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EXECUTIVE SUMMARY

The City of West Kelowna (CWK) has identified a portion of
privately-owned underutilized Agricultural Land Reserve (ALR)
land south of Westbank Centre as having high agricultural
and economic potential. Historically, these lands were utilized
for a variety of agricultural uses, including fruit orchards and
vineyards. Since the late 1990s and early 2000s, the majority
of these lands have remained uncultivated. The site totals
just under 44 hectares (108 acres), of which approximately 24

hectares (60 acres) are cultivable.

The City retained the services of Upland Agricultural
Consulting Ltd and Bench site design inc. to develop the
Westbank Centre Agricultural Plan (WCAP): an agricultural
feasibility assessment and market opportunities review
for up to three crop scenarios on the underutilized parcels.
The overall aim is to protect this farmland from non-farm
development pressures by discouraging ALR exclusion and
non-farm use applications and promoting agricultural uses.
The development of the WCAP is envisioned to encourage
agri-tourism and agricultural business in the area and the key
findings are expected to be transferable to other parcels of

unused or underutilized farmland across the CWK.

There were seven key steps involved in developing the WCAP:

1. A background review of the plan area;

2. Determine the opportunities and challenges facing the
property owners regarding putting the lands back into
agricultural production;

3. Investigate the economic impacts of potential
agricultural uses;

4. Consult with the City’s Agricultural Advisory Committee
(AAC) on the development of recommendations for
potential land uses and site-specific agricultural
guidelines;

5. Draft a comprehensive action plan outlining different
scenarios;

6. Present the proposed scenarios to the community

and involved stakeholders; and

7. Compile a final plan with the preferred development
scenario(s) identified for the area and an associated

implementation plan.

Several regional and municipal policies, plans, and strategies
support the objectives of the WCAP. They include:
*  Regional District of Central Okanagan (RDCO)
Regional Growth Strategy and Agricultural Plan;
+  Central Okanagan Economic Development
Commission;
+  West Kelowna Official Community Plan and Zoning
Bylaw;
»  West Kelowna Agricultural Plan;
+  West Kelowna Economic Development Strategy; and

+  Westbank Centre Revitalization Plan.

Key steps in the WCAP methodology included:

+ Conducting a review of soils maps, agricultural
capability, and zoning;

. Meeting with property owners to interview them
and tour their properties (phone calls and emails
were offered when face-to-face meetings were not
possible);

»  Ground-truthing the sites by walking the land to make
field observations and take pictures;

»  Producing a crop feasibility assessment to explore the
top three agricultural scenarios;

. Determining Strengths, Weaknesses, Opportunities,
and Threats (SWOT analysis) for the three options;

+ Exploring potential tenure arrangement (leases,
licences); and

+ Making connections with the broader community
such as co-operatives, incubator farms, community

farms & gardens.

The crop feasibility assessment was conducted using the

following parameters and assumptions:
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. Estimated Capital Estimated Operating Estimated Gross Estimated Net Rever?ue
Scenario (Gross Rev. - Operating
Inputs (Start Up) Costs (Annual) Revenue (Annual) Costs)
1) Cider apples $1,765,000 $765,000 $3,080,000 $2,315,000
2) Sweet cherries $436,000 $610,000 $2,250,000 $1,640,000
3) Mixed
production $400,000 $415,000 $1,720,000 $1,300,000

+  All permitted uses as determined by the Agricultural The top ranking crop scenarios based on this methodology

Land Commission to be allowed on the ALR were were cider applies, sweet cherries and mixed production
considered; (Figure 1). Each scenario includes space allotted for honeybees
+ This list was filtered through soils and climate and other pollinators, and a small amount of space (0.5 acres)
capability data to come up with a list of preferred for community garden plots. Additional attributes of the
three scenarios are summarized in a Strengths, Weaknesses,

Opportunities, and Threats (SWOT) analysis table:

crops;

«  The relative costs of start-up and return on investment
were calculated;

+ The ability to connect to agri-tourism and direct The WCAP also includes a chapter on what elements

market sales opportunities were considered; and may be included in a Westbank Centre food hub, which

+  An overall suitability ranking was allotted. could be co-located alongside the farming operation(s).

Scenario Strengths Weaknesses Opportunities Threats
Great growing location Unpredictable supply
(soil and climate) and high chain (may not have Competition from local
quality inputs (BC apples). enough cider apples I omp Ay
hoider | Young ndusty durng frs fewyears, | e demandforgider's, | |wineries or ustors.
entrepreneurial mindset. Lack of local processing, g and rapidly g g- 9
apples Existence of local wineries | bottling (will need to be Increasing interest in local GST, PST, and alcohol.
(wine trail) contair?ed on site) foods and food products. Lots of permitting and
Hi y P i licensing requirements.
ighest rate of return of the | Most capital intensive
three scenarios. start-up costs.
Can take advantage of a new
s ket (China).
Growing industry. export mar : i
High quality cherries grown mﬁ‘;‘v;()c;c:rhte;?%eks:r']gg ;ic'“t'es Competition from
locally. Will take 5 years for Tree fruit replant pro grarﬁ other new cherry
2) Sweet Lack of local cherry cherry trees to mature. from the BCF)) ovgrnr%ent ma orchards coming into
cherries orchards for locals to visit Dependence on export ffer fi : ? Y production to take
and buy from the farm gate. | market can be risky. gaﬁ%ihnga?jglrisil;%%om advantage of new
8‘#&3221%?02};%% Fruit production of goods (pies, ice export markets.
) cream) could be co-located
on site.
Many of the proposed crops
do not require an overly May be able to partner with Lack of processing
high level of input costs. g%mse g:eﬂ;%tpr?gvc‘)/ﬁed local community garden facilities in the area for
Soil and climate is suited to mugh locally ir?the groups and offer garden plots | blueberries.
3) Mixed a wide ranges of crops. Central Okanagan for rent. Locals may not be
. Proximity to market (particularly blueberries) Lots of value-added product | accustomed to buying
production | (esidential buildings nearby) (g)verall rat()a/ of return will | oPPortunities as a result of berries, herbs, and
may translate into high farm be lower than forlé)rchard producing a range of crops. vegetables locally. May
gate sales. roduction Potential to offer U-picks and | take extra marketing
Most crops will not take P ) other agri-tourism events. efforts.
long to mature.
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The opportunities for direct sales (U-Pick, farm gate, and
Community Supported Agriculture) are highlighted and the
benefits of providing on-site small-scale processing and
distribution facilities are discussed. A food hub can also be
used as a unique way of fostering community partnerships.
The agricultural development of Westbank Centre could
provide an opportunity to partner with local schools, the
Central Okanagan Community Gardens society, and other
local organizations to extend the benefits of growing local

foods out into the greater community.

The final section of the WCAP provides an overview of land
use tenure options, specifically the benefits of obtaining Farm
class status through BC Assessment, different types of tenure
arrangements, the benefits of long term leasing for agricultural
tenants, and alternative farming models (co-operatives,
incubator farms, and community farms). An implementation
strategy rounds out the Plan to ensure that the momentum

following the development of the WCAP can be used to

encourage agricultural development within the community in
the short, medium, and long term.

Based on soil, water, and climate the diversity of what can be
cultivated in Westbank Centre should not be underestimated.
What is impeding production is a combination of lack of
private investment in agriculture and challenges for those with
skills in agriculture to be able to access affordable land. There
is an incredible opportunity for Westbank Centre to become
an agricultural jewel of West Kelowna and to capitalize on the
number of visitors seeking agricultural tourism experiences
in the region. However, in order for this plan to be realized,
investment is required and leadership amongst the current
property owners will be key. In order for a cidery, cherry
orchard, or mixed farm to become a reality, long term lease
agreements will need to be signed with farmers or the land will

need to be sold at a fair agricultural value.

August 2016



01 INTRODUCTION

The City of West Kelowna (CWK) was incorporated in 2007
and is a member of the Regional District of Central Okanagan
(RDCO). The City has a population approaching 35,000 on
approximately 13,000 hectares of the west side of Okanagan
Lake. The communities of the City include Casa Loma, Gellatly
Bay, Glenrosa, Lakeview Heights, Mission Hill/Sunnyside,
Rose Valley/West Kelowna Estates, Shannon Lake, Smith
Creek, and Westbank Centre. The City of West Kelowna
surrounds two self-governing reserves of the Westbank First

Nation.

1.1 SCOPE AND INTENT OF THE WESTBANK
CENTRE AGRICULTURE PLAN

The CWK has identified a portion of underutilized Agricultural
Land Reserve (ALR) land south of Westbank Centre as
having high agricultural and economic potential. The City
aims to protect this farmland from development pressures
by discouraging ALR exclusion applications and promoting
agricultural uses. The intent is to meet several goals related
to agriculture and food security that are stated within the

Westbank Centre Revitalization Plan, the West Kelowna

Figure 1. Slte context. Study area is shown in red.
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Economic Development Strategy (2010), and the West
Kelowna Agricultural Plan (2011). The development of a
Westbank Centre Agricultural Plan (WCAP) is listed as a
priority in Council’'s 2015 Strategic Plan and is envisioned to
encourage agri-tourism and agricultural business in the area.
The key findings of this plan are expected to be transferable
to other parcels of unused or underutilized farmland in other

communities in the City of West Kelowna.

1.2 STUDY SITE LOCATION
The study site includes eight ALR parcels situated to the
south of Westbank Centre that currently have minimal or no

agricultural activities occurring. These parcels are located on

the east and west sides of Brown Road, with frontages onto
Brown, Harding, and Cindy Roads. The lands immediately
north, east, and south are utilized for residential purposes,
while Glen Canyon Regional Park borders these lands to the
west. Situated just further north are a variety of commercial,
residential, and institutional uses that comprise Westbank
Centre, as well as Highway 97. Gellatly Bay is located just

southeast of the site

Historically, these lands were utilized for a variety of
agricultural uses, including fruit orchards and vineyards. Since
the late 1990s and early 2000s, the majority of these lands

have remained uncultivated.
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02 GENERAL CONTEXT REVIEW

2.1 OVERVIEW OF WESTBANK CENTRE

Westbank Centre is located at the heart of the City of West
Kelowna, west of Mt. Boucherie and north of Gellatly Bay.
Historically, Westbank Centre, and particularly Main Street,
was the social and commercial hub of the West Kelowna
area. However, under the jurisdiction of the Ministry of
Transportation, the widening of Main Street in the mid-1980s,
the construction of the Coquihalla Connector (Highway 97C),
and the construction of the Highway 97 couplet, changed
the once vibrant town centre'. As such, Westbank Centre is
currently the focus of revitalization initiatives and is an integral

component of West Kelowna’s heritage.

2.2 FARMLAND IN THE CITY OF WEST KELOWNA
CWK has over 1,400 hectares (about 3,500 acres) of A1-zoned
land for agriculture, most of it in the ALR?. This A1-zoned land
represents approximately 11% of the City’s land base, 9% of
which is in the ALR. There are an additional 3,000 hectares
of land zoned to accommodate some form of agriculture, but
it is mostly excluded from the ALR. Lying within the zones of
RU1 to RU5, some of this land has agricultural uses and more
could be developed for agriculture if land owners chose to do

SO.

Agricultural operations within  CWK’s farmlands usually
involve pasture and forage, tree fruits, vineyards and wineries,
nurseries, and to a modest extent, livestock. Approximately
127 hectares (314 acres) of CWK land is used for grape
production, including permanent buildings for wine production
and retail sales. The main tree fruits (apples, cherries, pears,
and plums) are grown on about the same number of hectares

as for pasture and forage (130 hectares).

" Westbank Centre Revitalization Plan, 2011. http://www.districtofwestkelowna.
ca/DocumentCenter/View/1611

2 West Kelowna Agricultural Plan, 2011. http://www.districtofwestkelowna.ca/
DocumentCenter/View/1300

2.3 FARMING: LOCAL HISTORICAL CONTEXT

Agriculture has always been an important industry within the
Westbank area. The first settlers in what became the City of
West Kelowna were the Allison family, in 1870. Their home is
still a community heritage feature in the Lakeview Heights/
Sunnyside neighbourhood®. By 1900, improved irrigation
practices coincided with a growing demand for farm products
for the Klondike Gold Rush and the Similkameen mines. As
orchards expanded, support facilities such as packinghouses,
processing plants, and sawmills to build fruit crates. The first
load of fruit was shipped from the Okanagan Valley in 1903,
and from that time, shipments continued to increase until
annual production was over a million boxes by 1911. By 1922,
the production of apples was over 2.7 million boxes and by
1939, it had increased to over 5.5 million boxes*. Viticulture
first became important in the 1920s and production quickly
increased. Historically, important vegetable crops included
tomatoes, cucumbers, cantaloupes, onions, and celery.
The orchard industry, coupled with secondary industries,
played a key role in creating an employment base for the
area’s constantly expanding population. Development of
the Lakeview and Westbank Irrigation Districts as key water
providers within the community provided further support to
the agricultural industry®. Co-operative marketing began in
1908, and by 1923 the Okanagan Valley supplied 82% of the
apples consumed on the prairie market through the co-op®.
The BC Tree Fruits Ltd, controlled by the BC Fruit Growers’

Association, was established during that time.

3 City of West Kelowna Official Community Plan, 2011. http://www.
districtofwestkelowna.ca/232/Official-Community-Plan-Bylaw-No-0100

4 Kelley, C.C. and R.H. Spilsbury, 1949. Soil Survey of the Okanagan and
Similkameen Valleys, BC. Report #3 of the British Columbia Survey. http://sis.
agr.gc.ca/cansis/publications/surveys/bc/bc3/bc3_report.pdf

5 West Kelowna Agricultural Plan, 2011. http://www.districtofwestkelowna.ca/
DocumentCenter/View/1300

8 Kelley, C.C. and R.H. Spilsbury, 1949. Soil Survey of the Okanagan and
Similkameen Valleys, BC. Report #3 of the British Columbia Survey. http://sis.
agr.gc.ca/cansis/publications/surveys/bc/bc3/bc3_report.pdf
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03 POLICY CONTEXT

Agricultural land and associated uses are regulated by
several levels of government. As a result, local producers
may be subject to municipal, regional, provincial, and federal
government policies. Furthermore, agricultural production
is not an issue addressed by one department, one piece of
legislation, or single level of government. Some regulations
are wide in scope and far-reaching, such as national and
international trade agreements, while others are site-specific
or issue-specific, such as zoning or meat processing
regulations. As a result, no one piece of legislation has the
capacity to address agricultural issues in an integrated and

holistic manner.

This section summarizes some of the more influential policies
and regulations. A more complete list is provided in the
Appendix and a fulsome discussion is provided in Deborah

Curran’s Agricultural Legal & Policy Scan (2009)’.

3.1 FEDERAL POLICIES AND PROGRAMS
Strategic Initiatives

Growing Forward 2 is a partnership between the federal
and provincial levels of government and is designed to help
the agricultural industry position itself to respond to future
opportunities and to realize its full potential as a significant
contributor to the economy. An estimated $427 million is
being invested in BC through Growing Forward 2 from 2013
to 2018.

Canada Agricultural Products Act

The Canada Agricultural Products Act regulates the import,
export, and inter-provincial trade and marketing of agricultural
products. The Canadian Food Inspection Agency (CFIA)
administers many of the agricultural import and export
activities. This Act standardizes agricultural grading and

inspecting procedures across Canada.

7 Curran, D. 2009. Capital Regional District Agricultural

Legal & Policy Scan. https://www.crd.bc.ca/docs/default-
source/crd-document-library/committeedocuments/
planningtransportationandprotectiveservicescommittee/20090515/agenda-
item-5---attachment-1-(second-paper)R.pdf?sfvrsn=0

Additional Federal Legislation Affecting Agriculture
Additional federal legislation that influences various aspects
of the agriculture industry include:

*  Fertilizers Act

e Canada Wildlife Act

e  Fisheries Act

e Consumer Packaging and Labelling Act

e  fFood and Drugs Act

e Excise Tax Act

e  [Excise and Import Permits Act

e Pest Control Products Act

e  Farm Debt Mediation Act

®  Plant Protection Act

e Seeds Act

e  Farm Products Agencies Act

e  Species at Risk Act

3.2 PROVINCIAL POLICIES AND PROGRAMS
Strategic Initiatives
In 2008, the BC Ministry of Agriculture released a BC
Agriculture Plan for the province entitled Growing a Healthy
Future for BC Families. The plan outlined 23 strategies to
sustain and facilitate the growth and diversification of the
agriculture industry. The 2012 BC Jobs Plan Agr-ifoods
Strategy builds on the initiatives undertaken through the BC
Agriculture Plan by setting priorities and actions to guide the
growth of the agricultural sector over a five year period in
three key areas:

1. Focus on high-quality, high-value products;

2. Expand domestic and international markets; and

3. Enhance the agri-food sector’s competitiveness.

In 2012, the Province also provided a $2 million investment
in a Buy Local program to help agricultural industries and
retail operations promote BC foods. The funding assisted
local businesses and organizations to launch or expand their
marketing campaigns, including the farmers markets and

several regional agricultural producer associations.
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The BC Tree Fruit Replant Program, announced in November
2014, provides financial help for growers to replace fruit trees
with varieties that will meet consumer demands for high-value,
high-quality BC fruit. The BC government has committed $8.4
million towards this seven-year replant project between 2015
and 2021.

Most recently, in 2015, the Province released the BC Agrifood
and Sea Food Strategic Growth Plan. The plan recognizes
three key challenges and opportunities: achieving economic
growth, adapting to climate change, and maintaining food
supply security. The Plan aims to harness these opportunities
and position the agri-food and seafood sector for continued
future growth. The Plan provides direction for economic
growth with a new, ambitious goal to increase the sector’s

annual revenues to $15 billion per year by 2020.

Agricultural Land Commission Act

Up to the 1970s nearly 6,000 hectares of prime agricultural
land were lost each year to urban and other uses in BC. The
Provincial government responded by introducing BC’s Land
Commission Act on April 18, 1973. The Agricultural Land
Commission (ALC) was created with the following mandate:

. To preserve agricultural land;

+ To encourage farming on agricultural land in
collaboration with other communities of interest;

. To encourage local governments, first nations, the
provincial government and its agents to enable and
accommodate farm use of agricultural land and uses
compatible with agriculture in their plans, bylaws, and

policies.

The ALC administers the ALC Act and is responsible for the
ALR, a provincial zone in which agriculture is recognized as
the priority use. The purpose of the ALR is to ensure that the
province’s agricultural land base is preserved and available
for farm uses both now and in the future. The ALC Act takes

precedence over, but does not replace, other legislation

and bylaws that may apply to the ALR. Local and regional
governments, as well as other Provincial agencies, are
expected to plan in accordance with the Provincial policy of

preserving agricultural land.

On March 27, 2014, the Provincial government introduced
Bill 24 - Agricultural Land Commission Amendment Act.
The Bill subsequently passed on May 14, 2014 creating two
ALR zones, six regional panels and incorporating changes to
ALC governance. The Okanagan remains in Zone 1, which
maintains the same priorities for decision-making regarding
exclusion, non-farm use, and subdivision applications, but will

do so by a three-person regional panel.

Agricultural Land Reserve Use, Subdivision and
Procedure Regulation

The Agricultural Land Reserve Use, Subdivision and Procedure
Regulation, adopted in 2002, specifies permitted land uses
within the ALR. This regulation identifies farm activities
and other, non-farm uses permitted in the ALR, notification
requirements for soil removal and placement of fill, procedures
for submitting applications, and filing requirements. Land use
activities not included in the Regulation, such as subdividing
land, building additional residences, or excluding land from
the ALR, require approval by the ALC through the application

process.

New regulations for the ALR Act, as directed by Bill 24, were
released in mid-2015. The majority of the changes are related
to the ability to process farm items in the ALR (a co-operative
model is now permitted), the establishment of breweries and
meaderies as a permitted use, the permitted production of
marijuana, and clarifying the allowance of secondary suites

and secondary dwellings in Zone 1 and Zone 2.
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Farm Practices Protection Act

The Farm Practices Protection (Right to Farm) Act was passed
in 1996. The intent of the Act is to protect farms, using “normal
farm practices”, from unwarranted nuisance complaints
involving dust, odour, noise, and other disturbances. The
Farm Practices Board, now called the Farm Industry Review
Board (FIRB), was established to deal with complaints that
arise from the Act and to determine whether the issue results
from normal farm practices. The FPPA protects farms both in
and outside of the ALR, although those outside the ALR must

obtain Class 9 (Farm) status from BC Assessment.

BC Assessment Act

Section 23 of the Assessment Act and BC Reg 411/95, the
Classification of Land as a Farm Regulation (the “Farm Class
Regulation”), set out the requirements that must be met
for land to be classified as “Farm” for assessment and tax

purposes. Land classified as “Farm” must be used all or in

part for primary agricultural production.

BC Environmental Farm Plan Program

The Canada-BC Environmental Farm Plan (EFP) Program is
a voluntary program that assists farmers in developing an
environmental action plan for their farm that enhances natural
resources and reduces the possibility of accidental harm to
soil, air, water and biodiversity values. Those who enroll in the
program become eligible for cost-share funding for certain
on-farm Best Management Practices projects through the

Growing Forward ARDCorp program.

3.3 REGIONAL AND LOCAL POLICIES AND
PROGRAMS

The manner in which agriculture is considered at the policy
level is through the Local Government Act (LGA), Regional
Growth Strategy (RGS) of RDCO, and the Official Community
Plan (OCP) of the City of West Kelowna, and subsequently

August 2016
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through regulations in the zoning bylaws. These documents
are critical to the way in which local governments can support
local food production and increase farm viability. Both the
RGS/RSS and OCP provide long-term visions and strategies
for future land use, development, and servicing, among other
areas regulated by the LGA. The OCP bylaw is required to
contain a Regional Context Statement, which describes
how the policies are aligned with the RGS. The zoning bylaw
regulates and permits uses within these land uses, or zones,
representing current land use. Both the OCP and the zoning

bylaw are described in greater detail below.

3.3.1 RDCO AGRICULTURAL PROGRAMS AND
STRATEGIES

RDCO'’s Regional Growth Strategy (Bylaw 1336)

The RGS was adopted in 2014. Several policies within the

RGS support the overall goal of the Westbank Agricultural
Plan. These include:

+ RGS Policy 3.2.1.8: Support the protection of ALR
lands and land uses which are supportive and/or
complimentary to agricultural use.

+  RGS Policy 3.2.5.2: Preserve and support sustainable
agricultural activities and land base that enhances
local agriculture through the strengthening of best
practices, support of local and regional food systems,
and the expansion of local food markets and agri-
tourism.

+ RGS Policy 3.2.5.6: Promote the use of agriculture
and ALR lands for food production and ancillary
agriculture processing and retailing consistent with

uses outlined in the ALC Act and Regulation.

RDCOQ'’s Agricultural Plan
The RDCO also has completed an Agricultural Plan (2005)3.

While the plan is now somewhat dated, and was developed

8 Regional District of Central Okanagan Agricultural Plan, 2005.
http://www.regionaldistrict.com/media/19873/Final%20Ag%20Plan%20
June%202005%20text.pdf

prior to the creation of the City of West Kelowna, there are
some recommendations in the plan that are still relevant. They
include:

*  Encourage increased cooperation with the other
local governments, Chambers of Commerce, and
Business Associations in the promotion and support
of agricultural activity in the region.

+  Recognize the importance of local markets and assist
farmers with opportunities to identify the unique local
niche markets that may be largely sustained by local
production. Potential local markets, for example, may
include organic farming.

+  Consider options for promoting interest in a region-
wide Economic Development Strategy.

+  Encourage the continuation of agricultural support
programs, including the Orchard Replant Program
directed at re-establishing inactive agricultural areas
in the region.

+  Continue efforts to enhance agri-tourism and related
heritage, cultural and active recreation opportunities
toward a comprehensive visitor market in which the
agricultural base of the community continues to play

an essential role.

Central Okanagan Economic Development Commission

(COEDC)
The COEDC The Central Okanagan Economic Development

Commission (COEDC) is an agency of the RDCO. The goal

of the COEDC is to assist existing and growing businesses

with enhancement of related activities and programs to
address needs and challenges, attract new investment into
the marketplace, and address larger policy and infrastructure
issues in order to allow the region to meet its economic

potential.

The COEDC identifies agriculture as an important industry in

the region and has set up an Agricultural Support Program
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to provide one-on-one assistance to agriculture-related
businesses and connects businesses with promotion and
marketing opportunities®. The COEDC also released the
Region’s first Economic Profile for Agriculture aimed at
supporting new and existing agricultural land owners in the
Central Okanagan by providing access to a wide range of

essential information and quick links to key resources.

3.3.2 CITY OF WEST KELOWNA OCP AND ZONING
The CWK Official Community Plan identifies the desire to
“protect and enhance agriculture” as one of its guiding
principles. The associated Growth Management Designation
maps identify the Westbank Agricultural Plan study area as an
Agricultural Precinct, where the objectives are to:

+  Conserve and enhance agriculture in West Kelowna.

* Investigate opportunities to minimize urban-
agricultural conflicts that do not impact farm
operations.

*  Ensure residential forms and densities that are
compatible with working agricultural operations.

+  Promote secondary and tertiary farm activities (e.g.
agri-tourism) that contribute to local economic

development.

Agricultural Precinct policies include:

+  Seek to maintain agricultural lands and uses within
Agricultural  Precincts that possess significant
agricultural value through tools such as covenants,
land trusts and/or zoning.

+  For land adjacent to the ALR or agriculturally-zoned
land, at time of subdivision, zoning, or development,
CWK may require the registration of a covenant
advising existing and future land owners that their
property is adjacent to agricultural land which is
subject to normal farm practices protected under the

Provincial Farm Practices Protection (Right to Farm)

9 COEDC Programs and Services: Agriculture. http://www.investkelowna.com/
agriculture

Act. The covenant can restrict the use of pest control,
weed control, and certain species of plants as outlined
in the General Guidelines for all Development Permits.

«  Strive to buffer rural and agricultural lands from
adjacent urban residential development as part of
development and subdivision proposals, where
appropriate.

«  Consider uses that are complementary to agricultural
uses as a transition between existing urban
development and farm operations, which may include
uses such as alley cropping, trails, pathways, and
natural areas. Consideration of such uses should not
be construed as support for subdivision to smaller

parcels.

Agricultural Precinct actions include:

+ As part of an Agricultural Plan for CWK, develop
guidelines for new growth and development in
Agricultural Precincts to ensure the resiliency
of agriculture and agri-tourism is preserved and
enhanced.

+  Develop appropriate regulations and guidelines for
“intensive agriculture” in consultation with farmers
and other stakeholders to minimize the impact of such

activities on residential and agricultural neighbours.

The parcels are within the ALR and the majority are zoned A1
by the CWK. The purpose of the A1 zones is to accommodate
agricultural operations and related activities located on parcels
that are typically within the ALR. Principal Uses, Buildings and
Structures within the A1 zone include:

a. Agriculture, general
Agriculture, intensive
Kennels, service on parcels 4 ha or greater
Greenhouse or plant nursery

Mobile home

-~ ® a0 T

Modular home
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Riding stable
h. Single detached dwelling
i. Winery or cidery (proposed changes would also
include: brewery, distillery, or meadery)
Secondary Uses, Buildings and Structures within the A1 zone
include:
»  Accessory uses, buildings and structures
»  Agricultural worker dwelling
»  Agricultural worker dwelling, temporary
»  Agri-tourism
»  Agri-tourism accommodation
*  Bed and breakfast
«  Care facility, minor
»  Carriage house
»  Home based business, major
. Kennels, hobby
»  Portable saw mill or shake mill
* Retail sales of farm products or processed farm
products

»  Secondary suite

Agri-tourism accommodation regulations ensures that the
potential scale and size of the building structure is aligned
with the intent of the bylaw (i.e. permitted within a single family
dwelling, secondary to the primary agricultural operation).
Currently, agri-tourism accommodation is permitted on A1
(Agricultural) zoned land, provided that:
» It is conducted within a principal single detached
dwelling (s. 3.20.1);
+  The maximum amount of guest rooms does not
exceed ten (10) for parcels larger than 3.8 hectares
(9.4 acres) and four (4) for parcels less than 3.8
hectares (9.4 acres) (s. 3.20.4); and
+  Accommodation is only rented for periods less than 1
month (s. 3.20.3).
CWK council is considering making changes to the agri-
tourism accommodation regulations that would add the

following requirements:

*  For parcels equal to or greater than 2.0 hectares
(4.9 acres) and less than 7.6 hectares (18.8 acres)
the total gross floor area of guest rooms in an agri-
tourism accommodation facility shall not exceed 120
m2 (1,292 ft?); a separate or ensuite washroom and
common areas are not included as part of the area of
the guest rooms.

*  For parcels greater than 7.6 hectares (18.8 acres)
the total gross floor area of guest rooms in an agri-
tourism accommodation facility shall not exceed 300
m?2 (3,230 ft?); a separate or ensuite washroom and
common areas are not included as part of the area of
the guest rooms.

*  Agri-tourism accommodation is not permitted on

parcels less than 2.0 hectares (4.9 acres).

The proposed gross floor area is reflective of the previous
Zoning Bylaw (no. 871) which limited the guest room size
to 30 m2. Upon consultation with the AAC, the Committee
advised that while they were supportive of controlling the size
of such facilities, it was suggested that rather than limiting
the size of an individual room, the bylaw should limit the size
of the entire facility. This would ensure that some flexibility is
afforded to the operator, who may wish, for example, to have

either 5 larger guest rooms or 10 smaller guest rooms.

3.3.3 WEST KELOWNA AGRICULTURAL PLAN
The West Kelowna Agricultural Plan, developed in 2011,
provides a number of recommendations that serve to support
the development of the Westbank Centre Agriculture Plan™.
The following statement regarding Westbank Centre is
included in the Agricultural Plan (Section 3.2.5):
The areas surrounding the Westbank Centre study
area contains a significant amount of agriculturally
viable land, the urban/agricultural interface is both

a challenge and an opportunity. The ALR and

10 West Kelowna Agricultural Plan, 2011. http://www.districtofwestkelowna.ca/
DocumentCenter/View/1300
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other agricultural lands in the area are viewed as
an opportunity, not a constraint, and exclusion
applications are not to be considered as part of the
Westbank Centre Plan.

Agriculture  forms part of Westbank’s unique
character and heritage, and can help create
economic development opportunities. The Westbank
Centre Revitalization Plan will identify agricultural
opportunities that will enhance the vitality and sense
of place of Westbank. This may include aesthetic,
visual, and heritage considerations, agritourism
opportunities, and farmers’ markets as selling features

and tourist attractions.

Specific recommendations, objectives, and policies within the
West Kelowna Agricultural Plan that relate to the goals of the

Westbank Centre Agriculture Plan include:

Recommendation 9: Agriculture and Urban Growth

+  Objective: To integrate agriculture and residential
development which can assist in developing
pedestrian-oriented communities and  support
additional agricultural endeavours.

+  Policies: The CWK supports secondary and tertiary
activities that contribute to farming income (farmers
markets, agritourism, secondary processing and
others); The CWK continues to encourage community
food access opportunities, new techniques for
assimilating agriculture into the urban experience,
the wholesaling and retailing of horticultural plants
and related gardening items, and agritourism and
on-farm product sales; Working in consultation with
land owners and the Ministry of Agriculture, the CWK
continues to encourage agricultural production on
lands zoned to accommodate agriculture outside
urban centres, while promoting Agricultural Urbanism
philosophies only on lands zoned to accommodate

agriculture adjacent to or within urban centres.

Recommendation 14: Markets for Local Products and
Services

+  Objective: To support and encourage local agricultural

production by providing local farmers’ markets and

other approaches within the jurisdiction of the District.

+ Policy: The CWK encourages innovative farming

and local marketing techniques which help improve

the economic viability of food production in the

community.

Recommendation 16: Agri-Tourism and Culinary Tourism

+  Objective: To support the expansion of the agricultural
industry in areas related to agri-tourism and culinary
tourism.

+ Policies: The CWK encourages activities that
contribute to farming income such as agri-tourism and
culinary tourism; The CWK encourages the efforts of
neighbouring municipalities and the Regional District
to foster agri-tourism and culinary tourism in the
area; The CWK considers applications by farmers to
erect directional signage to agri-tourism and culinary
tourism sites as per Hwy Regulations and relevant

District Bylaws.

3.3.4 WESTBANK CENTRE REVITALIZATION PLAN

The Westbank Centre Revitalization Plan recognizes
Westbank as the cultural, civic and social heart of West
Kelowna'. The plan’s objectives include expanding the
economic base, improving the quality of public and private
spaces and preserving, protecting and enhancing the area’s
urban and agricultural culture and heritage, while creating an
exciting place to live, work and play. The areas surrounding
the Westbank Centre Revitalization study area includes the
Westbank Centre Agricultural Plan parcels, which are noted
as containing a significant amount of agriculturally viable land.

The ALR and other agricultural lands in the area are viewed as

! Westbank Centre Revitalization Plan, 2011. http://www.
districtofwestkelowna.ca/DocumentCenter/View/1611
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an opportunity, not a constraint, and exclusion applications
are not to be considered as part of the Westbank Centre

Revitalization Plan.

Principle #5 of the Revitalization Plan is to:
Celebrate and reference the areas agricultural history
in the design of buildings, open spaces and public
art, through activities such as demonstration farming,
processing, and tailgate sales at the urban agricultural
interface at the edge of the centre, and through
activities such as farmers markets and community

gardening.

Agriculture is noted as having formed part of Westbank’s
unique character and heritage, and can help create
economic development opportunities. The Westbank Centre
Revitalization Plan identifies agricultural opportunities that
will enhance the vitality and sense of place of Westbank. This
may include aesthetic, visual, and heritage considerations,
agritourism opportunities, and farmers’ markets as selling

features and tourist attractions.

The Revitalization Plan includes a detailed implementation
strategy - a list of action items - that highlights bylaw
amendments, future policy developments, and capital
projects. Two of the goals speak directly to this Westbank
Centre Agricultural Plan:

»  Protect the agricultural land and enhance its economic
and cultural value to WBC by foregrounding the
character of agricultural uses and forms in the centre;
and

+ Commit to protecting the land and work with owners
and farmers to get agricultural production underway
for economic and ‘town character and experience’

reasons.

3.3.5 WEST KELOWNA ECONOMIC DEVELOPMENT
STRATEGY
The Economic Development Strategy was presented to
Council in 20102, Four of the six goals of the EDS relate to the
Westbank Centre Agricultural Plan, including:

+  Local job opportunities;

. Expanded business tax base; and

+  Value-added products and services.

The EDS includes nine strategies recommended for
implementation which are expected to contribute to the goals.
The recommendations that overlap with the Westbank Centre
Agricultural Plan include:

a. The creation of a business development guide;

b. The completion of a building and land inventory;
c. The expansion of tourism services; and
d

The development of the Town Centre.

3.4 TRANSPORTATION AND ACCESS PLANNING
AND INITIATIVES

The City’s Master Transportation Plan identifies a desire for
possible urban collector routes connecting Westbank Centre
to Gellatly Road and the waterfront. However, the alignment
of these connections has not been determined, although
an extension of Ingram Road through to Gellatly Road in
partnership with Westbank First Nation appears to be the
most topographically feasible. The 2016 10-year capital plan
identifies the completion of a transportation study for this

connection in 2019.

A connection between Elliot Road and the portion of Brown
Road that parallels Ingram Road is expected once the non-
agricultural property at 3898 Brown Road separating these
roads is developed. Road reserves exist on these properties
in anticipation of the future connection. Additionally, a 38

meter extension south of Old Okanagan Highway would

2 West Kelowna Economic Development Strategy, 2010. http://www.
districtofwestkelowna.ca/DocumentCenter/View/1781
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provide a City centre connection to 3870 Harding. This access these agricultural lands and Westbank Centre. These
extension is currently a non-standard road width that has yet potential road network improvements are illustrated on Figure
to be constructed. Construction of this extension would be 2.

the responsibility of the property owner. Finally, there may be

an opportunity to create a connection between the privately

owned Flying Horse Drive at the north end of The Pointe

development to Brown Road for the residents of the Pointe to

Figure 2. Potential road network improvement map in relation to the study site
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04 ENVIRONMENTAL CONTEXT

4.1 IRRIGATION AND WATER SERVICING

Water is an essential requirement for agriculture, and the
industry is most vulnerable to persistent drought. Without
supplemental water, natural precipitation will provide an
average of only about 300 mm of moisture in a given year.
Producing crops such as tree fruits or hay may require 600 to
750 mm of moisture during the growing season'®. Although
the agricultural industry in the Okanagan is a major consumer
of water, agricultural users are relatively efficient when
compared with other consumers such as golf courses, parks,

and domestic landscaping.

The Westbank Irrigation District (now referred to as the
Westbank Water Service Area) draws water from a collection
of upland watersheds. The Westbank Irrigation District was
established in 1922 and derives its supply of water from the
Powers Creek Watershed', which includes six upland storage
reservoirs: Lambly, Jackpine, Horseshoe, Paynter, Dobbin,
and Tadpole Lakes. The Westbank Water Service Area serves
approximately 385 hectares of farmland, 5,400 service
connections, and a population of about 13,000 people™. In
the Westbank Irrigation District, about 20% of the annual

demand is for agriculture’®.

The former Westbank Irrigation District, in cooperation with
the BC Ministry of Agriculture, established water irrigation
levels for farming (24 inches during the irrigation season).
These levels determined with input from the agricultural
community. A capital works plan originally prepared by the
former Westbank Irrigation District identified an option to
supply agricultural land with untreated water. Alternatives
for cost savings that may be equally attractive are increased
efforts in conservation and other water-saving strategies such

as drip irrigation.

3 West Kelowna Agricultural Plan, 2011. http://www.districtofwestkelowna.ca/
DocumentCenter/View/1300

" bid.

¢ Ibid.

"6 Ibid.

4.2 SOILS AND GEOLOGY

During the Pleistocene epoch, ice sheets extended over the
Okanagan up to 7,000 feet in elevation. The weight and friction
of the ice rounded the hills and caused pre-existing soils and
loose materials to move into and mix with the ice'”. Large rock
formations were crushed into a variety of soil textural sizes.
As the glaciers retreated over time to the mountaintops, the
valleys were partly blocked by remnants of the ice sheets. This
debris accumulated to form till that was redistributed over the
valley through glacial meltwater and filled the valley bottoms.
Ponding took place to the north of Westbank, while to the
south drainage occurred through slow moving rivers and the
valley sides. The till was eroded to form gravelley terraces,
sandy terraces, sands and silts, and glacio-lacustrine clays.
Differences in chemical composition between soils in the area

is generally the result of water sorting.

The soils in the Westbank Centre Agricultural Plan study
area are a combination of Glenmore Clay (GLc) and Rutland
Gravelly Sandy Loam (R)® (Figure 3). These soils are part of
the Dark Brown Soils classification for the Okanagan Valley.
These soils exist in arid areas at a higher elevation than the
valley bottoms, usually occupying an elevation of 1,130 feet
to 3,500 feet. These soils provide a short season for peaches
and apricots, however apples, pears, cherries, and grapes can
give excellent yields under the right drainage and irrigation

conditions.

The following descriptions of Rutland and Glenmore soils are
derived from Kelley and Spilsbury’s soil survey report and
associated mapping'®. Rutland soils are derived from gravelly
and stony terraces at elevations between 1,200 and 2,700
feet. The soil surface is dark brown shading to brown in the

lower part, with varying amounts of stones and gravel. The top

7 Kelley, C.C. and R.H. Spilsbury, 1949. Soil Survey of the Okanagan and
Similkameen Valleys, BC. Report #3 of the British Columbia Survey. http://sis.
agr.gc.ca/cansis/publications/surveys/bc/bc3/bc3_report.pdf

'8 |bid.

9 Kelley, C.C. and R.H. Spilsbury, 1949. Soil Survey of the Okanagan and
Similkameen Valleys, BC. Report #3 of the British Columbia Survey. http://sis.
agr.gc.ca/cansis/publications/surveys/bc/bc3/bc3_report.pdf
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layers are sandy loams that are underlain by coarser materials
such as gravel. These soils require irrigation in order to
become agriculturally productive. These soils are often more
suitable for orchards, rather than for tilled crops. Glenmore
soils are derived from lacustrine sediment deposits. They
are clay soils with undulating topography, generally located
at elevations between 1,150 and 1,500 feet. The heavy
clay causes drainage issues when irrigation water is used
in excess. The surface is brownish grey, heavy clay with a
brownish grey subsoil. These soils are suitable for a range of
agricultural crops, including grains such as wheat. In order
to successfully grow orchards and vegetables, subsurface

drainage is recommended.

Figure 3. Soil map of Westbank Centre. Sheet No. 2. Soil Sur-

vey of the Okanagan Valley, 1948.
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4.3 AGRICULTURAL CAPABILITY

The agricultural capability ratings of the soils in Westbank
range from Class 4 — 7 (unimproved) and Class 1 -7 (improved)
(Figure 3). The improved rating assumes that drainage and

irrigation are available and that some land grading and stone

removal has been undertaken. The main limitation noted both
on the agricultural capability mapping and during site visits is
steep terrain in some pockets. This will alienate a small amount
of the overall land to farming, and is typical of the landforms
found along the west side of Okanagan Lake. The Agricultural
Land Commission notes that in areas that are climatically
suitable for growing tree fruits and grapes, stoniness and/or

topography are not significant limitations.

Class 1 is applied to land that has the climate and soil to allow
a farmer to grow the widest range of crops. Class 7 is land
that is considered non-arable, with no potential for soil bound
agriculture. The intermediate classes may be inappropriate for
some agricultural uses, while being highly suitable for others?'.
Even Class 6 land, while precluding some conventional, arable
agricultural activities, may still sustain native and/or perennial
uncultivated agriculture, often used for animal grazing,

orchards, and grapes.

Figure 4. Agricultural capability map with study location

boundary noted in pink.
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20 Agricultural land capability classes. Agricultural Land Commission. http://
www.alc.gov.bc.ca/alc/content/alr-maps/agricultural-land
21 Agricultural land capability classes. Agricultural Land Commission. http://
www.alc.gov.bc.ca/alc/content/alr-maps/agricultural-land
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4.4 WEATHER AND FROST FREE DAYS

The Okanagan climate is one of the mildest in Canada.
Summers are warm with cool nights and winters are mild with
occasional low temperatures lasting from a few days to a few
weeks?2. The Okanagan Valley is located in the rain shadow of
the Coast Mountains and receives the moist Pacific air masses

forced up and over the Coast and Cascade Mountains.

The weather station located in Peachland (12 km to the
southwest) provides the following weather and climate

normals (1981 to 2010) data®. Changes in data and trends

22 Kelley, C.C. and R.H. Spilsbury, 1949. Soil Survey of the Okanagan and
Similkameen Valleys, BC. Report #3 of the British Columbia Survey. http://sis.
agr.gc.ca/cansis/publications/surveys/bc/bc3/bc3_report.pdf

2 Climate normals: Peachland, BC weather station. Environment Canada.
http://climate.weather.gc.ca/climate_normals/results_1981_2010_e.html?stnID
=10468&lang=e&province=BC&provSubmit=go&page=151&dCode=0

since 2010 have not yet been published, however anecdotal
evidence suggests that warmer springs are resulting in earlier

blossoming of fruit trees.

The period available for plant growth is largely confined
to the time between the last frost in the spring and the first
frost in the fall. The frost-free period varies widely throughout
the Okanagan Valley and can fluctuate dramatically from
year to year. The Okanagan Valley’s climate is favourable for
orcharding with mild winters and relatively high snowfall, mild

springs, and long, hot summers.

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Year
Daily Average (°C) -0.2 1.4 5.4 9.7 14.3 18.0 21.4 20.8 15.8 9.6 3.7 -0.5 10
Daily Maximum (°C) 1.9 4.3 9.7 149 | 198 | 233 | 272 | 264 | 209 | 135 6.2 1.6 14.1
Daily Minimum (°C) -2.4 -1.6 1.1 4.5 8.7 12.6 15.6 15.3 10.6 5.6 1.1 -2.5 5.7
Rainfall (mm) 19.6 14.2 18.6 24.4 34.8 41.9 31.8 26.1 23.5 28.4 31.8 14.5 | 309.5
Snowfall (cm) 23.8 | 10.1 5.0 0.1 0 0 0 0 0 0.2 13.3 | 31.3 | 83.9
Table 1. Temperature and precipitation normals for Peachland, BC.
Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec Year
Days with Minimum
Temperature
>0°C -0.2 1.4 5.4 9.7 14.3 18.0 21.4 20.8 15.8 9.6 3.7 -0.5 10
Table 2. Frost free days at the Peachland weather station, BC.
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4.5 CLIMATE CHANGE

Farmers are accustomed to the weather influencing their
activities and weather-dependent decisions are a part of
farming life. Adapting to climate change, however, involves
a more systematic assessment and response. Agriculture
is highly vulnerable to changes in climatic conditions and
even small shifts could have significant consequences for
farm viability and food production. Despite the challenges
of applying broad climate models, some general projections
are anticipated in BC between now and 2050. Additional

secondary effects may include a range of conditions described

Although there is general consensus regarding the impacts
of climate change, how these might impact specific

microclimates is uncertain, yet critical for agricultural
producers concerned with the effects of climate change and
precipitation within their specific locale. Modelling suggests
that climate change in the Central Okanagan area will bring
about an increase in frost free days, a decrease in spring

snowfall, and a decrease in summer rains.

in Table 3%4.

24 BC Agriculture and Food Climate Action Initiative. Regional forecasting.

http://www.bcagclimateaction.ca/

Table 3. Potential impacts of climate change on agriculture in the Okanagan.

Climate Change Condition

Potential Agricultural Impacts

Changing hydrological regime,
decrease in summer precipitation

Decrease in productivity and quality of crops and livestock under water stress, increased
costs, reduction in water supply (at times of high demand), increase in management
complexity

Increasing precipitation and
variability of precipitation
(especially in spring & fall)

Interruptions to planting, input applications and harvesting, increase in excessive moisture
and site-specific flood risk, increase in pressure on drainage and water management,
interruptions to pollination, decrease in light levels, increase in nutrient and input leaching,
increase in management complexity

Changing crop suitability ranges

Inconsistent productivity, quality and therefore prices; increase in suitability for new varieties
of forage and field vegetable crops, increase in suitability of new crops

Changes in pest and disease

Increase in winter survival rates, increase in number of cycles in a year, introduction of new
pests and diseases, increase in management costs, complexity, uncertainty, increase in
delays or prevention of pollination

Increase in extreme weather
events (storms, wind, extreme
heat)

Decrease in productivity and quality, increase in building maintenance and damage costs,
decrease in heating costs, increase in cooling and ventilation costs, interruptions to regional
infrastructure and supply lines

Climate change impacts to other
growing regions

Increase in feed or other input costs, increase in demand for food production/local food
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05 AGRICULTURE PROFILE OF THE STUDY SITE

Figure 5. Properties in the study.

CITY OF WEST KELOWNA | Westbank Centre Agriculture Plan
23



