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SCHEDULE A - Policies 
 
 
 

Subject: 
7980 Highway 97 N, 4133 Shanks Road, 4085 Shanks Road 
Temporary Farm Worker Housing Development Permit 

 

Agriculture Plan (2017) 

Appendix D Table 1 – Recommended Official Community Plan Updates 

Action 1.1C Restrict non-farm uses that do not directly benefit agriculture. Only support non-farm uses in 
farm areas that have a direct and ongoing benefit to agriculture or meet essential requirements of municipal 
government. 

 

City of Kelowna Strategic Plan 

Objective1: Sensitively integrate new development with heritage resources and existing urban, 
agricultural and rural areas. 

Action towards this objective2: Evaluate the effectiveness of City policies and bylaws in preserving 
agricultural lands. 

 

Kelowna Official Community Plan (OCP) 

Land Use Designation Definitions 

Resource Protection Area3 

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

Permanent Growth boundary4 

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

Chapter 5 – Development Process 

Objective 5.3 Focus development to designated growth areas5. 

Policy .1 Permanent Growth Boundary. Establish a Permanent Growth Boundary as identified on Map 4.1 
and Map 5.2. The City of Kelowna will support development of property outside the Permanent Growth 
Boundary for more intensive uses only to the extent permitted as per the OCP Future Land Use designations 
in place as of initial adoption of OCP Bylaw 10500, except for Agri-Business designated sites or as per 
                                                      
1 City of Kelowna Strategic Plan. 2004. P. 7. 
2 City of Kelowna Strategic Plan. 2004. P. 29. 
3 City of Kelowna 2030 Official Community Plan. Future Land Use Chapter. P. 4.2. 
4 City of Kelowna 2030 Official Community Plan. Future Land Use Chapter. P. 4.6. 
5 City of Kelowna 2030 Official Community Plan. Development Process Chapter. P. 5.2. 
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Council’s specific amendment of this policy. The Permanent Growth Boundary may be reviewed as part of 
the next major OCP update. 

Agricultural Land Use Policies 

Objective 5.33 Protect and enhance local agriculture6. 

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

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

Objective 5.34 Preserve productive agricultural land7. 

Policy .2 Farm Help Housing. Accommodation for farm help on the same agricultural parcel will be 
considered only where: 

 Agriculture is the principal use on the parcel, and 

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

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

Policy .3 Homeplating. Locate buildings and structures, including farm help housing and farm retail sales 
area and structures, on agricultural parcels in close proximity to one another and where appropriate, near 
the existing road frontage. The goal should be to maximize use of existing infrastructure and reduce impacts 
on productive agricultural lands. 

 

Agricultural Land Commission Act (ALCA) 

Purposes of the commission – Section 6 of the ALCA 

The following are the purposes of the commission: 

(a) to preserve agricultural land; 

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

communities of interest; 

(c) to encourage local governments, first nations, the government and its 

agents to enable and accommodate farm use of agricultural land and uses 

compatible with agriculture in their plans, bylaws and policies. 

  

                                                      
6 City of Kelowna 2030 Official Community Plan: Agricultural Land Use Policies Chapter. P. 5.35.  
7 City of Kelowna 2030 Official Community Plan: Agricultural Land Use Policies Chapter. P. 5.36. 
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SCHEDULE B – Technical Comments 
 
 
 

 

 

Subject: 

 
 
 
7980 Highway 97 N, 4133 Shanks Road, 4085 Shanks Road 
Temporary Farm Worker Housing Development Permit 

 

Development Engineering Department 

 See City of Kelowna Memorandum dated October 4, 2016. 

Fire Department 

 A fire alarm shall be installed, as per BCBC 2012 Division B section 3.2.4.1(j) in a residential occupancy 
with sleeping accommodation for more than 10 persons. 

 Construction fire safety plan is required to be submitted and reviewed prior to construction and 
updated as required.  

 Engineered Fire Flow calculations are required to determine Fire Hydrant requirements as per the 
City of Kelowna Subdivision Bylaw #7900. Should a hydrant be required on this property, it shall be 
private.  

 A visible address must be posted as per City of Kelowna By-Laws. 

 Should a fire alarm be required, a fire safety plan as per section 2.8 BCFC is required at occupancy. 
The fire safety plan and floor plans are to be submitted for approval in AutoCAD Drawing format on 
a CD or DVD to facilitate Fire Department pre-planning for this structure. The fire safety plan should 
clearly detail the unique requirements for this structure. 

 Fire Department access is to be met as per BCBC. 

 All requirements of the City of Kelowna Fire and Life Safety Bylaw 10760 shall be met. 

 Contact Fire Prevention Branch for fire extinguisher requirements and placement.   

Interior Health 

 See Interior Health letter dated August 15, 2016. 
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BUILDING SETBACK & HEIGHT
REQUIREMENTS (BYLAW 8000):

A1 - AGRICULTURE 1
FRONT YARD 6.00
REAR YARD 10.00
REAR YARD (Accessory Buildings) 3.00
SIDE YARD 3.00
*Setback requirements indicated on Site Plan

MAXIMUM SITE COVERAGE (Residential) 10.00%
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TYPICAL DORMITORY UNIT INFORMATION:

TYPE: DIMENSIONS: BEDROOMS: TOILETS: SINKS: SHOWERS: NOTES:

A.1 60'-0" x 12'-0" 6 3 6 3 -
A.2 60'-0" x 12'-0" 4 2 4 2 1 Mechanical Room + 1 Laundry Room
B.1 44'-8" x 12'-0" 4 2 4 2 1 Storage Room
B.2 44'-8" x 12'-0" 4 2 4 2 1 Exit Corridor

GENERAL NOTES:

· Total Building Height = 10'-0" (plus platform)
· 5

8" "PRO ROCK TYPE X" Gypsum Board on Corridor Wall Assembly
· 90 Minute Rated Doors (WH-M 31204) C/W Gasket / Seals / Closers (UL LISTED 55H5)
· Each Bedroom contains 90.35 SQ' / 722.80 CU.Ft. of Livable Space
· One Window per Bedroom = 10.86 SQ' of Unprotected Glazing

5x A.1 UNIT ; 1x A.2 UNIT ; 1x B.1 UNIT ; 1x B.2 UNIT
TOTAL BEDROOMS / AREA
42 / 3,794.70 SQ'

TOTAL OCCUPANTS
70 (28 ROOMS DOUBLE OCCUPANCY)

ADDITIONAL USEABLE FLOOR AREA
MIN. 1,005.30 SQ' REQUIRED
MAX. 2,946.19 SQ' ALLOWABLE

REQUIREMENTS (Per Occupant Load):
- 12 REFRIGERATORS
- 36 COOKTOP BURNERS
- SEATING FOR 70
- 5 LAUNDRY MACHINE PAIRS

S.1
2.0

TYPICAL TFWH SECTION (DORMS & COMMON AREAS)
SCALE: NTS

Temporary Foundations:
"I" Beams of Mobile Units fastened
to Lumber or Metal Foundations
on Compact 3 4"-minus Pads (per
Geotechnical Eng.) Skirt open
areas beneath Units.

Arch. Metal Cladding ; Vinyl
Windows ; Exit Doors as per BCBC
(See Images)

Living Areas as per TFWH &
SAWP Rules & Regulations;
FRR Ratings as per BCBC

Pre Fabricated Units:
Units built on or off Site shall be built
to be Mobile via Transport Truck;
Required Hallways & Exit Corridors
shall be built on-site to connect
adjacent Units (See Plan).

PROPOSED AREA = 8,782.00 SQ' (INCLUDES C.A.) PROPOSED AREA = 8,782.00 SQ' (INCLUDES C.A.)
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5x A.1 UNIT ; 1x A.2 UNIT ; 1x B.1 UNIT ; 1x B.2 UNIT
TOTAL BEDROOMS / AREA
42 / 3,794.70 SQ'

TOTAL OCCUPANTS
70 (28 ROOMS DOUBLE OCCUPANCY)

ADDITIONAL USEABLE FLOOR AREA
MIN. 1,005.30 SQ' REQUIRED
MAX. 2,946.19 SQ' ALLOWABLE

REQUIREMENTS (Per Occupant Load):
- 12 REFRIGERATORS
- 36 COOKTOP BURNERS
- SEATING FOR 70
- 5 LAUNDRY MACHINE PAIRS

TFWH #1
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PROPOSED AREA = 2,430.00 SQ'
3x 'COMMON' UNIT (Per Dorm)
*COMMON AREA FOR TFWH #1 SHOWN;
MIRROR PLAN FOR TFWH AREA #2
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SCHEDULE A - LANDSCAPE BED DETAILS:

Note: All topsoil to be relocated from other areas of 3 parcels. All Landscape areas to be planted in min. 0.6M of topsoil. All
areas disturbed by Construction not to be used for Driveways / Parking shall be Hydro-Seeded to natural/native grasses. All
required Landscaping (as indicated below) shall be watered by an automatic irrigation system.

Landscape Bed A - North P.L. - 3.0M X 36.0M
*H2O Storage Structure will provide additional Buffering

6 - DOUGLAS FIR - 6.0M O.C. 1 ROW NORTH
6 - TOWER POPLAR - 6.0M O.C. 1 ROW SOUTH
30 - OREGON GRAPE HOLLY - 1.2M O.C. 1 ROW NORTH
15 - CUTLEAF SMOOTH SUMAC - 2.4M O.C. 1 ROW SOUTH

Landscape Bed B - West P.L. (Shanks Road) - 3.0M X 170.0M
37 - TOWER POPLAR - 4.5M O.C. 1 ROW EAST
64 - MOUNT BAKER LILAC - 2.5M O.C. 1 ROW WEST
12 - OREGON GRAPE HOLLY - 1.2M O.C. GROUPINGS OF 3 @ EACH DRIVEWAY ACCESS

Landscape Bed C - South of Dorm #1 - 4.5M (min.) X 110.0M
*3.0-3.5M High Topsoil Berm for Easterly 45.0M*

19 - PONDERSA PINE - 6.0M O.C. 1 ROW SOUTH
18 - QUAKING ASPEN - 6.0M O.C. 1 ROW CENTER
72 - CUTLEAF SMOOTH SUMAC - 3.0M O.C. 2 ROWS SOUTH / CENTER (BETWEEN TREES)
92 - OREGON GRAPE HOLLY - 2.4M O.C. 2 ROWS NORTH - ALTERNATE W/ SNOWBERRY
92 - WHITE SNOWBERRY - 2.4M O.C. 2 ROWS NORTH - ALTERNATE W/ OREGON GRAPE

Landscape Bed D - Orchard - 6.0M X 56.0M (Agriculture Buffer - Type II)
10 - DOUGLAS FIR - 6.0M O.C. 1 ROW ALONG ROAD
8 - QUAKING ASPEN - 6.0M O.C. 1 ROW ALONG ORCHARD
15 - CUTLEAF SMOOTH SUMAC - 3.0M O.C. 1 ROW ALONG ORCHARD (BETWEEN ASPENS)
46 - OREGON GRAPE HOLLY - 2.4M O.C. 2 ROWS CENTER - ALTERNATE W/ SNOWBERRY
46 - WHITE SNOWBERRY - 2.4M O.C. 2 ROWS CENTER - ALTERNATE W/ OREGON GRAPE

NOTE (all Landscape Beds):
Only Trees shown for clarity;
See 'Schedule A' for
Landscape Bed Details

SCHEDULE B - PLANTING DETAILS:

Common Name Species Height Spread Zone Qty

TREES

TOWER POPLAR Populus x canescens 'Tower' 30'-40' 5'-10' 3 43

QUAKING ASPEN Populus tremuloides 50'+ 20'+ 3 26
PONDEROSA PINE Pinus ponderosa 40'-50' 10'-20' 3 19
DOUGLAS FIR Pseudotsuga menziesii 50'+ 20'+ 3 16

BARRIER SHRUBS

CUTLEAF SMOOTH SUMAC Rhus glabra 5'-10' 5'-10' 3 102
MOUNT BAKER LILAC Syringa x hyacinthiflora 'Mount Baker' 5'-10' 5'-10' 3 64

OREGON GRAPE HOLLY Mahonia aquifolium 3'-4' 3'-4' 4 180

WHITE SNOWBERRY Symphoricarpos albus 4'-5' 4'-5' 3 138

TOTAL PLANTINGS 588
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SHANKS ROAD 
 

 
   

 

 

 
Current End of Pavement – Adjacent to North 
P.L. of  4133 (approximate) 

 

Current Condition of Shanks Road – South View 

   

 

4133 SHANKS ROAD (LOT 19) 
 

 
   

 

 

 
View from South P.L. – North View – Location of 
Internal Road / Proposed Dorm #2 

 

View from South P.L. – North View – 
Topography to East of Proposed Dorm #2 – 
Natural Landscape Buffer to Agriculture 

 

 

 

View from North P.L. – North View – Condition 
of Northerly Neighbouring Property 
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4085 SHANKS ROAD  (LOT 20) 
 

 
   

 

 

 
View from North P.L. – South View – Location of 
Internal Road / Proposed Dorm #1 

 

View from North P.L. – South View - Topography 
to East of Proposed Dorm #1 – Natural 
Landscape Buffer to Agriculture 

 

 

 
View from South P.L. – North-East View – 
General Area of Proposed Dorm #1 

 

View from South/West P.L. (corner) – East View 
– Condition of Southerly Neighbouring Property 

   

 

INTERNAL FARM ROAD 
 

 
   

 

 

 
4085 – South View – Steep Slope 12% proposed 

 

4085 – South View – Proximity of Southerly 
Neigbouring Home – Landscape Berm Proposed 
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AGRICULTURE 
 

 
   

 

 

 
4085 / 4133 – North View – ‘Upper’ Planted 
Orchard 

 

4085 / 4133 – North View – ‘Upper’ Planted 
Orchard 

 

 

 
4133 – West View – ‘Upper’ Planted Orchard - 
Topography to East of Proposed Dorm #2 – 
Natural Landscape Buffer to Agriculture 

 

4085 / 4133 – South View – ‘Upper’ Planted 
Orchard 

 

 

 
4085 / 4133 – South View – ‘Lower’ Planted 
Orchard / 7980 Hwy 97N – Future Cherry 
Packaging Facility 

 

7980 Hwy 97N – North-East View - Future 
Cherry Packaging Facility 
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