other products. Bylands improved the area within the
nursery/greenhouse production and retail section of the Site by the top dressing the existing gravel, asphalt
and landscape fabric with new gravel. This was done to improve the trafficability of these areas for
equipment and foot traffic. McTavish believes that the gravel placed in this area is within the 50m3/100 m
of road and therefore falls within the allowable limits as described in Information Bulletin 07 Soil or Fill Uses
in the ALR (August 11, 2022).

The 2485m? (0.61 acres) area that is being used for seasonal parking for the retail nursery outlet and for
container plant overwinter storage does not fall within the ALC allowable limits and a NOI should have been
submitted prior to the work commencing. Bylands wish to be in compliance with the City of Kelowna bylaws
and the ALC regulations and are therefore submitting a NOI for the 745 m3 of gravel (fill) that has been
placed on the Site.
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7. CLOSING

We trust this is the information that you require at this time. Should you have any questions regarding this

report please contact the undersigned.

Sincerely,
MCTAVISH RESOURCE & MANAGEMENT CONSULTANTS LTD.

Per

Pl

Trish Hanuszak, P.Ag., M.Sc., B.i.T., EFP PA
Project Agrologist

7 L
_{_2/42 / / 7k 7VM:-//\

Bruce McTavish, M.Sc., MBA., P.Ag., R.P.Bio., P.Biol

Senior Project Agrologist | President

\£
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APPENDIX |I. AREA OVERVIEW MAP
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APPENDIX Il. DESCRIPTIONS OF SOIL SERIES AND AGRICULTURAL
CAPABILITY CLASSES AND SUBCLASSES

Description of Soil Series Present on the Site

Soil series descriptions have been retrieved from Wittneben (1986).

Guisachan soils are classified as Orthic Humic Gleysol and have developed in a medium to moderately
coarse-textured, stone free veneer, usually between 30 and 100 cm thick, which overlies gravelly, coarse-
textured fluvial fan and deltaic deposits. Guisachan soils occur on the upper parts of the gentle undulations
in the nearly level to gently sloping landscapes. Surface and subsurface soil textures are either loam, silt
loam or sandy loam. Subsoil textures are very gravelly sand or very gravelly loamy sand. Guisachan soils
are poorly drained, moderately pervious, and have high water storage capacities and slow surface runoff.
The groundwater table is near the surface during winter and spring and gradually recedes by autumn.
Guisachan soils, with artificial drainage, are suited to most crops not usually sensitive to occasional high
water tables. Almost all areas are cleared and cultivated and uses currently range from vegetable
production to hay and pasture. Uncleared areas support willows, black cottonwood, sedges and reeds.

Tanaka soils are classified as Rego Humic Gleysol and have developed in the lower aprons of fluvial fans
in gravel-free, mostly medium to moderately coarse textured fluvial fan deposits. Tanaka soils are nearly
level to gently sloping and are associated with Guisachan, Rumohr and Winslow soils. Surface and
subsurface soil textures range from sandy loam to silt loam with occasional silty clay loam. Subsoil textures
are sandy loam or gravelly sandy loam. Tanaka soils are poorly to very poorly drained, moderately to slowly
pervious, and have moderate to high water holding capacity and slow surface runoff. The water table
fluctuates between the surface and 1.5 meters with depressional areas often being subject to flooding. The
soils are moderately to strongly calcareous. Tanaka soils are limited for agricultural uses by high water
tables. Developed areas are currently used for pasture and hay, turf, some field crops and vegetables. The
natural vegetation in uncleared areas consists of black cottonwood, willow, cattail, sedges, water birch and
some grasses.

Cameron Lake soils are classified as Gleyed Regosol and have developed from coarsely textured fluvial
deposits. These soils occur on the nearly level and very gentle sloping lower portion of the Mission Creek
fan and have sandy loam or loamy sand textures. At depth gravelly material usually is present. Cameron
Lake soils are imperfectly drained and have subsoil mottling due to a fluctuating water table. Cameron Lake
soils are suited for most agricultural crops although coarse textures and fluctuating high water tables may
be limiting in some areas. Cultivated areas are mostly used for forage or vegetable production. Native
vegetation consists of various shrubs, willows, cottonwood, and grasses interspersed with Ponderosa pine
and minor amounts of Douglas-fir.
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Description of Agricultural Capability Classes and Subclasses present on the Site

In BC, land is rated for its agricultural capability through a classification system known as The Land
Capability Classification for Agriculture in British Columbia by Kenk and Cotic (1983) . Using this system,
land in BC is rated between Class 1 to 7, where Class 1 is land best suited for agriculture and Class 7 is
non-arable land (Table All-1). For organic soils (not including peaty phases of mineral soils), the land
capability classes are designated as Class O1 to O7. Various subclasses describe the factor(s) that limit
agriculture (Table All-2).

The agricultural land capability classification indicates the range of crops that can be grown and/or the
management inputs required based on soil and climate parameters. The ratings can be “unimproved”
based on the conditions that exist at the time of the survey without any management inputs or “improved”
based on the rating after the limitations have been alleviated through improvements.

Table All-1. Descriptions of BC Land Capability Classes for Agriculture

Class | Description

1 Land has little or no limitations, is level or nearly level, and is easily maintained for a wide range of field
crops. Soils are deep, hold moisture well, and can be managed without difficulty.

2 Land has minor limitations that either require good ongoing management practices or may restrict the
range of crops (or both). Soils are deep, hold moisture well, and can be managed with little difficulty.

3 Land has limitations that require moderately intensive management practices, or may moderately restrict
the range of crops, or both. Limitations may restrict choice of crop, timing and ease of tillage, planting
and harvesting, and methods of soil conservation.

4 Land may only be suitable for a few crops, or a wide range of crops with low yield. Risk of crop failure is
high. Soil conditions are such that special development and management practices are required.
Limitations may restrict choice of crop, timing and ease of tillage, planting and harvesting, and methods
of soil conservation.

5 Land has limitations that make it suitable for perennial forage or other specially adapted crops. Crops
such as cranberries may be appropriate, or fruit trees or grapes if area is climatically suitable (stoniness
and/or topography are not significant limitations to these crops). Productivity of these suited crops may
be high. Class 5 lands may be used to cultivate field crops, provided intensive management is employed.
If adverse climate is the main limitation, cultivated crops may be grown, however crop failure is expected
under average conditions.
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Table All-2. Descriptions of BC Land Capability Subclasses for Agriculture.

Subclass

Description

W

Excess Water

The W subclass describes how imperfect or poor drainage due to high water tables, seepage, or
runoff may limit or prevent agriculture.

On Class 1 land, excess water is not a limiting factor. Class 2W land may have occasional
excess water during the growing season and without other contribution limiting factors, is not
likely to significantly impact agriculture or the range of crops that can be grown. Class 3W has
occasional occurrences of excess water during the growing season and the occurrence of
excess soil water during the winter months that would adversely affect perennial crops. Class
4W has frequent or continues excess water during the growing season and the water level is at
the surface most of the winter and into mid spring. This may force late seeding and/or restrict the
crop type or production in a moderate way. Class 5W has frequent or continuous occurrence of
excess water during the growing period making land suitable only for perennial forage crops
and/or improved pasture. In this case, water level is at the surface until early summer.

Fertility

The F subclass describes the soils inherent low natural fertility due to a lack of available
nutrients, high acidity or alkalinity, low exchange capacity, high levels of calcium carbonate or
presence of toxic compounds which will impact the productivity and agricultural capability of the
site. Low inherent fertility is correctable with constant and careful management in the use of
fertilizers and soil amendments or is difficult to correct in a feasible way.

In Class 1 land, soil is well supplied with nutrients easily and are continuously available to
plants. Class 2F includes both soils with minor fertility limitations in the upper 50 cm and/or soils
with moderate to severe fertility problems below the 50 cm depth. Class 2F is highly responsive
to fertilizers and amendments. The low fertility of Class 3F soils does not restrict the range of
crops, but moderate, ongoing additions of fertilizer and/or other soil amendments are required to
maintain productivity.
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APPENDIX IlIl. PUBLISHED SOIL SERIES AND AGRICULTURAL CAPABILITY

MAPS
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APPENDIX IV. SOIL PIT DESCRIPTIONS
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Soil Pit 1

General Description

Land Use:
Plant retail nursery

Mapped Soil Series:
Guisachan (70%) / Tanaka (30%)

Mapped Soil Classification:

Orthic Humic Gleysol (70%) / Rego Humic

Gleysol (30%)

General Observations
Rooting Depth (cm): NA
Water Table Depth (cm): NA
Drainage Class: Rapid

General Comments: 20 - 48 cm of gravel over

native soil profile.

Depth Coarse Fragments (%) and notes Structure — dominant Mottling (size, abundance, contrast)

NA Sandy loam (SL) Medium subangular blocky (SBK)
NA Sandy loam (SL) Fine subangular blocky (SBK)

0-25cm 0%
Bm 25-40+ cm 0%

Figure 1 Pit 1 representatlve landscape.

Friable
Very friable

Figure 2. Soil Pit 1 profile.

7.5YR2.5/1
10YR 3/2

NA

Field Baseline Assessment — Soil Sampling

MCTAVISH

RESOURCE & MANAGEMENT
CONSULTANTS LTD.

Completed by: Franco Lopez Campomanes,

AAg

Latitude:
49.860682°N

Site Information

Longitude:
119.461633°W
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Soil Pit2 -3
General Description

Land Use:
Agricultural — alfalfa

Mapped Soil Series:
Guisachan (70%) / Tanaka (30%)

Mapped Soil Classification:
Orthic Humic Gleysol (70%) / Rego Humic
Gleysol (30%)

General Observations
Rooting Depth (cm): NA
Water Table Depth (cm): NA
Drainage Class: NA

General Comments: NA

Figure 1. Pit 2 representative landscape. Flgure 2. Soil Pit 2 profile.

Coarse Fragments (%) and notes Mottling (size, abundance, contrast)
Ap 0-28cm 0% NA Silty loam (SilL) Medium subangular blocky (SBK) Slightly firm = 7.5YR2.5/1
Bm 28—49cm 0% NA Sandy loam (SL) Medium SBK breaking into single grain Friable 10YR 3/2 NA
BCg 48 -75cm 0% NA Sandy loam (SL) Fine SBK breaking into single grain Loose 10YR 5/3 Coarse, few, distinct
Cg 79 —90+cm 0% NA Medium sand (S) Single grain Loose 10YR 4/2 NA
Field Baseline Assessment — Soil Sampling Site Information
M CTAV I S I I Completed by: Franco Lopez Campomanes, Latitude: Longitude:
= AAg 49.859857°N 119.462474°W  [sttacHviENT ©
RESOURCE & MANAGEMENT i sttt 75
CONSULTANTS LTD. . ayor i/ 73
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Soil Pit4-5
General Description

Land Use:
Agricultural — alfalfa

Mapped Soil Series:
Guisachan (70%) / Tanaka (30%)

Mapped Soil Classification:
Orthic Humic Gleysol (70%) / Rego Humic
Gleysol (30%)

General Observations
Rooting Depth (cm): NA
Water Table Depth (cm): NA
Drainage Class: Imperfect.
General Comments: NA

Figure 1. Pit 4 representative landscape. Figure 2. Soil Pit 4 profile.

Coarse Fragments (%) and notes
Ap 0-50cm 0% NA Silty loam (SiL) Medium subangular blocky (SBK) Hard 10YR 3/1
Bm 50-80cm 0% NA Sandy loam (SL) Single grain Loose 10YR 3/1 NA
Cg 80—-90+cm 0% NA Silty clay loam (SiCL) Medium subangular blocky (SBK) Slightly sticky 10YR 4/1 Few, fine, faint

Field Baseline Assessment — Soil Sampling Site Information
M CT a V I S H Completed by: Franco Lopez Campomanes, Latitude: Longitude:
— AAg 49.859294°N 119.462514°W ATTACHMENT __c
RESOURCE & MANAGEMENT e
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APPENDIX V. LABORATORY RESULTS

ATTACHMENT ¢

This forms part of application ey

# A24-0012 N
City of Weed’

e’ (D] Kelowna

nnnnnnnnnnnnn



TCaswell
Attachment_1


Page 1 of 1

Element

#104, 19575-55 A Ave.
e e I I I e I I Surrey, British Columbia
V3S 8P8, Canada

Farm Soil Analysis

: +1 (604) 514-3322
+1

: info.vancouver@element.com
: www.element.com

smm-

Bill To: McTavish Resource & Grower Name: McTavish Lot ID: 1738291
Address: Site ID: Report Number: 3014464
203-19292 60 Ave. Field Name: BLN-02 TS 0-25 Report Type: Final Report
Surrey, BC., Canada Acres: Date Received: Jun 11, 2024
V3S 3M2 Legal Location: Date Reported: Jun 14, 2024
Agreement: 36394 Previous Crop: Crop not provided Event Code:

Nutrient analysis (ppm) Soil Quality

Depth N* P K S** Ca Mg Fe Cu Zn B Mn Cl Na pH EC(dS/m) | OM(%) | Lot Ref#
0"-12" 7 110 | 989 8 2320 | 380 | 31.6 | 0.8 2.3 1.2 3.1 | 61.2 83 8.2 0.48 2.2 26412
12" -18" 7 17 8.6 0.45 26413
Excess Alkaline Extreme High

.
Optimum Neutral Very High Normal
o
Marginal Acidic High Low
Deficient Very Acidic i Good Very Low
Total Texture Sandy Loam Hand Texture n/a BS 100 % CEC 17.6 meq/100 g
b 43 | 444 | 3956 | 68 U o o
siacre Sand 520 % Sit 34 % Clay 14 % Ca 658% Mg 178% Na 2.1% K 14.4%
: Ammonium n/a TEC 17.6 meq/100 g
Elzt"lnated 45 | 310 | 1081 | 72
siacre Lime n/a BufferpH n/a K/Mg Ratio n/a

*Nitrate-N  **Sulfate-S  n/a = not analysed

RECOMMENDATIONS FOR BALANCED CROP NUTRITION

Alfalfa - New Crop not provided

Macro-nutrients Yield N P2os | k0 | s Yield N p2os | k0 | s
Growing Condition T/ac To be added (Ibs/acre) To be added (Ibs/acre)

Excellent 15 0 0 0 0

Average 1.2 0 0 0 0

Your Goal 0.0

Removal Rate (Seed/Total) 15 0/96 0/23 0/99 0/10
Micro-nutrients Iron Copper Zinc Boron Manganese Iron Copper Zinc Boron Manganese
ITo be added (Ibs/ac) 0.0 0.0 0.0 0.0 0.0
Comments:
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Element uses nutrient extraction and analytical methods specifically developed for western Canadian soils.

The modified Kelowna extractant used to analyze key nutrients in this Farm Soil Analysis report is the standard method used in soil fertility
research in western Canada. It is used in developing crop response curves to fertilizer in the prairies. The Element
"RECOMMENDATIONS FOR BALANCED CROP NUTRITION" are based on those research data. Element recommendations are

accurate but should not replace responsible judgement. -
\v4

—_
Terms and Conditions:  https://www.element.com/terms/terms-and-conditions /
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1629 KO Road

ALC Soil and Fill Use Application to Place Fill on the Property
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Proposal Kelowna

» The applicant is requesting retroactive approval
from the ALC for a Soil and Fill Use application for

placement of 745 cubic meters of gravel fill for a

retail nursery parking lot and a nursery container
production area.
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Development Process &%

City of '\oozr
Kelowna

Sept. 12, 2024 Development Application Submitted
Sept. 26, 2024 Staff Review & Circulation
» Oct. 10, 2024 Agricultural Advisory Committee
Council Consideration

Agricultural Land Commission

I«I«I‘I«I«I

Soil Placement Permit (City of Kelowna)
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BaCkg roOu nd Kelowna

» The property has been owned by Bylands Nursery,
since August 2023

» Prior to Bylands, the property was used as a
garden center for over 10 years under the business
Better Earth and Garden

» Between Oct. 2023 and March 2024 Bylands
imported gravel to the site to enhance the
container nursery production area and provide
parking for the retail nursery business.

» On May 5, 2024, ALC Enforcement issued an order
to Bylands to apply for a Soil and Fill Use
application or remove the unauthorized fill.




Agricultural Land and Soil
Capability

» The site is able to support a wide range of crops
based on the Class 2 and 3 capability ratings.

» General crops suited to conditions on the site
include alfalfa, annual vegetable crops, cereals,
corn, forage crops, nursery and Christmas trees,
pears, raspberries and strawberries. Apples can be
suitable if subsurface drainage is installed.

City of Kelowna 84
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Project/technical details Kelowna

» Bylands added 745 cubic metres of fill (30 cm deep) to
allow for a clean, functional and free draining area for
retail nursery parking, nursery/greenhouse
production and pedestrian traffic.

» The majority of the site (3.7 ha) is used for soil-based
agriculture (alfalfa and cut flowers).

» The northern portion of the site (1.4 ha) has
historically been used for nursery and greenhouse
production, retail sales and bulk sales of soil and
other products.
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OCP Policy Kelowna

»Support for Non-Farm Uses only where:
» consistent with Zoning Bylaw and OCP;
» provide significant benefits to agriculture;
» accommodated using existing infrastructure;
» minimize impacts on agricultural lands;
» will not preclude future use for agriculture; and
»will not harm adjacent farm operations.
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AAC Recommendation Kelowna

» Request for AAC to provide a recommendation
for Council of either support or non-support.

» Following the meeting the application will be
forwarded to Council




Kelowna
Conclusion of Staff Remarks
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