Gabe and Linda Coupal

1789 Munson Rd.

Kelowna, B.C. V1W 2G8
e-mail: gabecoupal@gmail.com

July 22, 2015

City of Kelowna

Subdivision, Agriculture & Environment
1435 Water St.

Kelowna, B.C. V1Y 1J4

(ATTENTION: Todd Cashin)

APPLICATION FOR ALR EXCLUSION




Introduction

The following application for ALR exclusion pertains to the acreage identified by the civic
address, 1789 Munson Rd., Kelowna, B.C. It is located along the Benvoulin Rd. corridor,
between Munson Rd. and KLO Rd. It consists of 6.5 acres, of which approximately only 3.5
acres have been commercially cropped, since 1972. Parking, buildings and wasteland make up
the balance of this acreage. In recent years, the land has been cultivated in strawberries.

This property was purchased in 1971 by my parents and is currently owned by myself, Gabe
Coupal, and my wife, Linda Coupal. It is the only owner-operated farm along the Benvoulin Rd.
corridor, between Munson Rd. and KLO Rd. We have farmed this site for over 40 years and
throughout that time, have witnessed many changes within our immediate neighbourhood.

Our Concerns

During the past 5 years, we have presented our concerns regarding those changes to members
of Kelowna’s City Hall and the Agricultural Land Commission. We have done so because,
incrementally, over several years, various decisions made at both the municipal and provincial
levels have changed the composition of the area surrounding us and this has led to significant
farming challenges. Please find enclosed an example (April 22, 2010) of the various documents/
conversations we have shared with them. This document presents a history and provides
detailed descriptions of some of the negative external factors we have experienced, including
heavy traffic and safety issues along the Benvoulin Rd. corridor, the consequences of
incompatible non-farm use on surrounding lands and several other challenges. We ask that,
before continuing to read this application, you take the time to review the enclosed document, in
order to fully understand our concerns. To be frank, we now feel as if we are farming amidst the
dynamics of “downtown” Kelowna.




Farming Challenges vs Land Potential

Past communication with the Agricultural Land Commission (Marty Collins: June 4, 2014) has
indicated the Commission acknowledges that the farming challenges we have discussed can
limit agricultural potential and activity. However, the Commission also suggests that these
challenges may not eliminate our land’s agricultural potential.

If concern for a land’s agricultural potential is of significance, then we ask: Why was non-farm
use approval given for the expansion of the Fortis Operations Centre and the construction of the
Kelowna Christian School? To elaborate further: There are 3 properties, side by side. Ours, the
Fortis property and the Kelowna Christian School property. All three properties were former
grazing pastures because of their inferior soil conditions, in comparison to superior fertility levels
on sites nearby. Neither the Fortis nor the Christian School properties were ever developed to
demonstrate their full agricultural potential, but rather, left mainly in pasture. They are now in
non-farm use. Conversely, over the past 40 years, we have attempted to maximize our land’s
potential. Unfortunately, in doing so, we have had to face not only the typical farming challenges
that Mother Nature presents, but, in addition, those ongoing, negative external factors brought
on by the development and changes that have occurred, immediately surrounding us. The long-
term result of this difficult situation is that we feel “boxed in” and that the challenges have
become excessive.

Clearly, in considering whether farming challenges may or may not eliminate a land’s
agricultural potential, one thing is clear: Land, on its own cannot farm or grow quality crops. That
requires the work and dedication of a skilled farmer. And farmers, like everyone else, should
only be required to work under reasonable conditions.

Furthermore, we also understand that these challenges are not going to go away - not for us or
for any other farmer, in the future. Looking beyond the Munson Rd. and KLO Rd. boundary, one
can find other small acreages, but for the most part, they are situated within larger, solid blocks
of agricultural lands that are involved in a variety of farming activities, thus not being “squeezed
out” as we are.

A final note in discussing land potential: As those who have worked our property for 40 years,
we state the following (also found in enclosed document, April 22, 2010): Our 6.5 acre parcel
has several soil types, ranging from stony to light sandy, to excessively heavy, wet soil within
zones of moderate fertility. These various soil types were deposited in a meandering fashion,
running diagonally through the field by creeks and streams that flowed through the area, at peak
run-off season, prior to the diking of Mission Creek. These variations in soil consistency make
farming our land a serious challenge, and consistency of crop quality throughout the field, an
impossibility.




Negative Impacts of ALR Exclusion

Moving forward, we would like to explain why we believe that an ALR exclusion of our property
would have a negligible impact on any agricultural activity immediately surrounding us. Kelowna
City Council and the Agricultural Land Commission have already given non-farm use approval
for the Kelowna Christian School (1997) and the expanded Fortis Operations Centre (2001).
Most recently (2015), approval was given (biodiversity application) for the Munson Pond Park.
The 4th property bordering our farm is currently being used by Unique Pools and Landscaping,
with some cedars growing towards the back of the property. It is important to note that this small
acreage consists of only 2.5 acres. Furthermore, we ask that you take a drive down Munson Rd.
and look at the property directly across from our driveway. Then, you will understand why an
ALR exclusion of our property would have a negligible (if any) impact on the activities over
there.

Future of Farming In Our Immediate Area

We would also like to discuss another important aspect of this application for exclusion: the
future of farming on agricultural lands fronting the Benvoulin Rd. corridor, between Munson Rd.
and KLO Rd.

Clearly, the large urban growth and other developments that have occurred within the Kelowna
area during the past 40 years have presented challenges for the decision makers. However, we
do wonder where, in their long term vision, was the significance of future farming on the above
mentioned lands? Where was the concern for the impact that the increase in traffic would bring
(in an already badly-congested KLO Rd. - Benvoulin Rd. intersection area) when allowing for
the expansion of the Fortis Operations Centre, construction of the Kelowna Christian School
and Williams Plaza (housing a daycare/preschool, automotive repair centre, fast food outlets
and more)? Further to that, the impact from an increase in the speed limit and most recently, the
addition of 2 traffic medians (on Benvouiin Rd., near Munson Rd), one of which is directly
across from the access to our customer parking lot. These traffic and safety issues are of
particular concern to us because of the short distance between the location of our property and
the KLO Rd. - Benvoulin Rd. intersection.

Furthermore, whatever the needs and justifications may have been, we believe the approval for
the construction of the Kelowna Christian School, the expansion of the Fortis Operations Centre
and the development of the nearby Munson Pond Park have sent a clear signal: farming is not
the top priority on agricultural lands, in our immediate neighbourhood.

We would also point out that some of the effects of those approvals include significant
fragmentation and land use conflicts for us, the farmers, and our neighbours. For example,
sharing a common border with the Kelowna Christian School playing fields presents challenges
for crop management scheduling, such as timely spray applications. Secondly, it is not
uncommon for large diesel trucks, located on the Fortis site, and backed up against our property
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