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1. Call to Order

THE CHAIR WILL CALL THE HEARING TO ORDER:

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

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

(c)     All representations to the Agricultural Advisory Committee form part of the
public record.

(d)     As an Advisory Committee of Council, the Agricultural Advisory 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.

2. Applications for Consideration

2.1 1629-1649 KLO Road, A15-0006 - Western Global Enterprises Ltd. 3 - 30

To obtain approval from the Agricultural Land Commission (ALC) under Section
20(3) of the Agricultural Land Commission Act for a “non-farm use” within the
Agricultural Land Reserve (ALR) for a portion of the property to operate as a
landscape centre.

3. Minutes 31 - 37

Approve Minutes of the Meeting of June 11, 2015.

4. Referrals

There are no referrals.

5. Old Business
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5.1 Update of Agricultural Land Commission Decisions

6. New Business

6.1 Agricultural Planning Overview

7. Next Meeting

August 13, 2015

8. Termination of Meeting
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COMMITTEE REPORT 
 
 
 

Date: July 9, 2015 

RIM No. 1210-21 

To: Agricultural Advisory Committee (AAC) 

From: Community Planning Department (MS) 

Application: A15-0006 Owner:  Western Global Enterprises Inc. 

Address: 1629-1649 KLO Road Applicant: Better Earth Garden Centre 

Subject: Application to the ALC for a Non-Farm Use (Landscaping Centre)  

 

1.0 Purpose 

To obtain approval from the Agricultural Land Commission (ALC) under Section 20(3) of the 
Agricultural Land Commission Act for a “non-farm use” within the Agricultural Land Reserve 
(ALR) for a portion of the property to operate as a landscape centre. 

2.0 Proposal 

2.1 Background 

Since 2000, the subject property has been farmed in ground based crops including alfalfa, 
strawberries, corn and potatoes.  

In 2012, the property had been farmed by Better Earth Products, who farmed the property in 
primarily corn and potatoes. Subsequently, the current owners, Better Earth Garden Centre, took 
over the lease and initiated a nursery and landscape supply centre. In addition, they sub-leased 
portions of the property to three other tenants, including other landscaping businesses and a soil 
screening operation (see attached submission). 

In 2014, City of Kelowna Bylaw enforcement received complaints from neighbours regarding dust 
and noise from the activities on the property.  

On July 15th 2014, ALC Enforcement staff issued a letter to the owners of the property to alert 
the tenants to cease operations as the non-farm use was unauthorized by the ALC.  

The owners of Better Earth Garden Centre (the applicants) met with Community Planning staff in 
the summer of 2014 to better understand the requirements of the ALC Act and Regulation, and to 
establish a plan to undertake compliance. 

With this understanding, the applicants terminated the leases of the other tenants, and began to 
remove berms and debris that were brought in as part of these operations. The applicants 
removed 1944 cubic metres of material left on the property by previous tenants. They are 
currently rehabilitating the land to return it to growing alfalfa. 
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The majority of the site is now used to grow alfalfa. There is also an area for shrub and tree 
growing and sales, as well as a greenhouse for shrubs and vegetable production at the south of 
the property. 

On March 15, 2015, the ALC rescinded the stop work order due to the efforts of Better Earth 
Garden Centre to bring the property into compliance. 

The applicants have been communicating with neighbours about the changes of the property, 
including noise, dust and weed control. (See letter, attached). 

In the spring of 2015, the applicants met with planning staff to determine if their operation could 
comply completely within the ALC Act and Regulation. In terms of addressing the ALC Policy #21 – 
Farm Retail Sales in the ALR, the applicants determined that they required more area for non-
farm product than was allowed under the Regulation. The policy restricts the area of non-farm 
retail product to 50% of 300 square metres (i.e. 150 square metres). The applicants were not able 
to fit their landscaping products into this area, and as such have submitted this non-farm use 
application. 

As such, the applicants are requesting a Non-Farm Use to allow 700m2 of the 7.31 ha (18.06 
acres), to be used to sell landscaping products. 

2.2 Project Description 

The applicants are requesting a Non-Farm Use to allow 700m2 of the 7.31 ha (18.06 acres), to be 
used to sell landscaping products. This represents an increase over the 150 m2 that is permitted 
in association with Farm Retail Sales. The landscaping products are proposed to include:  

 Soil products  

 Soil additives  

 Mulches 

 Landscape rock 

Note that all the above products would be brought in from off-site. No composting would be sold 
that is produced on site. The applicants produce a small amount of compost, of which 100% is 
used to amend their soil for alfalfa production. 

2.3 Site Context 

The subject property is located in the South Pandosy / KLO Sector of the City and is within the 
Agricultural Land Reserve.  The Future Land Use of the property is Resource Protection Area 
(REP).  It is zoned A1 – Agriculture 1 (Maps 1 – 4, below) and is outside of the Permanent Growth 
Boundary.   

Note that the applicant leases two other properties that are contiguous to the subject property. 
These are 3350 Benvoulin Road and 3400 Benvoulin Road. These are also shown in the maps 
below. 

Parcel Summary – 1629 - 1649 KLO Road: 

 Parcel Size: 5.03 ha (12.4 acres) 
 Elevation: 348.5 to 349.85 metres above sea level (masl) 
  

                                                
1
 ALC, 2003. Activities Designated as Farm Use – Farm Retail Sales in the ALR. 

http://www.alc.gov.bc.ca/alc/DownloadAsset?assetId=8CCC181D8D864EE1956A235F975B7C42&filename=policy_2_farm_retail_sales.
pdf 
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Map 1 - Neighbourhood 

 
 

Map 2 – Subject Property and Leased Properties 
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Map 3 – Agricultural Land Reserve 
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Map 4 – Site Plan – Proposed Site Uses 
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Zoning and land uses adjacent to the property are as follows: 

Table 1:  Zoning and Land Use of Adjacent Property 

Direction Zoning ALR Land Use 

North 
RU2 – Urban Residential 3 /  

RR1 – Rural Residential 1 
Yes Vacant 

South A1 – Agriculture 1 Yes 
Agriculture /  

Rural Residential 

East A1 – Agriculture 1 
No / 
Yes 

Rural Residential  

 Agriculture 

West  RU1 - Urban Residential  1 No Urban Residential 

 

3.0 Subdivision, Agriculture & Environment Services  

The applicants have responded to both the ALC and City of Kelowna enforcement actions and the 
concerns of neighbours through efforts to bring the properties into compliance and through a 
management program for dust, noise and weed control. 

The AAC should consider: 

 The potential benefit to agriculture of the non-farm use. 

Report prepared by: 

     
Melanie Steppuhn, Land Use Planner 
 
 

Reviewed by:  Ryan Smith, Community Planning Department Manager 
 
 

Approved for Inclusion:  Doug Gilchrist, Divisional Director, Community Planning & 
Real Estate 

 

Attachments:  

Attachment A – Policies 
Attachment B – Technical Comments 
Subject Property Map 
Applicant ALC Act Application for Non-Farm Use Supplementary Information 
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SCHEDULE A - Policies 
 
 
 

Subject: 1629 – 1649 KLO Rd – Non-Farm Use (Landscaping) 

 

1.0 Current Development Policies 

1.1 Kelowna Official Community Plan (OCP) 

Future Land Use1 

With respect to lands outside the Permanent Growth Boundary, Chapter 4 of the OCP states: 

 Lands outside the permanent growth boundary will not be supported for urban uses. 

Farm Protection Development Permit Guidelines2 

Farm Protection Development Permit Guidelines include: 

 Protect farm land and farm operations; 

 Minimize the impact of urban encroachment and land use conflicts on agricultural land; 

 Minimize conflicts created by activities designated as farm use by ALC regulation and non-
farm uses within agricultural areas. 

The subject property has a future land use designation of Resource Protection Area and relevant 
policies are included below: 

Objective 5.33 Protect and enhance local agriculture3. 

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. 

Policy .7 Non-farm Uses. Support non-farm use applications on agricultural lands only where 
approved by the ALC and where the proposed uses: 

 are consistent with the Zoning Bylaw and OCP; 

 provide significant benefits to local agriculture; 

 can be accommodated using existing municipal infrastructure; 

 minimize impacts on productive agricultural lands; 

 will not preclude future use of the lands for agriculture; 

 will not harm adjacent farm operations. 

Objective 5.34 Preserve productive agricultural land4. 

                                                
1
 City of Kelowna Official Community Plan, Chapter 4.7 (Future Land Use). 

2
 City of Kelowna Official Community Plan, Chapter 15.2 (Farm Protection DP Guidelines). 

3 City of Kelowna 2030 Official Community Plan: Greening Our Future (2011), Development Process Chapter; p. 5.33.  
4 City of Kelowna 2030 Official Community Plan: Greening Our Future (2011), Development Process Chapter; p. 5.34.  
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File A15-0006  July 9, 2014 

1.2 City of Kelowna Agriculture Plan 

ALR Application Criteria5 

Exclusion, subdivision, or non-farm use of ALR lands will generally not be supported.  General 
non-support for ALR applications is in the interest of protecting farmland through retention of 
larger parcels, protection of the land base from impacts of urban encroachment, reducing land 
speculation and the cost of entering the farm business, and encouraging increased farm 
capitalization. 

1.3 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. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                
5 City of Kelowna Agriculture Plan (1998); p. 130. 
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SCHEDULE B – Technical Comments 
 
 
 

 

 

Subject: 

 
 
 
A15-0006 – 1629 – 1649 KLO Road – Non-Farm Use Application 

 

1.1 Development Engineering Department 

Development Engineering has no comments at this point in time with regard to this application, 
however, a comprehensive report will be provided at the time of development application 
submission when the Agricultural Land Commission agrees to the proposed activity on the subject 
property. 
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ALR

APPLICATION A15-0006

NON-FARM USE

1629 - 1649 KLO RD

Subject Property

Map: 1,284 x 714 m -- Scale 1:7,585 2015-07-02

Certain layers such as lots, zoning and dp areas are updated bi-weekly. This map is for general information only.
The City of Kelowna does not guarantee its accuracy. All information should be verified.

Page 1 of 1Map Output

7/2/2015http://kelintranetd/servlet/com.esri.esrimap.Esrimap?ServiceName=Subject_Properties_Arc...
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