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Present:

REGIONAL DISTRICT OF NANAIMO

AGRICULTURAL ADVISORY COMMITTEE

FRIDAY, OCTOBER 23, 2015 AT 2:00 PM
IN THE RDN BOARD CHAMBERS

Director H. Houle Chairperson

Director C. Haime District of Lantzville

Director J. Fell Electoral Area 'F'

K. Reid Regional Aquaculture Organization

J. McLeod Regional Agricultural Organization

R. Thompson Representative (North)

C. Watson Representative (North)

M. Ryn Representative (South)

K. Wilson Representative (South)

J. Thony Regional Agricultural Organization

Also in Attendance:

R. Turner Turner Land Surveyor

M. Young Electoral Area C

P. Thompson Manager of Long Range Planning

J. Holm Manager of Current Planning

K. Marks Senior Planner

S. Boogaards Planner

N. Hewitt Recording Secretary

CALL TO ORDER

Chairperson Houle called the meeting to order at 2:00 pm.

MINUTES

Minutes of the Agricultural Advisory Committee meeting held Friday July 3, 2015.

MOVED K. Reid, SECONDED M. Ryn, that the minutes of the Agricultural Advisory Committee meeting

held Friday July 3, 2015 be adopted.

COMMUNICATIONS/CORRESPONDENCE

Ministry of Agriculture, re Regulating Agri-Tourism and Farm Retail Sales in the Agricultural Land

Reserve — Discussion Paper and Proposed Minister's Bylaw Standards.

CARRIED

MOVED K. Reid, SECONDED J. Fell, that the correspondence from the Ministry Agriculture re: Regulating

Agri-Tourism and Farm Retail Sales in the Agricultural Land Reserve — Discussion Paper and Proposed

Minister's Bylaw Standards be received.
CARRIED
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REPORTS

ALR Application No. PL2014-017— Paugh— 2670 McLean's Road, Electoral Area 'C'.

MOVED J. Fell, SECONDED K. Reid, that the Agricultural Advisory Committee recommends the

Agricultural Land Commission approve Section 946 subdivision application No. PL2014-017 — Paugh —

2670 McLean's Road, Electoral Area 'C' as submitted.

CARRIED

Bylaw and Policy Update Project — Current Status.

K. Marks provided a brief verbal update on the Bylaw and Policy Update project.

Dogs at Large Bylaw Amendment.

J. Holm provided a brief verbal update on bylaw amendments to address dogs at large in Electoral Area

'F'.

Agricultural Land Use Inventory Update.

K. Marks provided a brief verbal update on the agricultural land use inventory update.

AAC Membership expiring at the end of this year.

J. Holm thanked the Committee members for their work with the AAC and advised that members are

welcome to re-apply for positions on the Committee and that the Board will approve new committee

appointments in January.

NEW BUSINESS

Agricultural Study Tour - UBCM.

Director Houle joined the BC Ministry of Agriculture on a tour show casing the latest in livestock

production. The tour included an organic chicken egg farm, dairy farm, goat farm and a retired

racehorse farm.

ADJOURNMENT

MOVED K. Reid, SECONDED C. Watson, that this meeting be adjourned.

Time 2:51 pm

CHAIRPERSON

CARRIED
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WI REGIONAL
Op DISTRICT

OF NANAIMO
STAFF REPORT

TO: Agricultural Advisory Committee (AAC) DATE: February 3, 2016

FROM: Jamai Schile FILE: PL2015-160
Planner

SUBJECT: Request for Comment on Subdivision in the ALR Application No. PL2015-160
Lot 12, Salvation Army Lots, Nanoose District, Plan 1115, Except Part In Plan 734 RW
2116 Alberni Highway

Electoral Area 'F'

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application for subdivision in the Agricultural
Land Reserve (ALR) from Horst Neuman on behalf of Wendy Huntbatch (see Attachment 9 for
applicant's submission). The subject property is approximately 8.32 ha in area and is contained entirely
within the ALR. The parcel is bound by Alberni Highway to the north and Burgoyne Road to the south
with and Agricultural (A-1) zone parcels to the east, west and south. The property currently contains the
World Parrot Refuge; a residential dwelling; retail shop; commercial greenhouse, workshop and ground
crops - lavender. A copy of the Subject Property Map and proposed Plan of Subdivision is included in the
enclosed draft Local Government Report (see Attachments 1 and 3).

Agricultural Advisory Committee (AAC) Members were provided an opportunity to attend the site on
January 26, 2016.

BOARD POLICY AND DISCUSSION

RDN Board Policy B1.8 — Review of Provincial Agricultural Land Reserve (ALR) Applications provides an
opportunity for the AAC to review and provide comments on ALR applications for exclusion, subdivision
and non-farm use on lands within the ALR. As per Policy B1.8, the applicable standing Board resolution is
included for the Agricultural Land Commission's information as part of the Local Government Report. A
copy of this draft report, including comments from the Area Director, is included for your review and
comment. Following this review, the Local Government Report, including comments from the Area
Director and the AAC, will be forwarded to the ALC for consideration.

In accordance with the AAC Terms of Reference, the role of the AAC members is to provide local
perspective and expertise to advise the Regional Board (and in this case comment to the ALC) on a range
of agricultural issues on an ongoing and as needed basis as directed by the Board. In addition to
members' local knowledge and expertise, comment on ALR applications may be guided by Board
approved policies such as the RDN Agricultural Area Plan, the Board Strategic Plan, the Regional Growth
Strategy and the applicable Official Community Plan along with the relevant land use bylaws. AAC
members can also find information related ALR land use and agriculture in BC on the Agricultural Land
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ALR Application No. PL2015-160
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Commission and Ministry of Agriculture websites. Local and contextual information can also be found on
the RDN's Agricultural projects website at www.growingourfuture.ca.

Comment provided to the ALC by the AAC is consensus based through Committee adoption of a motion
regarding the comment to be provided. If an AAC member has comments regarding an application to
the ALC being considered by the AAC, the appropriate time to provide those comments is during
discussion on the application at the AAC meeting prior to the Committee's adoption of its comment.
Only the comment approved by the Committee will be forwarded to the ALC for its consideration.
Comments from individual AAC members will not be included in the Local Government Report that is
forwarded to the ALC.

The comment provided by the AAC is not an approval or denial of the application and is only a
recommendation to the ALC regarding a specific application. Any comment from the AAC is provided in
addition to the applicable standing Board resolution as per Policy B1.8 and the Electoral Area Director's
comment if provided. The ALC is the authority for decisions on matters related to the ALR and will
consider comments provided in making its decision on an application.

Report Writer
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REGIONAL
ge DISTRICT
(- OF NANAIMO

Information supplied by:

Local Government Report
Under the Agricultural Land Reserve

Use, Subdivision and Procedure Regulation

Regional District of Nanaimo

In respect of the application of:

Wendy N. Huntbatch

PLANS and BYLAWS (Attach relevant sections of bylaws)

RD/Mun. File No

Fee Receipt No.

Fee Amount

ALR Base Map
No.

ALR Constituent

Map No.

Air Photo No.

PL2015-160

2015007704

$600.00

92F.029

Civic Address

Legal Description:

2116 Alberni Highway

Lot 12, Salvation Army Lots, Nanoose District, Plan 1115, Except Part In
Plan 734 RW

Community Plan or Rural Land

Use Bylaw Name:

OCP Designation:

"Regional District of Nanaimo Electoral Area 'F' Official Community
Plan Bylaw No. 1152, 1999"

Resource Lands within Agricultural Land Reserve (ALR)

Zoning Bylaw Name:

Zone Designation:

"Regional District of Nanaimo Electoral Area 'F' Zoning and Subdivision
Bylaw No. 1285, 2002"

Comprehensive Development (CD-16) Zone

Minimum Lot Size: 4.0 ha

Permitted Uses:

Maximum Density:

Principal Uses: Dwelling Unit, Farm Use, Kennel, for keeping of Exotic
Birds only

Accessory Uses: Accessory Building and Structures, Accessory
Restaurant, Accessory Retail Sales, Farm Business, Home Based
Business

2 Dwelling Units per lot, provided that one Dwelling Unit is a
Manufactured Home.

Are amendments to Plans or Bylaws required for the proposal to proceed?

Plan ❑ Yes ❑ No Bylaw ❑ Yes Z No, however it would be approprii
in support of the proposed Lot B
Agriculture (A-1) rezoning.

Is authorization under Sec. 25 (3) or 30 (4) of the Agricultural Land Commission Act required?

❑ Yes (If yes, please attach resolution or documentation) Z No
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COMMENTS and RECOMMENDATIONS (Include copies of resolutions)

Board or Council:

The Regional District of Nanaimo Board of Directors has a standing
Board resolution for subdivision of lands within the ALR as per Policy
B1.8:

As outlined in the Regional Growth Strategy, the Regional District of
Nanaimo fully supports the mandate of the Agricultural Land
Commission (ALC) and the preservation of land within the
Agricultural Land Reserve (ALR) for agricultural use. The Regional
District encourages the ALC to only consider subdivision where in
the opinion of the ALC the proposal will not negatively impact the
agricultural use of the land or adjacent ALR lands.

Electoral Area Director:

Comment of Electoral Area Director.

This application has effects outside of just agriculture and represents
a unique stand alone situation. The northern half of the property is
being farmed with a perennial crop (lavender) and is the site of the
World Parrot Refuge. The shut down of the refuge would disrupt
the local economy, probably create a major headache for the local
government and be attended by adverse publicity. Closing the
refuge would not enhance the agricultural potential of the
property.

It is therefore in the best interests of all parties involved that the
refuge continue. There is a proposal to establish a hazelnut orchard
on the (not currently farmed) southern half. This southern half
already has a residence, combined with an existing service building. I
do not see a diminution of the agricultural potential of this lot as a
result of a division. I support this subdivision application to divide
this property so that the Parrot Refuge may continue to operate
without being tied to the current land owner and that the owner
and dependents and heirs may separate their private affairs from
that of the refuge.

Julian Fell

Advisory Planning
Commission:

n/a

Agriculture Advisory
Committee:

Motion Pending

Others: Currently none specified.

Planning Staff:
Jamai Schile, Planner Phone: 250-390-6510
Email: jschile@rdn.bc.ca
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BACKGROUND

The subject property is legally described as Lot 12, Salvation Army Lots, Nanoose District, Plan 1115,
Except Part In Plan 734 RW and the civic address is 2116 Alberni Highway. The property is approximately
8.32 ha in area and is contained entirely within the ALR. The parcel is bound by Alberni Highway to the
north, Agricultural (A-1) zone parcels to the east, west and south.

The property currently contains the World Parrot Refuge; a residential dwelling; retail shop; commercial
greenhouse, workshop and ground crops - lavender. Refer to Attachments 1 and 2 for Subject Property
Map and Aerial Photo.

The applicant proposes to subdivide the parcel to preserve the front part of the parcel (proposed Lot A)
for the current uses, including the World Parrot Refuge and to create a new parcel (proposed Lot B) for
the purpose of constructing a new residential dwelling for the current owner's partner, which would
enable him to carry on with his existing home based business and to establish a hazelnut farm in the near
future. Refer to Attachments 3 for Proposed Subdivision Plan.

ZONING

The parcel is currently zoned Comprehensive Development (CD-16) Zone, pursuant to "Regional District
of Nanaimo Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002", see Attachment 4 for zoning
regulations and minimum parcel size. The CD-16 Zone permits Residential Use, Farm Use, Kennel, for
keeping exotic birds as well as accessory uses, including Accessory Buildings and Structures, Accessory
Restaurant, Accessory Retail Sales, Farm Business, Home Based Business. The zoning regulation permits
two Dwelling Units per lot, provided that one Dwelling Unit is a Manufactured Home, which is consistent
with the requirements set for agricultural lands within the ALR. The zone also requires that the minimum
lot size be no less than 4 ha.

The current CD-16 zone permits "Kennel, for keeping exotic birds" and associated accessory uses that are
currently being undertaken on the area proposed as Lot A. If the subdivision application were approved
under the existing CD-16 zoning, all of the current permitted uses in the CD-16 zone would apply to the
proposed new parcel Lot B. In order to address this matter the Agricultural Land Commission (ALC) may
wish to require that any approval for subdivision be subject to a zoning amendment from Comprehensive
(CD-16) zone to Agriculture (A-1) zone for proposed Lot B. The A-1 zoning would support agricultural use
of the property in a manner consistent with the ALR policy and regulations and retain the minimum
parcel size of 4 ha, as met by the proposed Lot B. The owner is also supportive of this zoning
amendment.

OFFICIAL COMMUNITY PLAN

The subject property is designated as Resource Lands pursuant to the "Regional District of Nanaimo
Electoral Area 'F' Official Community Plan Bylaw No. 1152, 1999", see Attachment 5. The OCP policies
support: uses identified by the Agriculture Land Commission (ALC), such as agriculture, primary
processing and outdoor recreation uses, and a minimum permitted parcel size of 4.0 ha for future
subdivision of Resource Lands within the ALR, when approved by the ALC.

The parcel is also designated within the Fish Habitat Development Permit Area. A development permit
may be required prior to subdivision or alteration of the land.

REGIONAL GROWTH STRATEGY

The subject property is designated 'Resource Land and Open Spaces' pursuant to the "Regional District of
Nanaimo Regional Growth Strategy Bylaw No. 1615, 2011" (RGS). The Resource Land and Open Spaces
designation does not support the creation of new parcels that are smaller than the size supported by the
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Official Community Plan in effect at the date of the adoption of the RGS, see Attachment 7. Further to
this, the Regional Growth Strategy encourages the provincial government to protect and preserve the
agricultural land base through the ALR, see Attachments 8.

A copy of the applicant's submission package is included in Attachment 9.

z

January 19, 2016

Signature of Responsible Local Government Officer Date
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Attachment 1

Subject Property Map
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Attachment 2

2014 Aerial Photo
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Attachment 3
Proposed Sketch of Subdivision
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Attachment 4
Existing Zoning (Page 1 of 2)

CD -16 2116 Alberni Highway Section 4.39

4.39.1 Permitted Principal Uses 1
a) Dwelling Unit

b) Farm Use
c) Kennel, for the keeping of Exotic Birds only

4.39.2 Permitted Accessory Uses
a) Accessory Buildings and Structures
b) Accessory Restaurant
c) Accessory Retail Sales
d) Farm Business
e) Home Based Business

Notwithstanding the Permitted Principal Uses listed above, any use designated or permitted to be
a 'farm use' by the Agricultural Land Commission or the Ministry of Agriculture, Food and
Fisheries is permitted within this zone.

4.39.3 Regulations Table

Category Requirements

a) Maximum Density 2 Dwelling Units per lot, provided that one Dwelling Unit
is a Manufactured Home.

b) Minimum Lot Size 4 ha
c) Minimum Lot Frontage 100 metres
d) Maximum Lot Coverage

_
10%

e) Maximum Building and Structure
Height

10 metres

f) Minimum Setback from
i) Front and Exterior Side Lot Lines
ii) All Other Lot Lines

4.5 metres
4.5 metres

g) Minimum Setback of all buildings or
structures housing livestock or
manure from all lot lines and / or
watercourses

30 metres

h) Runoff Control Standards As outlined in Section 2.5
i) General Regulations Refer to Section 2 — General Regulations
j) Parking Regulations 1 space per 100m2 of parrot refuge

1 space per 3 seats of concession
k) Other Parking Requirements For stall dimensions and handicapped spaces, refer to

Section 2.17.4

i (CD-16 ) Bylaw 1285.06, 2005, adopted July 28, 2005
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Attachment 4
Existing Zoning (Page 2 of 2)

4.39.1 Regulations

a) The maximum floor area permitted for the accessory restaurant and accessory retail sales
shall not exceed a combined floor area of 50m2.

b) The maximum number of seats in the accessory restaurant area shall be 20.

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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Attachment 5
Official Community Plan Land Use Designation

Resource Lands

This designation applies to lands that are valued for agriculture, forestry, natural resource
extraction or environmental conservation opportunities. This Plan designates as Resource Lands,
lands located within the Agricultural Land Reserve, Forest Land Reserve, as well as Crown lands other
than lands designated as Park Land. Lands designated Resource Lands are illustrated on Map No. 2.

It is recognized that there is a wide range of home based business activities occurring on ALR lands
in Electoral Area 'F'. The Regional District of Nanaimo shall negotiate with the Agricultural Land
Commission to obtain a General Order for Electoral Area 'F' to allow for an expanded definition of
home based businesses beyond what is normally permitted by the ALC.

Objectives

1. Support the long-term viability of the natural resource land base and protect it from activities and
land uses that may diminish its resource value and potential.

2. Ensure that resource operations comply with recognized standards and codes of practice and
that unreasonable impacts on the natural environment are avoided.

General Policies

1. For properties within the ALR or FLR, the regulations and policies of the ALC and FLC apply. These
properties may also be subject to other local government bylaws.

2. A 4.0-hectare minimum permitted parcel size for future subdivision shall apply to all lands
designated Resource and currently situated in the ALR.

3. A 50.0-hectare minimum permitted lot size for future subdivision shall apply to all lands
designated Resource and currently situated in the FLR or Crown lands.

4. Future residential development on Resource Lands shall be limited to one dwelling unit per
parcel. Two dwelling units per parcel may be permitted where approval has been received from
the ALC or FLC, if necessary, and subject to the zoning on the property.

5. Permitted uses shall be associated with those uses supported by the ALC and FLC, such
as agriculture, forestry, primary processing and outdoor recreation uses, including campgrounds.

6. Where land is removed from the ALR or FLR, the Resource Lands designation shall remain and
the permitted uses shall be limited to rural/resource activities as defined in the OCP and zoning.
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Attachment 6
Regional Growth Strategy Land Use Designation

Resource Lands and Open Space

The Resource Lands and Open Space land use designation includes:

• Land that is primarily intended for resource uses such as agriculture, forestry,
aggregate and other resource development; and

• Land that has been designated for long-term open space uses.

This designation includes:

• Land in the Agriculture Land Reserve;

• Crown land;

• Land designated for resource management or resource use purposes, including
forestry, in official community plans;

• Recognized ecologically sensitive conservation areas;

• Provincial parks;

• Regional parks;

• Large community parks;

• Cemeteries;

• Existing public facilities outside of areas planned for mixed-use centre development;

• Destination Resorts; and

• Golf courses.

Resource activities on land in this designation should be encouraged to operate in ways
that do not harm the functioning of natural ecosystems. Land use control, and resource
management of lands in this designation is shared between landowners, local, provincial
and sometimes federal government. Much of the forest land is privately owned. Forest
companies, farmers, shellfish aquaculture (and associated research facilities) and
aggregate resource development companies are recognized to have the right to operate on
land within this designation in compliance with local, provincial and federal government
regulations.

No new parcels that are smaller than the size supported by the official community plan in
effect at the date of the adoption of this Regional Growth Strategy may be created on land
in this designation.
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Attachment 7

Regional Growth Strategy Goal 7 — Enhance Economic Resiliency - Agriculture

Agriculture

7.1 Recognize the importance of agriculture to the region's economy. To this end, the
RDN and member municipalities agree to:

• Support the management of the Agriculture Land Reserve (ALR) by the
provincial government;

• Encourage the provincial government to protect the agricultural land base
through the ALR;

• Support the agricultural use of ALR lands within designated Urban Areas or
Rural Village Areas except in instances where urban land uses have already
been established at the time of the adoption of this RGS;

• Recognize that all ALR lands will be subject to the regulations of the
Agricultural Land Commission;

18
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Page 62

Attachment 8
Regional Growth Strategy Goal 8 — Food Security

(Page 1 of 3)

Goal 8 - Food Security - Protect and enhance the capacity of the region to produce and
process food.

Most of the food we eat comes from other parts of the world. A study conducted by the
Region of Waterloo Public Health in Ontario (M. Xuereb, 2005) found that 'Imports of 58
commonly eaten foods travel an average of 4,497 km to Waterloo Region'. Although there
are currently no regionally specific studies estimating the distance food travels to reach our
plates, it is safe to estimate that many of the foods we regularly consume travel on average
at least 2,400 km to reach us (a widely quoted figure for North America, based on research
conducted in Iowa by R. Pirog, et al 2001).

Despite ongoing debate about the environmental
benefits of 'buying local' food versus making dietary
changes (C. Weber and H. Scott Matthews, 2008), it
is clear that our dependence on imported foods means
that our access to food is vulnerable to the effects
of weather and political events that may occur
thousands of kilometers away. As well, world energy
prices play a large role in the cost of food production
and distribution. Greater food security means that
more food is grown locally and therefore is not as
susceptible to events occurring outside the region.

Local food production generates numerous economic,
environmental and social benefits. Agriculture
employs almost 3,000 people and generates a flow of
income into the region. Local sources of food help
reduce the region's carbon footprint by reducing
transportation-related GHG emissions. In addition, the
nutritional content of locally produced food is often
greater than imported food — providing a healthier
choice of food for residents.

The '5 A's' of food security:

• Available — sufficient
supply

• Accessible — efficient

distribution

• Adequate — nutritionally
adequate and safe

• Acceptable — produced
under acceptable
conditions (e.g. culturally
and ecologically

sustainable)

• Agency — tools are in
place to improve food
security

(J. Oswald, 2009)

Ensuring the long-term viability of farming and agricultural activity in the region requires a
coordinated effort on the part of local, provincial and federal authorities. In addition to
the provisions of Policy 5.4, the RDN and member municipalities can undertake a number
of actions to support and enhance the viability of food production in the region as set out
in the following policies (See Map 5 —Agricultural Lands).

Protecting the agricultural land base is a key requirement for enhancing food security. The
Agricultural Land Reserve (ALR) established by the Province in 1973 has largely been
effective in reducing the loss of agricultural lands. Since 1974 the percentage of land
protected under the ALR in the RDN has decreased approximately 12%, from 10.10% of
the total land base to approximately 8.85% (www.alc.gov.bc.cajalr/stats).
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The majority of ALR lands in the RDN are located in rural Electoral Areas, with smaller
portions located within the boundaries of municipalities. This RGS recognizes and supports
the jurisdiction of the ALC over all ALR lands and strongly supports the retention and use
of all ALR lands for agriculture. The RDN will continue to endorse the Agricultural Land
Commission's efforts in preserving agricultural lands. Other actions that would enhance
food security in the region include:

• Supporting improved access to sustainable water supplies for irrigation;

• Encouraging best water management practices in agriculture;1

• Providing drainage infrastructure for flood-prone lands that do not include
environmentally sensitive areas;

• Improving infrastructure to provide agricultural services and processing; and
improving access to markets.

Policies

The RDN and member municipalities agree to:

8.1 Encourage and support the Agricultural Land Commission in retaining lands within
the ALR for agricultural purposes.

8.2 Discourage the subdivision of agricultural lands.

8.3 Include provisions in their official community plans and zoning bylaws to allow for
complementary land uses and activities that support the on-going viability of
farming operations.

8.4 Establish agriculture as the priority use on land in the ALR.

8.5 Minimize the potential impact non-farm land uses may have on farming operations
and include policies in their official community plans and zoning bylaws that reduce
the opportunity for land use conflicts to occur.

8.6 Encourage and support agricultural activity on lands that are not within the ALR.
This may include small-scale home-based agricultural businesses.

8.7 Recognize the importance of value-added agricultural uses and complementary land
use activities for the economic viability of farms. To support complementary farm
uses, official community plans should consider:

• The provision of appropriately located agricultural support services and
infrastructure;

• Reducing impediments to agricultural processing and related land uses;

• Allowing compatible complementary land use activities (e.g., agri-tourism);

• Allowing farmers' markets and other outlets that sell local produce to locate in
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all parts of the community.

8.8 Encourage urban agriculture initiatives and support activities and programs that
increase awareness of local food production within the region.

8.9 Support the appropriate use of water resources for irrigation of agricultural lands.

8.10 Support the provision of drainage infrastructure to flood-prone lands that do not lie
within environmentally sensitive areas.

8.11 Work in collaboration with federal and provincial agencies, adjacent regional
districts, and agricultural organizations to improve access to markets for agricultural
products.

8.12 Support partnerships and collaborate with non-profit groups to enhance the
economic viability of farms.

8.13 Support farms that produce organic agricultural products and use sustainable
farming practices.

8.14 Support the production, processing, distribution and sale of locally grown produce
(including shellfish).
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(Page 1 of 2)
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FORM_A V22 VICTORIA ° "ND TITLE OFFICE
LAND TITLE ACT Dec-07-4v15 14:57:01.001
FORM A (Section 185(1))
FREEHOLD TRANSFER Province of British Columbia

Your electronic signature is a representation that you are a subscriber as defined by the
Land Title Act, RSBC 1996 c.250, and that you have applied your electronic signature
in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in
your possession.

1. APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)

MARSHALL & LAMPERSON
Barristers & Solicitors
PO Box 879, 710 Memorial Ave.
Qualicum Beach
Document Fees: $71.58

BC V9K 1T2

CA4860043
PAGE 1 OF 1 PAGES

Gary Todd
Russell
-9WQDXX

Digitally signed by Gary Todd Russell
9WODXX
ON: ACA, cn.Gary Todd Russell
9WODXX, o=Lawyer, oi.Verify ID at
www.juricertcorn/LKUP.cfm?
id=9WCIDXX
Date: 2015.12.03 11:37:47 -08110'

File No.: Huntbatch
Tel.: 250-752-5615

Deduct LTSA Fees? Yes El

2a. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
[PID] [LEGAL DESCRIPTION]

003-481-123 LOT 12, SALVATION ARMY LOTS, NANOOSE DISTRICT, PLAN 1115, EXCEPT
PART IN PLAN 734 RW

STC? YES ❑

2b. MARKET VALUE: $ 800,000.00

3. CONSIDERATION: $ 1.00 and natural love and affection

4. TRANSFEROR(S):

WENDY NORMA HUNTBATCH

5. FREEHOLD ESTATE TRANSFERRED: Fee Simple

6. TRANSFEREE(S): (including occupation(s), postal address(es) and postal code(s))

WENDY NORMA HUNTBATCH, BUSINESSWOMAN

HORST NEUMANN, BUSINESSMAN

2116 ALBERNI HIGHWAY

COOMBS

AS JOINT TENANTS VOR IMO CANADA

BRITISH COLUMBIA

7. EXECUTION(S): The transferor(s) accept(s) the above consideration and understand(s) that the instrument operates to transfer the freehold estate
in the land described above to the transferee(s)

Officer Signature(s) Execution Date Transferor(s) Signature(s)

GARY T. RUSSELL

Barrister & Solicitor

PO Box 879, 710 Memorial Avenue
Qualicum Beach, BC V9K 1T2
(250) 752-5615

Y M D

15 11 26

Wendy Norma Huntbatch

OFFICER CERTIFICATION:
Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124, to
take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this
instrument.
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TITLE SEARCH PRINT

File Reference:

Declared Value $ 289900

2015-09-14, 14:01:31

Requestor: Christine Lupul

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District
Land Title Office

Title Number
From Title Number

Application Received

Application Entered

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

VICTORIA
VICTORIA

EW83837
EW39255

2004-06-30

2004-07-16

RECEA" E'T.)
NOV 2 6 2:':5

STRATEGIC & COMMUNITY
DEVELOPMENT 

WENDY NORMA HUNTBATCH, BUSINESSWOMAN
2116 ALBERNI HIGHWAY
COOMBS, BC
VOR IMO

PORT ALBERNI ASSESSMENT AREA

Description of Land
Parcel Identifier: 003-481-123
Legal Description:

LOT 12, SALVATION ARMY LOTS, NANOOSE DISTRICT, PLAN 1115, EXCEPT PART
IN PLAN 734 RW

Legal Notations
THIS CERTIFICATE OF TITLE MAY BE AFFECTED BY THE AGRICULTURAL LAND
COMMISSION ACT; SEE AGRICULTURAL LAND RESERVE PLAN NO. 5, DEPOSITED
JULY 26, 1974

Charges, Liens and Interests
Nature:
Registration Number:
Registered Owner:
Remarks:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Title Number: EW83837

EXCEPTIONS AND RESERVATIONS
M76300
ESQUIMALT AND NANAIMO RAILWAY COMPANY
A.F.B. 9.693.7434A; 97125G; SECTION 172(3)
FOR ACTUAL DATE AND TIME OF REGISTRATION
SEE ORIGINAL GRANT FROM E & N RAILWAY COMPANY

MORTGAGE
EW83838
2004-06-30 13:17
FARM CREDIT CANADA

TITLE SEARCH PRINT Page 1 of 2
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TITLE SEARCH PRINT

File Reference:

Declared Value $ 289900

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Nature:
Registration Number:
Registration Date and Time:
Registered Owner:

Duplicate Indefeasible Title

Transfers

Pending Applications

Title Number: EW83837

2015-09-14, 14:01:31

Requestor: Christine Lupul

MORTGAGE
CA3086415
2013-04-19 15:45
ARBUTUS CAPITAL LEASING LTD.
INCORPORATION NO. BC0815434

MORTGAGE
CA4516599
2015-07-07 12:22
ARBUTUS CAPITAL LEASING LTD.
INCORPORATION NO. BC0815434

NONE OUTSTANDING

NONE

NONE

TITLE SEARCH PRINT Page 2 of 2
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Subject Property Address:  .•11 (L" 118r) be-rn 1, w 
I (we) acknowledge that the provinceof British Columbia enacted the Riparian Areas Regulation to
protect the critical features, functions, and conditions required to sustain fish habitat. Furthermore, this
legislation prohibits the Regional District of Nanaimo from approving, or allowing a development to
proceed adjacent to a watercourse until it has received notice that a report prepared by a Qualified
Environmental Professional has been received by the Ministry of Environment

I (we) understand that a water feature includes any of the following:

a) any watercourse, whether it usually contains water or not;
b) any pond, lake, river, creek or brook; and/or,

c) any ditch, culvert, spring, or wetland.

t (we) declare that (Please check the one that applies):

A.

B.
1•1111•1111M

that there are no water features located on the subject property,

there are water features located on the subject property.

I (we) declare that all proposed development including land alteration, vegetation removal, construction
and if or building (lease check the one that applies):

is greater than 30.0 metres from a water feature, or
B. El is less than 30.0 metres from that water feature.

I (we) acknowledge that I (we) are familiar with the property and area, and have inspected the property
and immediate area for the existence of any water features prior to signing this form.

Property Owner Agent Signature(s):

Print Name(s):

Mailing Address:  C-!)---ri:V‹V 42 C.c>/vy,) 7 

11111 REGIONAL
DISTRICT

Riparian Areas Regulations

Property Declaration Form

Property Subject Legal Description:  ̀OT 12. 41VCAVCi) PykAJA~O1 Ncscose cs4-ri-cA-e
PkAn 1115)
excs1-6- Fa

ptir")-45 (-Vi j

Postal Code:  \\I\ 

Witnesse Date: *--3
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Page 7 of 32

DESCRIPTION OF SUBJECT PROPERTY

LAND 
Location 

The subject acreage is located fronting the Alberni Highway (Highway 4) in the unorganizedcommunity of Coombs lying west of the City of Parksville within the Regional District of NanaimoElectoral Area F.

Extent

A rectangular-shaped site comprising approximately 8.438 ha (20.85 acres) with approximately10 chains (201 m/660 feet) of frontage on the Alberni Highway.

Refer to Addendum 3, Site Survey Plan for visual configuration and actual dimensions.

Topography 

A flat and level site that has been predominantly cleared, graded and drained. Soil compositioncomprises a mixture of Tolmie (60%), Fairbridge (20%) and Bowser (20%) soils which are siltyclays and gravely loam marine soils. Soil classification is Class Ill (good) for agricultural
purposes.

Use

The site is the location of the Parrot Refuge,

Access 

Primary access is direct to the Alberni Highway with secondary access via Burgoyne Road to
the rear of the acreage.

Cunningham & Rivard Appraisals (Nanaimo) Ltd. 
N F735628



Zones
Section 4 — Page 61

CD -16 2116 Alberni Highway Section 4.39

4.39.1 Permitted Principal Uses 1
a) Dwelling Unit
b) Farm Use
c) Kennel, for the keeping of Exotic Birds only

4.39.2 Permitted Accessory Uses
a) Accessory Buildings and Structures
b) Accessory Restaurant
c) Accessory Retail Sales
d) Farm Business
e) Home Based Business

Notwithstanding the Permitted Principal Uses listed above, any use designated or permitted to be a
'farm use' by the Agricultural Land Commission or the Ministry of Agriculture, Food and Fisheries is
permitted within this zone.

4.39.3 Regulations Table

Category Requirements
a) Maximum Density 2 Dwelling Units per lot, provided that one Dwelling Unit

is a Manufactured Home.
b) Minimum Lot Size 4 ha
c) Minimum Lot Frontage 100 metres
d) Maximum Lot Coverage 10%
e) Maximum Building and Structure
Height

10 metres

f) Minimum Setback from
i) Front and Exterior Side Lot Lines
ii) All Other Lot Lines

4.5 metres
4.5 metres

g) Minimum Setback of all buildings or
structures housing livestock or
manure from all lot lines and / or
watercourses

30 metres

h) Runoff Control Standards As outlined in Section 2.5
i) General Regulations Refer to Section 2 —General Regulations
j) Parking Regulations 1 space per 100m2 of parrot refuge

1 space per 3 seats of concession
k) Other Parking Requirements For stall dimensions and handicapped spaces, refer to

Section 2.17.4

1 (CD-16 ) Bylaw 1285.06, 2005, adopted July 28, 2005

Electoral Area F' Zoning and Subdivision Bylaw No. 1285, 2002
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Zones
Section 4 — Page 62

4.39.4 Regulations

a) The maximum floor area permitted for the accessory restaurant and accessory retail sales shall
not exceed a combined floor area of 50m2.

b) The maximum number of seats in the accessory restaurant area shall be 20.

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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Zones
Section 4 — Page 1

A-1- AGRICULTURE 1 SECTION 4.1

4.1.1 Permitted Principal Uses

a) Dwelling Unit

b) Farm Use

c) Medical Marihuana Production

4.1.2 Permitted Accessory Uses

a) Accessory Buildings and Structures

b) Farm Business

c) Home Based Business

d) Secondary Suites

Notwithstanding the Permitted Principal Uses listed above, any use designated or permitted
pursuant to Section 2 of the Agricultural Land Reserve Use, Subdivision and Procedure
Regulation or farm use permitted by the Ministry of Agriculture, Food and Fisheries, unless
specifically prohibited or regulated by this Bylaw, is permitted within this zone. 2

4.1.3 Regulations Table

Category Requirements

a) Maximum Density 2 Dwelling Units per lot, provided that one Dwelling
Unit is a Manufactured Home

b) Minimum Lot Size 4 ha

c) Minimum Lot Frontage 100 metres

d) Maximum Lot Coverage 10

e) Maximum Building and Structure Height 10 metres

f) Minimum Setback from

i) Front and Exterior Side Lot Lines

ii) All Other Lot Lines
4.5 metres

2 metres

g) Minimum Setback of all buildings or structures
used for medical marihuana production3,
housing livestock or manure from all lot lines
and/or watercourses

30 metres

h) General Land Use Regulations Refer to Section 3 — General Regulations

Bylaw No. 1285.19, adopted May 27, 2014
z Bylaw No. 1285.01, adopted April 13, 2004
3 Bylaw No. 1285.18, adopted February 11, 2014

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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Zones
Section 4 — Page 2

4.1.4 Regulations

a) Despite any regulation in this Bylaw, land established as "Agricultural Land Reserve"
pursuant to the Agricultural Land Reserve Act is subject to the Agricultural Land Reserve
Act and Regulations, and applicable orders of the Land Reserve Commission.

b) Any parcel existing prior to the date of adoption of this Bylaw, which fails to meet the
minimum parcel size requirements contained in this Bylaw, shall not be reason thereof be
deemed to be nonconforming, and may be used for any permitted use in the zone in which
it is located except that where the zone allows residential use, only one dwelling unit shall
be allowed on any such undersized parcel. Permitted uses shall be subject to all other
conditions required of that zone.

4.1.5 Additional A-1 Zones

Principal and accessory uses as set out in Section 4.23 (A-1.1 to A-1.28 inclusive) are permitted in
addition to those uses permitted in the A-1 zone. 1

1 Bylaw No. 1285.01, adopted April 13, 2004

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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ADDENDUM 4-1

Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF7356
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ADDENDUM 4-2

Zones
Section 4 — Page 54

CD-16 2116 Ate ni Highway Section 4.39

4.39.1 Permitted Principal Uses
a) Dwelling Unit
b) Farm Use
c) Kennel, for the keeping of Exotic Birds only

4.39.2 Permitted Accessory Uses
a) Accessory Buildings and Structures
b) Accessory Restaurant
c) Accessory Retail Sales
d) Farm Business
e) Home Based Business

Notwithstanding the Permitted Principal Uses listed above, any use designated or
permitted to be a 'farm use' by the Agricultural Land Commission or the Ministry of
Agriculture, Food and Fisheries is permitted within this zone.

4.39.3 Regulations Table

Category Requirements
a) Maximum Density 2 Dwelling Units per lot, provided that one Dwelling

Unit is a Manufactured Home.
b) Minimum Lot Size 4 ha
c) Minimum Lot Frontage 100 metres
d) Maximum Lot Coverage 10%
e) Maximum Building and Structure
Height

10 metres

0 Minimum Setback from
i) Front and Exterior Side Lot Lines
ii) All Other Lot Lines

4.5 metres
4.5 metres

g) Minimum Setback of all buildings
or structures housing livestock or
manure from all lot lines and/ or
watercourses

30 metres

h) Runoff Control Standards_ As outlined in Section 2.5
i) General Regulations Refer to Section 2 - General Regulations
j) Parking Regulations 1 space per 100m2 of parrot refuge

1 space per 3 seats of concession
k) Other Parking Requirements For stall dimensions and handicapped spaces, refer

to Section 2.17.4

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002

a Cunningham & Rivard Appraisals (Nanaimo) Ltd. NE7356
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ADDENDUM 4-3

Zones
Section 4 - Page 55

4.39.4 Regulations

a) The maximum floor area permitted for the accessory restaurant and accessoryretail sales shall not exceed a combined floor area of 50m2.b) The maximum number of seats in the accessory restaurant area shall be 20.

Electoral Area 'F'Zoning and Subdivision Bylaw No. 1285, 2002

Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF7356
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ADDENDUM 4-4

Zones
Section 4 — Page 26

Site Specific Zoning Regulations SECTION 4.23

Additional A-1 Zones

The following uses and regulations apply to lots in the following zones in addition to the
regulations in the A-1 zone that would otherwise apply. The zoning and permitted uses of the
following lots are set out below:

Zone Lot Description Regulations

A-1.1 Lot 6, District Lot 6, Plan 1889, Cameron District (1015 McLean
Road).

Restaurant only

A-1.2 Block B, District Lot 143, Plan 4679, Nanoose District (2540
Alberni Highway)

Vehicle Wrecking Yard, Accessory
Office and Retail Sales only

A-t3 Block C, District Lot 143, Plan 4679, Nanoose District (2560
Alberni Highway)

Winery and Cidery only

A-t4 Part of Lot 90, District Lot 139, Plan 1913, Nanoose District
Lying to the South of McfGbben Road as Said Road is Shown
on Said Plan, and to the West of a Boundary Parallel to and
Perpendicularly Distance 200 Feet from the Westerly Boundary

Vehicle Wrecking Yard as a Home
Based Business only

of Said Lot 90 (D.D. F-21288) (1586 Mcnbben Road)

A-t5 Lot 1, District Lot 4, Plan 38539, Cameron District (3241 Alberni
Highway)

Fire Hall only

A-1.6 District Lot 47, Nanoose District (1019 Errington Road) Restaurant only

A-1.7 Lot A, District Lot 182, Nanoose District, Plan V1P65017

(2570 Peterson Road)

Composting Facility only, specifically
excluding Waste Disposal

A-t8 Lot 2, District Lot 94, Nanoose District, Plan 38808 (1580
Alberni Highway)

Three Dwelling Units and Sawmill to
a maximum of 0.4 ha only

A-1.9 Lot 1, District Lot 24, Nanoose District, Plan 40600 (1607
Errington Road)

Manufacturing to a maximum of 12
ha only

A-1.10 Rem. Block I, District Lot 143, Nanoose District, Plan 4782
Flo-2-pt Part in Plan 735 RW (2595 Alberni Highway)

Fairground and Public Assembly
and Outdoor Recreation only

A-t 11 Block G, District Lot 143, Nanoose District, Plan 4782

(2619 Alberni Highway)

Campground to a maximum of 48
camping spaces and 15 RV sites1

A-1.122 Lot 2, Block A, District Lot 15, Cameron District, Plan 2017

(3230 Alberni Highway)

Design and metal fabrication shop to
a maximum of 234 m2

A-1.133 Lot 1, District Lot 139, Nanoose District, Plan 24924

(1290 Ruffles Road)

RV Storage to a maximum of 2,428

m

Bylaw 140.1285.01, adopted April 13,2004
2 Bylaw No. 1285.01, adopted April 13,2004
Bylaw No. 1285.01, adopted April 13.2004 

Electoral Area Zoning and Subdivision Bylaw No. 128S, 2002

Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF 7-356
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ADDENDUM 4-5

Zones
Section 4 — Page 27

Zone Lot Description Regulations

A-1.141 Lot 2, District Lot 139, Nanoose District, Plan 22824 A-1 portion horse riding ring, horse
/R 2.48 (1244 Ruffles Road) boarding and breeding.

R-2 portion farm use

A-1.152 Lot 17, District Lot 139, Nanoose District, Plan 1913 Except North Island Recovery Center and
Part in Plan 20397 related buildings and one suite
(1240 Leffler Road) above the principal residence

A-1.163 Block .1, District Lot 143, Nanon_si= District, Plan 4791 Except Butterfly World
Part in Plan 735 RW & V1P60681 (2685 Palmer Road)

A-1.174 Lot 1, District Lot 43, Nanoose District, Plan 7795 Moving and storage
/ C-3 (850 Allsbrook Road)

A-1.185 Lot 5, District Lot 139, Nanoose District, Plan 26295 One Dwelling Unit and one - one
(1273 Fraser Road) bedroom Dwelling Unit only

A-1.196 Lot 1, District Lot 8, Cameron District, Plan 28493 Two Dwelling Units
(1149 Pratt Road)

Additional C-1 Zones

The following uses and regulations apply to lots in the following zones in addition to the
regulations in the C-1 zone that would otherwise apply. The zoning and permitted uses of the
following lots are set out below:

Zone Lot Description Regulations

C-1.17 Lot 1, District Lot 139, Nanoose District, Plan 15854

(1548 Grafton Road)

Mini-storage, product assembly, office,
and outdoor storage to a maximum
area of 4,000 m2

Additional C-3 Zones

The following uses and regulations apply to lots in the following zones in addition to the
regulations in the C-3 zone that would otherwise apply. The zoning and permitted uses of the

following lots are set out below:

Bylaw No. 1285.01, adopted April 13, 2004
2 Bylaw No. 1285.01, adopted April 13, 2004

Bylaw No. 1285.01, adopted April 13, 2004
Bylaw No. 1285.01, adopted April 13, 2004
Bylaw No. 1285.01. adopted April 13, 2004

Bylaw No. 1285.01, adopted April 13,2004

Bylaw No. 1285.01, adopted April 13, 2004 

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002

ci, Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF7356
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ADDENDUM 4-6

Zones
Section 4 — Page 28

Zone Lot Description Regulations

C-3.1 Lot P113, District Lot 156, Plan 1964, Nanoose District
(1343 Alberni Highway)

Vehicle Wrecking Yard with outdoor
storage limited to 400 m 2 only

C-3.2 Lot A, District Lot 143, Plan 7666, Nanoose District (2430
Albemi Highway)

Two Dwelling Units only

C-3.3 Lot 27, District Lot 156, Plan 1964, Nanoose District
(1282 Alberni Highway)

Value Added Lumber Remanufacturing
only

C-3.4 Lot 13, District Lot 143, Plan 2064, Nanoose District
(2458 Alberni Highway)

Vehicle Wrecking Yard with outdoor
storage limited to 400 m 2

C-3.5 Lot 2, District Lot 94, Nanoose District, Plan 7379 (994
Errington Road)

Two Dwelling Units only

C-3.6 Lot 5, District Lot 7, Nanoose District, Plan 22313 (3097
& 3103 Van Home Road)

Three Dwelling Units and 4
Manufactured Homes only

C-3.7 That Part of Lot 4, District Lot 143, Nanoose District, Plan
2064, Lying to the East of a Straight Boundary Parallel to
and Perpendicularly Distant to 2.39 Chains From the
Easterly Boundary of Said Lot 4 (2443 Albemi Highway)

Manufacturing and Boat Building and
Repair only

C-3.8 That Part of Lot 4, District Lot 143, Nanoose District, Plan
2064 Lying to the West of a Straight Boundary Parallel
To and Perpendicularly Distant 2.39 Chains from the
Easterly Boundary of Said Lot 4 (2451 Albemi Highway)

Manufacturing and Boat Building and
Repair only

C-3.9 That Part of Lot 3, District Lots 2 and 7, Cameron District,
Plan 22313 Lying to the West of a Boundary Parallel to
and Perpendicularly Distant 150 Feet From the East
Boundary of Said Lot (3073 Van Home Rd)

Manufacturing only

C-3.10 Lot 7, Salvation Army Lots, Nanoose District, Plan 1115,
Except Parts in Plans 32644, 35528 and 734RW (979
Shearme Road)

Value Added Lumber Remanufacturing
and Marshalling Yard only

C-3.11 Lot 1of Salvation Army Lots, Nanoose District, Plan
32644 (999 Shearme Road)

Value Added Lumber Remanufacturing
and Marshalling Yard only

C-3.12 Lot 2, Salvation Army Lots, Plan VIP69390, Nanoose
District (1696 Alberni Highway)

Value Added Lumber Remanufacturing
and Outdoor Storage only

C-3.13 Lot B, District Lot 143, Newcastle District, Plan 8057
(2494 & 2484 Albemi Highway)

Cement Product Manufacturing only

C-3.141 That Part of Lot 9, District Lot 7, Cameron District, Plan
22313 Lying to the Northwest of a Boundary Parallel to
and Perpendicularly Distant 117.5 Feet from the
Southeast Boundary of the Said Lot (3090 Rinvold Road)

Two Dwelling Units only

Bylaw No. 1285.01. adopted April 13, 2004 (C-3.14 to C-3.18 inclusivei 

Electoral Area ̀F` Zoning and Subdivision Bylaw No. 1285, 2002

Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF7356
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Date: 06/01/16 TITLE SEARCH PRINT - VICTORIA
Requestor: (PA75444) CUNNINGHAM & RIVARD APPRAIS.(NANAIMO)LTD

TITLE - EW83837

VICTORIA LAND TITLE OFFICE TITLE NO: EW83837
FROM TITLE NO: EW39255

APPLICATION FOR REGISTRATION RECEIVED ON: 30 JUNE, 2004
ENTERED: 16 JULY, 2004

REGISTERED OWNER IN FEE SIMPLE:
WENDY NORMA HUNTBATCH, BUSINESSWOMAN
2116 ALBERNI HIGHWAY
COOMBS, BC VOR IMO

TAXATION AUTHORITY:
PORT ALBERNI ASSESSMENT AREA

ADDENDUM 5

Time: 11:34:42
Page: 001

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: 003-481-123
LOT 12, SALVATION ARMY LOTS, NANOOSE DISTRICT, PLAN 1115, EXCEPT PART IN PLAN 734 RW

LEGAL NOTATIONS:

THIS CERTIFICATE OF TITLE MAY BE AFFECTED BY THE AGRICULTURAL LAND
COMMISSION ACT; SEE AGRICULTURAL LAND RESERVE PLAN NO. 5, DEPOSITED JULY 26, 1974

CHARGES, LIENS AND INTERESTS:
NATURE OF CHARGE
CHARGE NUMBER DATE TIME

EXCEPTIONS AND RESERVATIONS
M76300
REGISTERED OWNER OF CHARGE:
ESQUIMALT AND NANAIMO RAILWAY COMPANY

M76300
REMARKS: A.F.B. 9.693.7434A; 97125G; SECTION 172(3)

FOR ACTUAL DATE AND TIME OF REGISTRATION
SEE ORIGINAL GRANT FROM E & N RAILWAY COMPANY

MORTGAGE
EW83838 2004-06-30 13:17
REGISTERED OWNER OF CHARGE:
FARM CREDIT CANADA

EW83838

MORTGAGE
EX56932 2005-05-19 09:53
REGISTERED OWNER OF CHARGE:
DANIEL NEUMANN
FRIEDA NEUMANN

AS JOINT TENANTS
EX56932

"CAUTION - CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A."

DUPLICATE INDEFEASIBLE TITLE: NONE OUTSTANDING

TRANSFERS: NONE

PENDING APPLICATIONS: NONE

*** CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN ***

Cunningham & Rivard Appraisals (Nanaimo) Ltd. NF7356

42



-

43



REGIONAL
Oa DISTRICT

OF I\ ANAIMO
STAFF REPORT

TO: Agricultural Advisory Committee (AAC) DATE: February 10, 2016

FROM: Greg Keller FILE: PL2015-177

Senior Planner

SUBJECT: Request for Comment on Subdivision in the ALR Application No. PL2015-177

That Part of Lot 1, District Lot 141, Nanoose and Newcastle Districts, Plan 2273, Lying to

the North of a Boundary Parallel to and Perpendicularly Distant 977 Feet from the

Northerly Boundary of Said Lot 1

Electoral Area 'F'

BACKGROUND

The Regional District of Nanaimo (RDN) has received an application for subdivision in the Agricultural

Land Reserve (ALR) from Elizabeth Puckering acting on behalf of Howard Fowler. The subject property is

approximately 12.26 ha in area and is contained entirely within the ALR. The parcel is bound by French

Creek to the west, an unnamed road to the east, and large ALR parcels to the north and south. The

property is surrounded by farms and rural acreages. The property currently contains pasture and other

agricultural improvements.

The applicant proposes to subdivide the parcel into three parcels, each greater than 4.0 ha. A copy of

the applicant's submission, Subject Property Map, and Proposed Plan of Subdivision are included in the

enclosed draft Local Government Report (attached).

Agricultural Advisory Committee (AAC) Members were provided an opportunity to attend the site on

January 26, 2016.

BOARD POLICY AND DISCUSSION

RDN Board Policy B1.8 — Review of Provincial Agricultural Land Reserve (ALR) Applications provides an

opportunity for the AAC to review and provide comments on ALR applications for exclusion, subdivision

and non-farm use on lands within the ALR. As per Policy B1.8, the applicable standing Board resolution is

included for the Agricultural Land Commission's (ALC) information as part of the Local Government

Report. A copy of this draft report, including comments from the Area Director, is included for your

review and comment. Following this review, the Local Government Report, including comments from

the Area Director and the AAC, will be forwarded to the ALC for consideration.

In accordance with the MC Terms of Reference, the role of the AAC members is to provide local

perspective and expertise to advise the Regional Board (and in this case comment to the ALC) on a range

of agricultural issues on an ongoing and as needed basis as directed by the Board. In addition to

members' local knowledge and expertise, comment on ALR applications may be guided by Board

approved policies such as the RDN Agricultural Area Plan, the Board Strategic Plan, the Regional Growth
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ALR Application No. PL2015-177

January 26, 2016

Page 2

Strategy and the applicable Official Community Plan along with the relevant land use bylaws.

Agricultural Advisory Committee members can also find information related to ALR land use and

agriculture in BC on the Agricultural Land Commission and Ministry of Agriculture websites. Local and

contextual information can also be found on the RDN's Agricultural projects website at

www.growingourfuture.ca.

Comment provided to the ALC by the MC is consensus based through Committee adoption of a motion

regarding the comment to be provided. If an AAC member has comments regarding an application to

the ALC being considered by the AAC, the appropriate time to provide those comments is during

discussion on the application at the AAC meeting prior to the Committee's adoption of its comment.

Only the comment approved by the Committee will be forwarded to the ALC for its consideration.

Comments from individual AAC members will not be included in the Local Government Report that is

forwarded to the ALC.

The comment provided by the MC is not an approval or denial of the application and is only a

recommendation to the ALC regarding a specific application. Any comment from the AAC is provided in

addition to the applicable standing Board resolution as per Policy B1.8 and the Electoral Area Director's

comment if provided. The ALC is the authority for decisions on matters related to the ALR and will

consider comments provided in making its decision on an application.

Report Writer
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Local Government Report 
Under the Agricultural Land Reserve 

Use, Subdivision and Procedure Regulation 

RD/Mun. File No.  PL2015‐177 

Fee Receipt No.  2016‐7798 

Fee Amount  $600.00 

Information supplied by:    ALR Base Map 
No. 

92G.038.2.2 

Regional District of Nanaimo 
 

ALR Constituent Map 
No. 

  

    
Air Photo No.    

In respect of the application of:   

Elizabeth Puckering    

PLANS and BYLAWS (Attach relevant sections of bylaws) 

Civic Address   n/a  

Legal Description:  That Part of Lot 1, District Lot 141, Nanoose and Newcastle Districts, 
Plan  2273,  Lying  to  the  North  of  a  Boundary  Parallel  to  and 
Perpendicularly Distant 977 Feet from the Northerly Boundary of Said 
Lot 1 

Community Plan or Rural Land 
Use Bylaw Name:  

“Regional  District  of  Nanaimo  Electoral  Area  ‘F’  Official  Community 
Plan Bylaw No. 1152, 1999”  

OCP Designation:  Resource Lands 

Zoning Bylaw Name:   Regional District of Nanaimo Electoral Area ‘F’ Zoning and Subdivision 
Bylaw No. 1285, 2002”   

Zone Designation:  Agriculture 1 (A‐1)  

Minimum Lot Size:  4.0 ha  

Permitted Uses:   Dwelling Unit, Farm Use, Medical Marihuana Production  

Maximum Density:  2  Dwelling  Units  per  lot,  provided  that  one  Dwelling  Unit  is  a 
Manufactured Home. 

Are amendments to Plans or Bylaws required for the proposal to proceed? 

Plan   Yes   No  Bylaw   Yes   No 

Is authorization under Sec. 25 (3) or 30 (4) of the Agricultural Land Commission Act required?  

 Yes  (If yes, please attach resolution or documentation)   No 
  

46



Subdivision Application No. PL2015‐177 
January 12, 2016 

Page 2 
 

COMMENTS and RECOMMENDATIONS (Include copies of resolutions) 

Board or Council: 

The  Regional  District  of  Nanaimo  (RDN)  Board  of  Directors  has  a 
standing Board resolution for subdivision of lands within the Agricultural 
Land Reserve (ALR) as per Policy B1.8: 
 
As  outlined  in  the  Regional  Growth  Strategy,  the  Regional  District  of 
Nanaimo  (RDN)  fully  supports  the  mandate  of  the  Agricultural  Land 
Commission  (ALC)  and  the  preservation  of  land  within  the  ALR  for 
agricultural  use.  The  Regional  District  encourages  the  ALC  to  only 
consider  subdivision where  in  the opinion of  the ALC  the proposal will 
not negatively  impact  the agricultural use of  the  land or adjacent ALR 
lands. 
 

Electoral Area Director: 

After  reading  through  100+  pages  of  technical  information,  soil  and 
engineering  studies, and actual history  including attempts  to  farm  this 
property,  it  is  now  abundantly  obvious  that  it  has  no  agricultural 
viability in its current size and configuration. 
 
This property epitomizes  a widespread problem with ALR  lands  in  the 
Errington‐Coombs‐Hilliers  area.  The  surface  sediment  types  are 
predominantly of glacial origin and exist in a climate that cycles between 
winter monsoon and  summer desert  conditions; a  combination  that  is 
deadly for large scale non‐intensive farming. 
 
The ground sediment is fundamentally tillite, an unsorted sediment type 
containing  erratics,  cobbles,  gravels,  sands,  and  abundant  rock  flour 
mixed in a melange. The result is a hard, impervious ground resembling 
concrete  that  does  not  hold  or  absorb  water,  has  little  humus 
development  and  is  damaging  to  farm  equipment when  attempts  are 
made to break it. The surface is water‐logged in winter and bone dry in 
summer. 
 
The conclusions of multiple consultants  is that  the  land would have no 
ability  to  produce  an  economic  crop  that  would  recover  the  cost  of 
improvements  required  to enable  it  to produce any  large‐scale crop at 
all. 
 
It  is noted  that  smaller  lots enable  the higher  concentration of  labour 
and  soil  modification  required  to  produce  crops  from  small‐scale 
intensive management. 
 
The most often heard complaint of would‐be farmers in this area is that 
large lots are completely unaffordable.  
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Electoral Area Director (cont): 

 
The conversion of this lot to three smaller lots within the ALR would 
increase the agricultural potential of this land. Accordingly I hope that 
the subdivision will be allowed. 
 
Julian Fell 
Electoral Area F. 
Regional District of Nanaimo 
 

Advisory Planning Commission:  n/a 

Agriculture Advisory 
Committee: 

Motion pending 
 

Others:  Currently none specified 

Planning Staff: 
Greg Keller, Senior Planner  Phone: 250‐390‐6510   

Email: gkeller@rdn.bc.ca 

 
BACKGROUND 

The  subject  property  is  legally  described  as  That  Part  of  Lot  1, District  Lot  141, Nanoose  and Newcastle 
Districts, Plan 2273, Lying to the North of a Boundary Parallel to and Perpendicularly Distant 977 Feet from 
the Northerly Boundary of Said Lot 1. The property is approximately 12.26 ha in area and is contained entirely 
within the ALR. The parcel is bound by French Creek to the west, an unnamed road to the east, and large ALR 
parcels  to  the  north  and  south.  The  property  is  surrounded  by  farms  and  rural  acreages.  The  property 
currently  contains  pasture  and  other  agricultural  improvements  (see  Attachments  1  and  2  for  Subject 
Property Map and 2014 Aerial Photo). 

ZONING 

The parcel  is zoned Agriculture 1  (A‐1), pursuant  to “Regional District of Nanaimo Electoral Area  ‘F’ Zoning 
and Subdivision Bylaw No. 1285, 2002” (see Attachment 4 for zoning regulations and minimum parcel size). 
The A‐1  zone  specifies a 4.0 ha minimum parcel  size  that applies  to each  lot created  through  subdivision. 
With respect to land use, the A‐1 zone permits Dwelling Unit, Farm Use, and Medical Marihuana Production, 
and  allows  two  Dwelling  Units  Per  lot,  provided  that  one  Dwelling  Unit  is  a Manufactured  Home.  The 
applicant proposes to subdivide the subject property into three lots including the remainder. Each proposed 
lot would be greater than 4.0 ha, as shown on the proposed plan of subdivision (see Attachment 3). Although 
the proposed subdivision would be reviewed in more detail should this application be approved by the ALC, it 
is  noted  that  proposed  Lots  2  and  3  do  not meet  the 100 metre minimum  lot  frontage  requirement.  In 
addition, the amount of lot frontage provided has not been indicated for proposed Lot 1. 
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OFFICIAL COMMUNITY PLAN 

The subject property is designated as Resource Lands pursuant to the “Regional District of Nanaimo Electoral 
Area  ‘F’ Official Community Plan Bylaw No. 1152, 1999” (see Attachment 5). For  lands designated  ‘Resource 
Lands’ which are  located  in the ALR, a 4.0 ha minimum  lot size  is supported. The policies of this designation 
with respect to minimum parcel size are consistent with minimum parcel size specified in “Regional District of 
Nanaimo Electoral Area ‘F’ Zoning and Subdivision Bylaw No. 1285, 2002”. 
 
The parcel  is  also designated within  the  Fish Habitat Protection Development Permit Area. A development 
permit may be required prior to any subdivision or alteration of the land. 

REGIONAL GROWTH STRATEGY 

The  subject property  is designated  ‘Resource Lands and Open Spaces’ pursuant  to  the “Regional District of 
Nanaimo  Regional  Growth  Strategy  Bylaw  No.  1615,  2011”  (RGS)  (see  Attachment  7).  The  proposal  is 
consistent with the direction provided by the ‘Resource Lands and Opens Spaces’ designation as the proposed 
subdivision includes minimum lot sizes which are consistent with both “Regional District of Nanaimo Electoral 
Area  ‘F’ Official Community Plan Bylaw No. 1152, 1999” and “Regional District of Nanaimo Electoral Area  ‘F’ 
Zoning and Subdivision Bylaw No. 1285, 2002”. 
 
Further to this, the RGS encourages the provincial government to protect and preserve the agricultural  land 
base through the ALR (see Attachments 7 and 8). 
 
A copy of the applicant’s submission package is included in Attachment 9. 
 
 
 
 

    January 12, 2016 

Signature of Responsible Local Government Officer    Date 
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     Attachment 1 
Subject Property Map 
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Attachment 2 
2014 Aerial Photo 
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Attachment 3 
Proposed Plan of Subdivision 
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Attachment 4 (page 1 of 2) 
Existing Zoning 

 

 
 

4.1.1 Permitted Principal Uses 

a) Dwelling Unit 

b) Farm Use 

c) Medical Marihuana Production 

4.1.2 Permitted Accessory Uses 

a) Accessory Buildings and Structures 

b) Farm Business 

c) Home Based Business 

d) Secondary Suite1 

Notwithstanding  the  Permitted  Principal  Uses  listed  above,  any  use  designated  or 
permitted  pursuant  to Section 2 of  the Agricultural  Land Reserve Use, Subdivision 
and  Procedure  Regulation  or  farm  use  permitted  by  the  Ministry  of  Agriculture, 
Food  and  Fisheries,  unless  specifically  prohibited  or  regulated  by  this  Bylaw,  is 

permitted within this zone. 2 

4.1.3 Regulations Table 
 

Category  Requirements 

a)  Maximum Density  2 Dwelling Units per lot, provided that one Dwelling 
Unit is a Manufactured Home

b)  Minimum Lot Size  4 ha 

c)  Minimum Lot Frontage  100 metres 

d)  Maximum Lot Coverage  10 % 

e)  Maximum Building and Structure Height  10 metres 

f) Minimum Setback from 

i) Front and Exterior Side Lot Lines 

ii) All Other Lot Lines 

 
4.5 metres 

2 metres 

g) Minimum  Setback of  all buildings or  structures 

used  for  medical  marihuana  production3, 
housing  livestock  or manure  from  all  lot  lines 
and/or watercourses 

30 metres 

h)  General Land Use Regulations  Refer to Section 3 – General Regulations 

 
 

 

1 Bylaw No. 1285.19, adopted May 27, 2014 
2 
Bylaw No. 1285.01, adopted April 13, 2004 

 3 Bylaw No. 1285.18, adopted February 11, 2014    

A‐1 – AGRICULTURE 1  SECTION 4.1
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Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002 
 

Attachment 4 (page 2 of 2) 
Existing Zoning 

 
 

4.1.4 Regulations 
 

a) Despite  any  regulation  in  this  Bylaw,  land  established  as  "Agricultural  Land  Reserve" 
pursuant  to  the  Agricultural  Land  Reserve  Act  is  subject  to  the  Agricultural  Land 
Reserve Act and Regulations, and applicable orders of the Land Reserve Commission. 

 

b) Any  parcel  existing  prior  to  the  date  of  adoption  of  this  Bylaw,  which  fails  to meet 
the  minimum  parcel  size  requirements  contained  in  this  Bylaw,  shall  not  be  reason 
thereof be  deemed to be nonconforming, and may be used for any permitted use in the 
zone  in which  it  is  located except  that where  the zone allows  residential use, only one 
dwelling unit shall  be  allowed  on  any  such  undersized  parcel. Permitted  uses  shall  be 
subject  to  all  other  conditions required of that zone. 

 
4.1.5 Additional A‐1 Zones 

Principal and accessory uses as set out in Section 4.23 (A‐1.1 to A‐1.28 inclusive) are permitted 
in  addition to those uses permitted in the A‐1 zone.  1 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

1 
Bylaw No. 1285.01, adopted April 13, 2004 

 

Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002 
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Attachment 5  

Official Community Plan Land Use Designation 
 

Resource Lands 

This  designation  applies  to  lands  that  are  valued  for  agriculture,  forestry,  natural  resource 
extraction  or  environmental  conservation  opportunities.  This  Plan  designates  as  Resource  Lands, 
lands  located  within  the  Agricultural  Land  Reserve,  Forest  Land  Reserve,  as well  as  Crown  lands 
other  than  lands designated  as Park Land. Lands designated Resource Lands are  illustrated on Map 
No. 2. 

 
It  is recognized  that there  is a wide range of home based business activities occurring on ALR  lands 
in  Electoral  Area  ‘F’.  The  Regional  District  of  Nanaimo  shall  negotiate with  the  Agricultural  Land 
Commission  to obtain a General Order  for Electoral Area  ‘F’  to allow  for an expanded definition of 
home based businesses beyond what is normally permitted by the ALC. 

 

Objectives 

1. Support the long‐term viability of the natural resource land base and protect it from activities and 
land uses that may diminish its resource value and potential. 

2. Ensure  that  resource  operations  comply with  recognized  standards  and  codes  of  practice 
and  that unreasonable impacts on the natural environment are avoided. 

 

General Policies 

1. For properties within the ALR or FLR, the regulations and policies of the ALC and FLC apply. These 
properties may also be subject to other local government bylaws. 

2. A 4.0‐hectare minimum permitted parcel size for future subdivision shall apply to all lands 

designated  Resource and currently situated in the ALR. 

3. A 50.0‐hectare minimum permitted lot size for future subdivision shall apply to all lands 

designated Resource and currently situated in the FLR or Crown lands. 

4. Future  residential  development  on  Resource  Lands  shall  be  limited  to  one  dwelling  unit  per 
parcel.  Two dwelling units per parcel may be permitted where approval has been received from 
the ALC or  FLC, if necessary, and subject to the zoning on the property. 

5. Permitted uses shall be associated with those uses supported by the ALC and FLC, such as 
agriculture, forestry, primary processing and outdoor recreation uses, including campgrounds. 

6. Where land is removed from the ALR or FLR, the Resource Lands designation shall remain and 
the permitted uses shall be limited to rural/resource activities as defined in the OCP and zoning. 

 
 
   

55



Subdivision Application No. PL2015‐177 
January 12, 2016 

Page 11 
 

Attachment 6 
Regional Growth Strategy Land Use Designation 

  
Resource Lands and Open Space 

The Resource Lands and Open Space land use designation includes: 

 Land that is primarily intended for resource uses such as agriculture, forestry, 
aggregate and other resource development; and 

 Land that has been designated for long‐term open space uses. 
 

This designation includes: 

 Land in the Agriculture Land Reserve; 

 Crown land; 

 Land designated for resource management or resource use purposes, including 
forestry, in official community plans; 

 Recognized ecologically sensitive conservation areas; 

 Provincial parks; 

 Regional parks; 

 Large community parks; 

 Cemeteries; 

 Existing public facilities outside of areas planned for mixed‐use centre development; 

 Destination Resorts; and 

 Golf courses. 
 

Resource  activities on  land  in  this designation  should be  encouraged  to operate  in ways 
that do not harm  the  functioning of natural ecosystems.  Land use  control, and  resource 
management of  lands  in  this designation  is  shared between  landowners,  local, provincial 
and  sometimes  federal  government. Much  of  the  forest  land  is  privately  owned.  Forest 
companies,  farmers,  shellfish  aquaculture  (and  associated  research  facilities)  and 
aggregate resource development companies are recognized to have the right to operate on 
land within  this designation  in  compliance with  local, provincial  and  federal  government 
regulations. 

 

No new parcels that are smaller than the size supported by the official community plan  in 
effect at the date of the adoption of this Regional Growth Strategy may be created on land 
in this designation. 
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Attachment 7 

Regional Growth Strategy Goal 7 – Enhance Economic Resiliency ‐ Agriculture 

 
Agriculture 

7.1 Recognize  the  importance of agriculture  to  the  region’s economy. To  this end,  the 
RDN and member municipalities agree to: 

 Support  the  management  of  the  Agriculture  Land  Reserve  (ALR)  by  the 
provincial government; 

 Encourage  the  provincial  government  to  protect  the  agricultural  land  base 
through the ALR; 

 Support  the  agricultural  use  of  ALR  lands  within  designated  Urban  Areas  or 
Rural  Village  Areas  except  in  instances  where  urban  land  uses  have  already 
been established at the time of the adoption of this RGS; 

 Recognize  that  all  ALR  lands  will  be  subject  to  the  regulations  of  the 
Agricultural Land Commission; 
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Attachment 8 
Regional Growth Strategy Goal 8 – Food Security 

(Page 1 of 3) 

Goal 8  ‐ Food Security  ‐ Protect and enhance the capacity of the region to produce and 
process food. 

Most of  the  food we eat comes  from other parts of  the world.  A  study conducted by  the 
Region of Waterloo Public Health  in Ontario  (M. Xuereb, 2005)  found  that  ‘Imports of 58 
commonly eaten foods  travel an average of 4,497 km to Waterloo Region’. Although there 
are currently no regionally specific studies estimating the distance food travels to reach our 
plates, it is safe to estimate that many of the foods we regularly consume travel on average 
at least 2,400 km to reach us (a widely quoted figure for North America, based on research 
conducted in Iowa by R. Pirog, et al 2001). 

Despite  ongoing  debate  about  the  environmental 
benefits  of  ‘buying  local’  food  versus  making  dietary 
changes  (C. Weber and H. Scott Matthews, 2008),  it  is 
clear  that  our  dependence  on  imported  foods  means 
that  our  access  to  food  is  vulnerable  to  the  effects 
of  weather  and  political  events  that  may  occur 
thousands  of  kilometers  away.  As  well,  world  energy 
prices play a  large  role  in  the cost  of  food  production 
and  distribution.  Greater  food  security  means  that 
more  food  is  grown  locally  and  therefore  is  not  as 
susceptible  to events occurring outside  the  region. 

 

Local  food  production  generates  numerous  economic, 
environmental  and  social  benefits.  Agriculture 
employs  almost  3,000  people  and  generates  a  flow  of 
income  into  the  region.  Local  sources  of  food  help 
reduce  the  region’s  carbon  footprint  by  reducing 
transportation‐related  GHG  emissions.  In  addition,  the 
nutritional  content  of  locally  produced  food  is  often 
greater  than  imported  food  –  providing  a  healthier 
choice of food for residents. 

 

Ensuring  the  long‐term viability of  farming and agricultural activity  in  the  region requires a 
coordinated  effort  on  the  part  of  local,  provincial  and  federal  authorities.  In  addition  to 
the provisions of Policy 5.4,  the RDN and member municipalities  can undertake a number 
of actions  to support and enhance  the viability of  food production  in  the  region as set out 
in the following policies (See Map 5 – Agricultural Lands). 

 

Protecting  the agricultural  land base  is a key  requirement  for enhancing  food security. The 
Agricultural  Land  Reserve  (ALR)  established  by  the  Province  in  1973  has  largely  been 
effective  in  reducing  the  loss  of  agricultural  lands.  Since  1974  the  percentage  of  land 
protected  under  the  ALR  in  the  RDN  has  decreased  approximately  12%,  from  10.10%  of 
the total land base to approximately 8.85% (www.alc.gov.bc.ca/alr/stats). 

 

 
The ‘5 A’s’ of food security: 

 Available – sufficient 
supply 

 Accessible – efficient 

distribution 

 Adequate – nutritionally 
adequate and safe 

 Acceptable – produced 
under acceptable 
conditions (e.g. culturally 
and ecologically 
sustainable) 

 Agency – tools are in 
place to improve food 
security 

(J. Oswald, 2009) 
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The majority  of  ALR  lands  in  the  RDN  are  located  in  rural  Electoral  Areas,  with  smaller 
portions  located within  the boundaries of municipalities. This RGS recognizes and supports 
the  jurisdiction of  the ALC over all ALR  lands and  strongly  supports  the  retention and use 
of  all  ALR  lands  for  agriculture.  The  RDN will  continue  to  endorse  the  Agricultural  Land 
Commission’s  efforts  in  preserving  agricultural  lands.  Other  actions  that  would  enhance 
food security in the region include: 

 Supporting improved access to sustainable water supplies for irrigation; 

 Encouraging best water management practices in agriculture;1 

 Providing  drainage   infrastructure   for  flood‐prone   lands   that  do  not   include 
environmentally sensitive areas; 

 

 Improving  infrastructure  to  provide  agricultural  services  and  processing; and 
improving access to markets. 

 

Policies 

The RDN and member municipalities agree to: 

8.1 Encourage and  support  the Agricultural  Land Commission  in  retaining  lands within 
the ALR for agricultural purposes. 

 

8.2 Discourage the subdivision of agricultural lands. 
 

8.3 Include provisions  in  their official community plans and zoning bylaws  to allow  for 
complementary  land  uses  and  activities  that  support  the  on‐going  viability  of 
farming operations. 

 

8.4 Establish agriculture as the priority use on land in the ALR. 
 

8.5 Minimize the potential  impact non‐farm  land uses may have on farming operations 
and include policies in their official community plans and zoning bylaws that reduce 
the opportunity for land use conflicts to occur. 

 

8.6 Encourage  and  support  agricultural  activity  on  lands  that  are  not within  the ALR. 
This may include small‐scale home‐based agricultural businesses. 

 

8.7 Recognize the importance of value‐added agricultural uses and complementary land 
use activities  for  the economic viability of  farms. To  support  complementary  farm 
uses, official community plans should consider: 

 The  provision  of  appropriately  located  agricultural  support  services  and 
infrastructure; 

 Reducing impediments to agricultural processing and related land uses; 

 Allowing compatible complementary land use activities (e.g., agri‐tourism); 
                                                           
1  

59



Subdivision Application No. PL2015‐177 
January 12, 2016 

Page 15 
 

 Allowing farmers’ markets and other outlets that sell local produce to  locate  in 
all parts of the community. 

 

8.8 Encourage  urban  agriculture  initiatives  and  support  activities  and  programs  that 
increase awareness of local food production within the region. 

 

8.9 Support the appropriate use of water resources for irrigation of agricultural lands. 
 

8.10 Support the provision of drainage infrastructure to flood‐prone lands that do not lie 
within environmentally sensitive areas. 

 

8.11 Work  in  collaboration  with  federal  and  provincial  agencies,  adjacent  regional 
districts, and agricultural organizations to improve access to markets for agricultural 
products. 

8.12 Support partnerships and collaborate with non‐profit groups to enhance the 
economic viability of farms. 

8.13 Support  farms that produce organic agricultural products and use sustainable  farming 
practices. 

 

8.14 Support the production, processing, distribution and sale of locally grown produce 
(including shellfish). 
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Attachment 9 (page 4 of 5) 
Applicant’s Submission 

* 

* 
* 

*Applicant’s attachments followed by an asterisk are provided under separate enclosure pursuant to Section 22 of
the Freedom of Information and Protection of Privacy Act. 

Also included in the 
package is Drainage 
Cost Estimate
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AIJTHORIZATION TO ACT AS AGtrNT

Fax

tYfrt(&-

March 3,2015

I, Howard Morris Fowler, of 891 Virginia Road, PO Box 59, Coombs, BC VOR lM0, hereby give
authorization/permission for E/tzafu#t Pitokerieq to act as my
agent on my behalf for the attached Application to Subdivide Lhfd in the ALR of the above noted
properfy. Any and all Correspondence shall be sent to my agent.

W)-*^/ k,* y",, '
Owner, Howard Morris Fowler

Q',2 arrnl I lOtf
Date

Etuabg*t, Puckerr)q
Agent Print Name ;J'

Agent Contact Information:

P o- 8c:x sb* (nornbs BL VofurvoAddress City/Town p"rt"l C"d"

Capffi*%,7*//; Nr.>rng &5c'-75 - ootrT (C*
Phone E-m

Legal Description of Pro peffy & / I bd , i4/

Ple\r; -p*: *

Agent Si

Agent Agreement
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The Applicant purchased the property in 1997 from MacMillan Bloedel based on the detailed soil data 

contained within the BC Soil Survey Report No. 57, MOE Technical Report 30 written by John Jungen and 

Phil Christie of the BC Ministry of Environment.  The Applicant purchased the land with the intention of 

growing the much needed hay for his Morgan Horse Farm, a horse breeding farm operating on the 

adjacent property. After logging was completed by MacMillan Bloedel the Applicant contracted the 

clearing, disking and seeding of the property. The Property did not produce any harvestable hay crop or 

grazing vegetation that year or any of the following years despite the numerous attempts made by the 

Applicant.  This resulted in not only expenses incurred to purchase and clear the land and try to grow 

hay but also did not alleviate the expenses of having to purchase considerable quantities of hay.  The 

Applicant was now stuck with a costly parcel that would not produce. To find out why the land could not 

produce any quantity or quality of hay The Applicant hired a Soil Specialist.  In August of 2001 the 

property was inspected by Mr Joe Fitzpatrick, P.Ag. who is a Soil Specialist. Mr Fitzpatrick dug ten test 

holes on the property and provided a detailed report as to the locations of the test holes and the 

findings of his soil examinations. Mr. Fitzpatrick  begins in his report  "much of the parcel has an 

agricultural capability rating of 5W"  and describes several factors that may be restricting drainage. Mr 

Fitzpatrick speaks of the need of improvements made to irrigation and also improvements in soils 

fertility by way of organic amendments, liming and fertilization but states that this would not affect the 

Agricultural Capability Class unless drainage can be improved.  Mr.Fitzpatrick compares his findings to 

Jungen et al, 1989 and explains that the Subject Parcel was not examined by anyone in the past as test 

holes were dug at the rate of only one per 8ha and none at all on the subject Parcel.  In Conclusion, Mr. 

Fitzpatrick stated that "the parcel is non-arable, so its exclusion from the ALR would not affect the 

British Columbia agriculture industry." 

The Applicant, at great expense, contracted a ditch to be dug the full length of the eastern border of the 

property, swales to be made so as to direct the runoff water to the ditch and installation of large 

culverts to direct the flow of water under roadways. The Applicant admits that this did alleviate some of 

the wetness but not enough to support the growth of any harvestable hay or provide grazing vegetation 

for his horses. 

The Applicant submitted to the ALC his Application for Exclusion in 2001 

 After a length of time the ALC agreed that The Staff Agrologist, Mr Trevor Murrie, P.Ag. attend the 

property for the purpose "to investigate whether an inherent bio-physical constraint or limitation exists 

on the property to invalidate the use of an 'improved' agricultural capability rating." 

Mr Trevor Murrie, P.Ag. attended the property on a date not disclosed in his report of July 10, 2002,  

dug three test holes, one of which was in a burn pile and no other reference as to their locations on the 

property was given.   In his report he concluded that in is professional opinion “The more limiting ‘Land 

capability for agriculture in B.C.’ , subclass limitations for the property are ‘excess water’, which prevails 

during the wetter months, and ‘soil moisture deficiency’ during the growing season. “   Although Mr 

Murrie does not provide a soil class rating he states: “ I again apply an improved Class (2A) or possibly 

Class (3A) agricultural rating to the subject property,  given my opinion that the ‘excess water’ limitation 

can be alleviated.”   Mr Murrie further states:  “with the installation of a suitably designed drainage 
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system, the ‘excess water’ limitation could be entirely alleviated,” and later states that: “irrigation 

option is to construct a retention pond to receive and store during the winter months a portion of the 

drained water for future irrigation use. Construction of a dugout or detention pond ….. would reduce 

the ‘soil moisture deficiency’ limitation.”    

The Applicant believes that a full analysis of the soil types on the 32 acre property could not be based on 

just two test holes in relatively close proximity to each other and further to that asks why no 

Current/Unimproved Agricultural Capability Rating was given of the soil on the Applicant’s property in 

Mr Murrie’s report but a rating based on the possibility of alleviating excess water.  

The Applicant further states that he was present, as well as his friend Mr Ike Neden, when Trevor Murrie 

attended on the property.  Mr Murrie was accompanied by Mr Geoff Hughes-Games, P. Ag. who stated 

to the Applicant that he was not there on an official capacity but merely a spectator. Mr Murre and Mr 

Hughes-Games came to the property at 1pm on the 23rd day of August, 2002. Mr Murrie began the first 

test hole at about 1:15 pm and left the property at 3:55 pm with Mr Hughes-Games. 

Currious that a report could be written by Mr Murrie on July 10, 2002 prior to visiting the property on 

August 23, 2002. 

The Applicant having already spent considerable sums of money on drainage agreed that the soil 

wetness could be alleviated by further means suggested by Trevor Murrie in his report and set about to 

find a company that could design such a system. 

Worley Parsons Komex was hired in 2006 to conduct an irrigation storage and drainage study for the 

property based on the suggestions of Trevor Murrie.  The report describes what would be necessary to 

facilitate the drainage of the large volumes of water due to the high rainfall received in this area and the 

size of pond required to supply water for the purpose of irrigation for a parcel of this size.   The report 

shows that in order to facilitate the overflow for the retention pond the drainage ditch would have to be 

some 21 feet deep to enable the water to flow downhill to the adjoining French Creek.  Having a ditch of 

that size creates a hazard to livestock and people not to mention the costs associated with its 

construction.  The water retention pond of approximately four or five acres that would need to be lined 

with clay to seal in the water, the drainage tiles and the pump system and drainage ditch construction 

all added up to an estimated $659,000 in 2006.  It was in their professional opinion the cost of the 

improvements far out-weigh the benefits. The applicant felt that this sum was definitely well beyond his 

financial ability. And when the cost of improvements is beyond the value of the property and cannot be 

recovered by any means it becomes a question of insanity. 

The Applicant felt it was necessary to have the opinion of a third Soil Specialist and hired an unbiased 
professional company to perform a detailed soil analysis.  Mr Robert Hinkley P. Ag. of Whiskeyjack Land 
Management Corp,  a Soil Specialist, determined that he would perform a detailed “Regional Soil 
Investigation” to discover the history of the soils analysis that have occurred in this area as well as a 
detailed inspection of property to assess the accuracy of the report produced by Mr Fitzpatrick.   

In his ‘Summary of Soil Investigation and Current Land Use on Adjacent Properties’, Mr Hinkley states, 
“two major soil survey reports were produced for the soils within the region in 1959 and 1989, the first 
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being at a reconnaissance level and the second at a more detailed level. However, there is no evidence 
that soil surveyors from either of these mapping and reporting projects actually conducted site/soil 
investigation within the subject parcel or adjacent parcels.”   

In his ‘Summary of Soil Investigations on The Subject Property’,  Mr Hinkley states that the soil analysis 
performed by Mr Fitzpatrick in 2001 is accurate and that “the Class 5 capability ratings established by Mr 
Fitzpatrick would severely restrict cultivation and plant root growth.”  

In his ‘Review of Agricultural Capability Ratings on the Subject Property’, Mr Hinkley  states, “In the case 
of the drainage limitation, and as per previous comments by my Agrologist  colleagues, installing a 
drainage and water containment system is impractical and very cost prohibitive.  Drainage systems 
would have to be spaced very close together at a high cost.  Bedrock depth in the area recommended 
for the detention pond is within 3.0 meters, so blasting of the dugout would be required and it would 
have to be lined with an impermeable tarp, all at high cost. The ditch required to drain the excess runoff 
from the pond would have to be dug to a depth of 13.0 meters at its western exit point, also requiring 
blasting.  The ditch itself would be nearly 450 meters long and 3 to 5 meters wide, therefore requiring 
additional fencing and/or installation of a culvert or large drainage pipe and backfilling.  As well a permit 
from Fisheries and Oceans would be required to allow pond runoff to enter the adjacent French Creek.” 

After much debate with the ALC over the years, The Applicant felt it may be necessary to have the 
opinion of a fourth Agrologist and hired a Soil Specialist, to provide a detailed soil study and analysis and 
report of the finding of the Subject Property.  Mr Ron Emmerson, P.Ag.  provided his ‘Soil and 
Agricultural Capability Assessment of the Northerly 977 Feet of Lot 1 District Lot 141, Nanoose and 
Newcastle District’  in which his description of soils  completed for his study were similar to those 
Completed by Joe Fitzpatrick a decade earlier. 

Three of the four Agrologists who have performed soil analysis on the subject property,  Fitzpatrick, 
Hinkley and Emmerson, provide an overall ‘Unimproved Agricultural Capability Rating’  of 5W where 
Murrie does not provide and Unimproved Agricultural Capability Rating. 
All four Agrologists provide and explanation of Main Limitations for Agriculture to be “Excessive 
Wetness” 
Three of the four Agrologists agree that the property would be better suited to smaller hobby farms and 
agreed that removing this land from the ALR would not have a negative impact on  Agriculture in BC 
while Murrie made no mention of size, he stated that he recommend keeping the property in the ALR.  

The immediate area has seen a notable increase in agricultural activity since the area known as Virginia 
Estates was subdivided into a number of smaller parcels some years ago.   A large percentage of the land 
owners on this subdivision operate small hobby farms. Having smaller parcels makes participation in 
agricultural activities more viable especially in areas where soil conditions limit agricultural capability. 
This encourages agricultural activity and agricultural awareness. 

The applicant, in a prior application, applied for this property to be excluded from the ALR.  A letter 
received by the ALC on October 6, 2011 from the Arrowsmith Watershed Coalition Society opposed the 
exclusion but inadvertently supports that fact that by providing smaller, affordable parcel sizes in rural 
areas increases and promotes agricultural activity in their following statement,  
“Lastly an examination of the ALC Maps would tend to suggest that the subject property is logically 
classified within an area that would be suitable for agricultural uses. Earlier subdivision of nearby land in 

69



the Virginia Estates area may have included removals from the ALR. It is interesting that many of these 
subdivided properties currently appear to host various farming activities.”  
It is fact that agricultural activity has increased in the area of Virginia Estates since the subdivision of the 
area. 

By Subdividing this subject property, it would be in keeping with the area and provide more affordable 
and viable land sizes for agricultural 
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AGHOTOGIST'S ffiHPOHT

Application to the
Land Fleserve Commission tCI

ffixclude Land from the Agricultur ral Land ffiss*rv#

Farcel.
Northerl y 977 Feet of Lot 1 D.L 141

near Coomhs, BC

*wner:
Howard Fowler

Submitted:
August 31, 200 1

.o

;-)
C:{

fftu
fr trpa*n ff arff #eswrce Wfs

124fi Edgewood Drive
Fenticton BC

vzry 481

treffi#j 4BB-0544 joeJitzpatrick ffi telus, ffi#t

Fitzpatrick Report
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lntroduction
Tlres report was prepared to provicle supporting doeumentation for an applic*'tion

to exclude the northe rly 977 feet of Lot 1 D.L. 141 from the Agricultural Lancl

tleserve (ALH). The parcel would then be subdivided into low density residerrtia.l

l*i*,;;rf approximately 2 hectares each. Each new parcel would have a cov*nani
p!ar:*r.l r:n it preventing industrial devolopment.

)'he parcel was inspected April 16-17 and August 30, 2001 by Joe Fitzpatrick

lr.A!J. $ite and soil information was collected at ten locations, which are sholvn

i,* f igure 1. Tho portion surveyed is shaded in yellow.

Lot Description and HistorY
"{'lra parcel is located approximately 300 metres north of Coombs. Access ir by

Virginia Road, which cro$so$ railroad tracks and connects to Highway 4 east of

{)oclmbs.

-l he west sicle of the lot slopes steeply down to French Creek, and includes a

irortion of an inactive fluvial plain. Under this proposal, the fluvial plain area

wr:rr-rld not be disturbed or developed, as the creek provides salmon habitat'

-Lhe 
*ffectively arable (surveyed) portion of the parcol has an area of 10.8

lertares, is fencecl into paddocks and provides pasture for horses, There are no

buiteiings nor is irrigation water available. The elovation is approximately 85

rnetres"

i-ot p3 to the east has been excluded from the ALR and subdivided into 2 hectare

iots. The lots are primarily residential, though there aro a few businesses l*cat*rJ

there, including a'helicopier repair facility, an auto salvage yard, and a boarding

*table.

The remainder of Lot 1, approximately 3.5 * 4 hectares shares the southorn

b*urrclary of the subject parcel. Lot 2, about 20 hectares shares the northern

bounclary.

Itilr'" Fowler reports that the regional district has no zoning for this aroa

l'h*re is an abunclance and variety of hobby farrns in the area, but the nearest

large scale agricultural enterprises are located at least 3 kilometres a\ ray. J'his

rair:el is sepirated from large parcels by the creek, small parcels and the village

i:f Coornbs.
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Agricultural Potential
Lletailecl site and soll descriptions are presentecl at the end of this repeirt. h4r:st *{
ttrc soil profiles are gleysols, with three Cowichan and five Parksville in a total of

ten flescribed. Sites near the west edge were idontified as Brigantine (Gleyed

ftystric Brunisol) and Fairbridge (Gleyed Eluviated Dystric Brtrnisol). Much of the
parcel has an agricultural capability rating of 5W, which masks several limitations

at tho Ctass 2-&level, including low fortility (F), complex topography (T)'

undesirable soil structure (D), and aridity (A)-

Cowichan and Parksvills soils generalty are poorly drained and have porched

water tables for much oI the yoar. $oil pH is reported to be in the rang0 of 4.6 to
5,7, Typical organic matter content for the surface 20 cm is around 9% in
Cowichan and 5o/o in Parksville. These soils require drainage for optimunl
agrlcultural u$e, and in the case of Cowichan, tiles must be closely spaced. "l-hey

aie used for hay and pasture. For annual crops, spring planting is delayed by the
wet soil conditions. (Jungen of al, 19Bg)

iiiity clay loam is the dominant texture of the Cowichan profiles on this parcel.
"Ih* thickness of the Ah horizon found on the parcel is typical for this soil series.

Tho Parksvills soils at this parcel sharo traits of tho imperfectly drained prefiles.

Thoy differ from the Brigantine in drainage and taxonomy, but the textures are

*inriiar. Concretions were found in most Parksville pits, a trait of Fairbridge soil.
'itre Ah horizon is thinnor than is typical for Parksville"

I here are several factors which rnay be restricting drainage:

1. The subsoil has alairly dense, massive strueture, hence low porosity and
hydraulic conductivity.

?". There may be cemented layers lower in the profile. None were detected
within the sampling depth, but cemerrtation was found in a road cut near the
creek ($ite #5).

3. Bedrock is thought to be present within 3 metres of the surface.

[:or most of this field, soil drainage is not feasible. Tile drains would have to bre

irrstalled at a close qpacing. The water would be carried to the lowest point,

which is in the 6ndfif6bast cbrner. But from there, there is nowhere for the water to
go" Proper drainago would require a regional effort and good coordination
between govornments and neighbours, which is unlikely to be achieved glven the
fact that this parcel is isolated from large, agricultural parcels. For this reasoR,
clrainage improvement ratings are not shown with the agricultural capability in tfte
pit elescriptions.

The average Climatic Moisture Deficit is estimated to be approximately 220 mm
frorn which the Clirnatic Capabitity for Agriculture was determined to be 4A{1}
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{Cr:tigado, 1S81). For most of the field tlrere is a soil Agricultural Capahitity
$ubclass 3A for aridity, though three small mounds with Sunclass SA were
observed. lrrlgation water is unavailable: wolls in the area have low flow rates,
and French creek is salmon-bearing, so gaining water rights is unlikely,

"l-he field would benefit from improvoments in soil fertility, including the adclition of
organic amondments, liming and fertilization. Organic amendmenio would also
help to improve soil structure. Howevor, this would not affect the Agricultural
Capabitity Class unle$s the drainage can be irnproved.

There is 2T-3T complex top-ography throughout most of the field, though in the
northwest corner it is classitieO at +t.

Ilesults of this site inspection may be compared to Jungen et al, 1ggg, the
highest intensity soil *urvey to be performed in this area. An averago inspection
density of one pit per B hectares was reported. l4owever, neither the subject
parcel nor D,L. 23 (then not subdivided) were inspected in the $urvey though at
th* reported survoy intensity they would have received one or two, a"nO eigf,t
inspections respectively. The presence of Cowichan and Brigantine soils was
correctly identified. Howover, the main component of the largest map unit, rruhere
Parksville was found was labetled Mclean Creek, silt loam riarine d'eposits over
gravelly moraine, The area in the northeast corner, identified as Trincomali, is in
fact Cowichan, a very different soil. A ridge in the southwest was identified as a
Qualicum * Beddis complex, whiclr is reasonable for the map unit, though on the
parcel only a small amount was found.

lmpact on Agriculture
The proposal to exclude and subdivide the northerly gZ7 feet of Lot 1 D.L. 141
wiil have no effect on existing major agricultural operations.

Given the small size of the parcel, and its separation from agricultural areas,
opportunities for irrigation and drainage improvement are uniikely to be availabte,
ln its current state the parcel is non-arable, so its exclusion from the Agricultural
Land Heserve woulcl not affect the British Columbia agriculture industrf.

Making five or six lots out of one parcel, located next to the village of Coomhs,
would provide opportunitios for households to develop small businesses, which
may contribute to agriculture or tourism in the area.
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Sffe and #oil Profite freseriptiar",s

"S-Ug,,frJ"

.Soil Name:
Sol/ Taxonorny:
Terrai n CI assification.

$lape:
Drainagc:
D*pth to Watar Table
Ag ri c ultu ral Capabi { itY :

Test Pit #1

A*p 0-17

ffiri# 17"40

Cowichan (CO)
Hurnic Gleysol
*czVtlp

Complex 0-1oin, Clasg 1 * 2
Poor
50 cm
SW, $orne 6\tV Rearby

Very dark grayish brown t1OYffi 3l2m); sllt loam or silty *lay
loam nrixed with peaty materiah contains 10% snft rotting

wsod; moderate mediilm granular structure; friable; nCIn-

pl*stic:5o/o gravel. Hancl texturing was difficult du* to high

organic matter content.

Dark grayish brown t2.5Y 4l2m}; $ilty clay loarri to silty elay;

many prorninent recldish yellow (7,5Ym 6/Srn) mottles;

mas$ive, bre&king into rnoderate fine ansular blocky
structure; firm; 1% gravel. Estimated sand content 15%

Dark g rayish brown (2.5Y 4l2m); silty clay loam; rilany
prcminent reddish yellow {7,5YH 6l6rn) rnottles; nrassive
structure', 1% gravel.

t*Cg 40-85

'*,",-'..,
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S#*.-t?
Soil Narne:
Soil Taxonomy:
Te rrai n Cl assif icati on

Slope:
Drainage:
Depth to Wator Table
Ag ri cultu ral GaPabil itY :

Tp"#JJI,fi?

Parksville
Orthic Gleysol
g.y
sczWb
Compl€x 0-6oln short slopes, Class 3

Poor to irnperfect
35 crn
5W

-

Ah0.SBrown(10Yn4/3m)sandyloam;weakmediumgranular
structure; very friable; 37o $ravel'

Brngjl 5-12 Sandy loam; few faint mottles; friable; 3Yo $ravBl'

Bmgjzl2"4aLightotivebrown(2.5Y5/3m);sandyloam;distinct(10YR
4/3m) motttes; 3% gravel'

BCg40'E0siltyclayloamtoclayloam;massive;firm.
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fi[]p fi3.
Soi/ Name:
Soil Taxonorny:
T e rrai n Cl assification :

Slope:
Drainags:
Depth to lMater Table
Ag ri cuttural GaPabi I itY :

Parksville
Orthic Gleysol
zsWb

Complex CI-6n/o short slopos, Class 3

Poor to irnperf ect
30 cm
5W

Tes[.Plt.#3

Ah 0-5 Brown (1gYn Lfim) sanely loarn; weak rnediurn granular

structure; vsry friable', Tuln gravel'

Bmgjl 5-12 sandy loam; lew laint mottlos; friable; 3% gravel'

Bmgi2 12-42 Light olive brown (2'5Y 5/3m); sandy loam; distinct (1OYR

4/3m) mottles; 3% gravel.

::-**.:: 
-:-- 

::::::::11::l'::-" -- "**-,. "-
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ffiils*fi*
$oil Name:
Soil Taxonomy:
Te rrain Classificati on :

Slopo:
Drainage:
Dapth to Wator Table
Ag ri cultu ral Capahi I ity :

Te*t Plt #4

Brigantine
Gleyed tlystric Brunisol
FlW"Y
sczWb
Cornplex 0-6nh short slopes, Class 3
lrnperf ect
>85 cm
4WA

*Qffi ?!!*!p!.g:L,,.,-n*,*,***"**.**,-****,"

Ah

Bmgj 1

Bmgjz

0-6

6-62

62-85

Loam; weak fine granular; friable;3a/" gravel.

Loarn to clay loam; faint mottles; moderate to weak rnediurn
angular blocky structure; lriable; 1% gravel.

$ilty clay loarn; distinct rnottle$; friahle to firrni 1% gravel.
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$l!e frl
SoilName: Steep slope, coar$e textured

(cut is Fairbridgo)
$oilTaxonomy: Gleyed Eluviated Dystric Brunisol
Terrain Classification: szWb

g$zMp
Rt

Stope: road cul at sloPe break
Drainags:
Depth to Water Table
Agricultural Capabifiy: 7T

Iest Pit #5

. H,o[izory . _D.eptT klnt. " _* "" - _ * *_9gtrfldpl**."_ -.*" *.*_. .-.". .

Ahe 0-7 Dark yellowish brown (10YR 4l4mj; loam; weak fine
subangular blocky structure; very; friable;stightly plastic; 1%
gravel.

Bfj 7-42 Light yellowish brown,(1OYH 6/4m); loam; moderate fine
angular btocky structure; f riablo; slightly plastic; zsro coarse
fragments.

BCgj 42-110 Loam; mottlod; moderate coarse angular btocky; friable;
slightly plastic; zoro coarse fragments.

ll0Bx 110-215 Olive brown (2,5Y 4l4m); loam; firm held by silica cement,
patchy but most common near the top and bottom of the
layer; 15Yo gravel, 5% cobbles, 57o stones.

lllRc 215+ shale bedrock
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SiLe,,.#9

Soll Name:
Soil Taxono{ny:
Te rrai n Classification :
Stope:
Drainage:
Dopth to Water Tahte
Ag ricultu ral Capabi I ity:

Ies*LPIL-fiS

Ahcc 0-s

Brngjcc S-gT

Bg B7-Gs

Parksville
Orthic Gleysol
szWb

Complex Z*gnlo short slopes, Cless 3 - 5
Poor to imperfect
40 cnr
5W

Brown (1OYn flB.S*)' loarn; weak fine granular structure;
eoncretions 3 rnrn diarneter; friable; sligrrtty plastic.

Brown (f OYH 4"S/3rn); loam; faint mottles; weak coarse
angular biocky structure; concretion$; f riable; slighily plastic.

Loam; rnaRy fine prorninent mottles; rnas$ive (fairly cornpact)
breaking into weak medium to fine angular blocky structure;
friahle; slightfy plasric.
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Test Pit #7
ffi'. -_----+'-.

Sol/ Name:
So# Taxonomy:
Te rrai n Classification :

,S/ope;
Drainage:
Depth to Watar Tabte
Ag ricultu ral Capabi I ity:

12

Farksville
Orthic Humic Gleysol
czsWb

Complex O-?"t", Class 1 * E
Poor to irnp€rfect
50 cm
5W

Apcc 0"12

F3mgjcc 1A-SS

Bg bs-zo

brown to dark brown (z.5yH 3,5rzm); loarn; weak fine
granular structure; concretions 4 to B rfirfi diameler; friable;
nonplastic', zsro cCIar$e f ragrneRts.

Brown (1OYR 5/3rn); loarn; few faint mottles; friabte; slightty
plastic; zero coarse fragments.

Yellowish brown (1OYH 5l4m) rnatrix & rnottles mixed
together; loam to sandy clay foam; rnany fine prominent
mottles; 5% gravel.
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$ije tg
SoilName: Parksvitle
SoilTaxonomy: Orthic Humic Gloysol
Terrain Classification: s?Wv

cszWb
StoPe: ComPlex 0-2%' Class 1 * 2
Drainage: Poor to imPerfect
DePth to Water Table 40 cm
AgicutturatCaPabititY: 5W

Test Pit #8

*Hefl rsl**psplhlqrnL* .gtrslifl jie:t-
Ahecc 0-18 very dark grayish brown (1QYH 3lZm)',loam, abundant

charcoal; tiiable; nonptastic; concrotions smaller than 4 mm

diameter; 2"/" gravel.

Bgcc 18-45 Light olive brown (2.5Y 5/3m); loam; comffion medium
prominent {7.5Yn 5/Sm) mottles; friable; slightly plastic; zero

coarse fragments; concretions up to 3 mm diameter

llgg 45-65 Silty clay loam; many line prorninont mottles; firm; plastic; no

-." ".lli"lillll' 'i'"lii"lllli' " ---. - -*"
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Q,[e #g
Soil Name: CowichanSoitTgxgyomy; Orthic Humic Gteysot
Terrain Classification: czWp
Slope: Complex e*1o/o,Class 1Drainage: poor
Deplh to Water Tabte 33 cm
Agicutturat Capabitity,. SW

TeSt Pit gg

Ahe 0-1 1 Very dark brown (]?yH Ziem);sitt loam or sitty clay toam,
charcoal present; friable; nonplastic; zrro .oai** tiagments.

Btjg 1'l-ss Light orive gray (Ey 6/2m); sirty cray roam; many medium
prominent

"_ li:itl*m) 
mottles; firm; ptastic; zaro coarse frasments.
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$ite #10
SoilName: Cowichan
Soi!Taxonomy: Orthic Humic Gleysol
Tenain Classification: /bWjv

czWp
Stope: ComPlex 0-1%, Class 1

Drainage: Poor
Depth to Water Table not checked
AgriculturalCaPabilitY: 5W

Test Pit #10

Horizon neptllJgy)*"# 4-_q4*> F.&.a?@+rywffi.***tJw)*# 444.4M> *ry*14.,--P-g*lqr*Iix

O-7A This was excavated with an auger beside a large rock
(metamorphic, contains quartzite), apparently an erratic
boulder. This rock is inconsistent with the bedrock (shale)
found at Test Pii #5. The soil prolile is similar to those of
Test Pits #1 and #9.
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":*,*:J*x,m:x*.
S**{f AgroE*gist {* Nete to F'{}e

W*t*: t$ .futy, ?*&Z

F{le #: &3*S-EAS-}*SZ-A4Z,S5

R"E: Improved 'Land Capability Classification for Agriculture' assessment of property owner by
Mr. Itroward Fowler:

Subiect Property: Thst part of Lot l, D.L. 141, N*nocse and Newcastte Districts, Flan 2273, Lying to the
North of a Boundary Parallel to and Perpendicularly Distant 97? Feet fronir the
Nort&erly Bou*dary ofSaid Lot l.

Bapkground

It wa-r summariz"ed in my 'staffAgrologist - Nole to File' (dated l0 July, 2002), thar should a suitably designed
soil drainage / water detention system be installe4 and sound soil management pracrices be adhered, the
improvements to the lasd would warrant au improved 'agricultural capability' rating. From the information
presented aud available at that time, my opinion was that an improved 'I^and capability classilication for
agriculnre in B.C.' rating of Class (2A), or rnore conservatively (3A), would appty- The 'A' refers to a 'soil
trloisture deficiency' subclass limitation based on'soil moishre deficits (SMD)'. Specific to 'soil moisnre
deficiency', the applicant's soils consultant gave a 'dryland', or unimproved, Class 34, rating to the properry.

The published (1:100,000 scale) mapped 'Climatic capability classification for agriculrure' rating is 4,o. for tbe
area. which includes the subjwt properfy. The rating is based on a 'climatic moisture deficit (CMD)' between
191 mm and 265 mm during the growing season (betweea May I and September 30)- From the (same
published source and scale) mapped 'Climatic Moisrure Deficittsqpius (mm)' an estimated CMD of
approxirnately ?20 mm was interpolated for the location of the subject property. The CMD exceeds the SMD in
that the 'soil moisture deficit' also accounts for available soil moisture within the rooting zone (upper 50 cm of
soil) at the beginning of the growing season" commonly referred to as 'available wator storage capacity
(AWSC)'. Should a supply of irrigation water be obtained, possibly froar * water detentioa system in wbich
water i$ collected and stored during the wetter mont}rs. an improved Class (2A) rating or better could be
acb.ieved,

The applicant's soils consrltant gave an unimproved Class 5W, 'Land capability classification' rating as the
dominant overall rating for the properry. The 'W' refers lo 'excess water', based on the 'occurrence of excess
water during the growing season'. The Class 5W rating indicates the frequent or continuous occwrence of
water near the surfacc during.periods tbat extend into the growing seaso& or the soil is very poorly drained.
The 'excess water' associated with a Class 5W rating resricts the capability of the laud to producing perennial
forage crops, or other specially adapted crops. The opinion of &e soils consultant uras that there were no viable
drainage outlet options for installing a drainage systsm. thus no improved 'Land capability for agriculture'
rating was offered.

The published (l:20.000 scale) mapped 'Agricultural Capability' ratings applies to two predominant soil
mapping units sholvu on tbe property, albeit the soils and thsir distribution were diflerontly described by &e
applicant's soils consultant. The soils on the eastern most part of the properly, have a mapped 'agricultural
capability' ratings of4AP, improvable with irrigation to (3TP). For the remainder soils complex, 'agricultural
capability' ratings of 7:5AP 3:4A are indicated. improvable with irrigation to (7:4P 3:3A)-

The Vancouver Island Panel of the Commission requesred an oa-site visit to the prope4y.

Murray Report
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Attemdees
Those auending fh& on-site visit rrfere :

Mr. Horrard Fowler
Ike
Mr. Ge*ff Hughes*Games, p.Ag.

Trevor Murie, F,Ag.

H$qnq+e

- landolvner and appticant
- acquaintance of the applicant

soil spccialist, Re$oures Management Brench, Minisry of Agriculture-
Fo*d a*d. Fisheries

- staffagralagist, Land Reserve Comnrission

The purpose of the visit was to investigate whether an ioherent bio-physical constraint or limitation exists on the
pFcPerty to invalidate *re use ofan 'improved' agriculnrral capability rating (per the classification system described
in 'Land Capability Classification for Agriculttre in B.C.' 1983. MoE Manual 1).

Discussion
'Excess water (W)'and 'soil moisture deficiency (A)' were identified subclass limitarions to agricultural capability
ofthe subject property. Currently, their respective land capahility classification ratings apply to the land in an
unimproved stale. In generai. unless exceptional circumstance prevail. bo*r of these limitations may be reduced
*rough improvements associated with the installation of drainage and irrigation systsm$, respectiveln and assuming
adherence to sound, commonly applied" soil management practices. The objective was to determine what bio-
physical conskaints exist, that prevent &ese specifically identified lin:itations from being adequately alleviated and
tbereby prevents assessing the property with an inrproved ratiag.

Tasks as planned for the oa-site visit:
o Provide tbe cpporarnity to the appiicant 0o explaio aadlor idenrifo rho.ce features that would prevent

improvemants to alleviate the identified agricultural capability linftations of rhe properry.
r In locations that correspqnd to &e different soils described by the applicant's soil cousultanr. three test soil pits

would be dug by hand.
t Surface slopes along a traverse ofthe property would be determined to assess if&e existiag grades and

elevation diflerential to the French Creek fluvial plain *ould allow for the installation of a drainage / irrigation
systera_

Prior to beginning the investigation, the tasks u,ere explained to the applicant. The applicant expressed be
understood my objectives and gav'e m,vself and GeoffHughes-Gaures permissisn for them to be carried out. He
explained that he, along with his acquaintance, would accompany us during the on-site, which they did.

Comments aBfl OEqervatioE$

Applicant's cornments:
o The applicant commented that after the iand was logged, he cleared the land with care and that the lay of the

land was let iutact *'i&out cutting or filling of high and low areas. An excavator was u-sed to pull and uockpile
the stumps (into 52 piles) on rtre property. The stumps were then burned.

r It was stated that attempts to cultivate the soil were uosuccessful, but that the soil surface was 'disked' and
seeded.

. During the wetter months the watcr table is high. As well, sigaificant amouol! of water runs off &e surface of
the property.

t Snrales were constrBct€d to direct the surface runofftowards a ditch that runs parallei to the eastem boundary of
the property, which eventually flows northward to French Creek To convey the water beneath a gated access
that crosses the ditc\ the applicant also instalied a culvert (estimated 500 mm diameter). The applicant
indicated that the size of the culvert was necessary given the significant flow of water that runs off the property,
In particular, the swales have helped keep the home paddoc*s drier, where collected surface water has been a
problem duriog the wetter moaths. The applicant further stated that he could not direct additional water to the
ditch as it was on road right-of-way and crossed other private property,
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Soil test pi*:
The tkee, planned soil test pits were dug by hand witb a spade shovel and.trowel to depths ranging frqm 0.75 m to
0.95m. The soil profiles were examined by myself and GeoffHughes-Games. Specifiially of Lteiest *ould be soii
layers that may prese[t significant mechanical resistance for deep tillage practices, or contain undesirable materiais,
such as coarse &agments or salts that may potentially be brought to ttre surface by such practices. The presence of
rooB, pores! motfles and soil moisture were noted.

Observations:
r Despite some physical resistance to the digging, under dry soil conditions, rhe soil tesr pits were successfully

excavated by hand with a spade shovel and trowcl. Greatest resistance was felt near &e surface, with ttre
resistance starting below the pasture LFH horizon. At one soil test pi! a surface layer ofburned and loose
material existed, which included ash, (thc soil test pit was dug at the location of a burn pile). The re*istant soil
layers extended &om depths of 5 crn to 25 - 30 cnr. depending on rhe $oil tesr pir. In ali pirs, &e soils became
easisr to dig at greater depths.

o The dry consistence ofsoil within the resistaat upper soil layers in the soil test pits ranged from 'slightly hard'
to 'ltard'. Below the resistant layer the 'dry consislence' was predominantly 'slightly hard' and where moist,
the consistence was 'friable'. In no instance was the examined soit 'very hard', or of greater consistence such
that the clod, or ped" could not be broken by force between the thumb and forefinger.. At depths exceeding 80 cm, soil moisture was noted in two of the soil tcst pits.

r Mottles were observed near the surfaces of the soil profile, as were also described by the applicant's soii
consultant' Their preseuce $uppofi$ the claim that a seasonally ftuctuating warer Able is eitlrer at or rises ro
cause soil saturation within tbe capillary fringe ar shallow depths acmss the property.

r Few fine roots and (fine) pores were evident below the resistant layer at dep&s below 30 cm within the soil
profiles.

. salr accumulating, cemented or calcareous soil horizons were net observed, nor were any coar$e gravels evideat
within the soil profiles (although scattered and infrequently observed, coarse fragments were observed on the
field surface).

Topography and grade:

On an approximately south-west to north-east traverse across the property. the undulating surface sloped downwards
approximately 2ol towards rhe lowesx part of the property, which was in rhe nortlr-east corner of the property.
Over a limited area in the westerfl part of the property. the increased slopes of the undulations approriimated a
hurnmocka surface expression.
It was estimated that the elevation drop to French Creek was approximat*ly 24 m,from the south part of the top cf
embankment on the western side of the property. The embankment down to the fluvial plain was.steep.
On various parts of &e property swales 's/ere consaructed to direct overland flow to a ditoh along the eastem edg€ of
tle qroperty. The applicant indicated tirat the ditch conveys the collected water northwards aad everal2lly
discharges to French Creek

$urqruarv fl ed Conclusioq!
It is my professional opinion that:
I . The more limiting 'land capability for agriculnre in B.C. ", subclass limitations for the property are 'excess

watsr', v&ich prevails during the'rvetter moaths. and 'soil moisture deficiency' duriag &e growing season. I
again apply an improved Class (2A). or possibly Class (3A), agricultural rating to the subject property, given
my opinion that dre 'exctrss warer' lirnitation can be alleviated.

2. The potential for improveaents, achievable tkough sound soil managemcnt practices alone, would aileyiare
much of the agricultural limitations experienced on &e property.

3' With the installation of a suitably designed drainage system, the -excess water' limitation could be entirely
alleviatod, with the potpntial for additional benefits to pa*ially alleviate droughtiaess as well, which is
experienced during the drier mont}s of the growing season.

102



1' Given that the soil tsj pits could be dug by hand using a spade shovel and &om inspeetion of the soil profiles.
no soil layer or soil physical constmint$ were observed that couid rot be broksr through mecbanical meaas atsuitably low moisture contenlq. Nor was there any evideuce ofcoarse fragments, salts or calcareous layers thatwould restrict or make unsuitable the practices of suh.soiling or deep-culf,vation, gir,'en the poteotial for thembeing brought to the soil surface. [Bybreaking &e resistantioit rrvlr oi***"a nsar rhe surface the raiafallinfiltration rate will increase. Thd will allow precipitation to enteithe soil except during low probability,
extremely high futensity/duratioo, rainfall events where runoffcannot be avoided. Oeepltinag" piactices also
increase the soii porosity, especially 'aeration porosity', within the culrivation zone and thereby decreases thesoil bulk density' Those represeat improved soll 

"ondiUoos 
that will 

"rh*." root distibution aad soil tilth,including soil biological activiry. By adhering-to these practices improved soil drainage is also expectcd.
Moreove4 with enhanced soil tiith, over time the AWSC ortire soiils expected to increa.qe. This will decreascthe SMD and &ereby reduce the 'soil moisture de{iciency' ri*it"rio, a,.rdng the growing season as well. Theimprovemeuts frorn tillage alone reduce the ideatifisd 'w' and 'A' subclass limitations and in my opinionwarants the use of improved 'agricurtural capability'ratings on thb property.l

5' should &e waer able rise within tho rooting zono, a soil drainage system could be installed to conhol the
height of the water table. The ditch along the eastem boundaryipparantly already conveys a sigoificant
amount of water that concentrates &om overland flow on ne pioperty. The drainage from in-fijd drains should
result in reduced flow rates as the conceotration (collection) ti*" i, in"r**ed as thi water must conduct throughthe.soil' with improved drainage infrastructure ti'rat-""r. a suitabtv designed drain sysrem, including ditchmainienance' a ditch along the eastem bouudary could provide a vlaule-outtet (the appticantindicated trowever
that this would require cooperation and participation with o&er landowners).

6" Another drainage opdon is to drain the land towards a colleclor pipe with an outlet draining ts rhat reach ofrrelclt creek adjacent to the western boundary ofthe properly. 
'sirm.i""t 

elevation arop ti French creek Existssuch that the prpe could be graded across the Jatke feia iirequirea.

7 ' Another drainage / irrigation improvemeut option is to c.onstruct a retention pond !o receive ard store during the
1'l]T *gS a portion of the drained water for future irrigation *". fo".iu relatively recenr pedod of g years(1984 - 1988. i990 * 1992); the mean winter month (oct. I apr.) peritd precipirarion rvas g63 mm, ranging&om 513 mm to I 16'{ mm]. Constructing a dugout or detentiou pond to store a portion of this precipitation forirrigation purposes wourd reduce the soir-moistire deficieacy tirniadon.

8' Generally stated, a host of improvement options exist lo warrant {he use of an improved agricuttural capabilityrating on the subject properry.

RecommendatigB

Bas$.ol the improved ratings for the subject property my recommendatioo to thc Commission is ro refuse rheexclusion application.

\t
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BOX 32064 - 3651 $HELBOURNE ST. VICTORIA, BRrTr$H COLUtt{BrA VSP SSz

PROFESSIONAT AGROLOGIST REVIEW OF:
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Whiskeyjack Land Management Corp. WLMC) was retained by Mr. Howad
Fowler of Coornbs, BG to examine and report on the agricultural eapability and
soil classification of a 12.26 hectare parcel of his private land located on south-
east Vancouver. lsland. The puncose of the report was to provide soils dats in
support of an application by Mr. Fowler previously subrnitted to the Provincial
Agricultural Land Commission (ALC), for exclusion of the property from the
Agricultural Land Reserve (AtR).

The subject parcel is located north of Coombs, BC, which is about 6 kilometers
west of the town of Parksville on Vancouver lsland, and contained within the
Nanaimo Regional District (Figures 1 & 2 below display the Iocation of the parcel
in relation to Coombs and the Parksville area), The paroel is legally describerl as
"That part of Lot 1, District Lot {4{, Nanooee and Neweastle District, Plan
2273;, lying to the nofilr of a boundary parallel to and perpendicularly
dlstant 977 feet from the northerly houndary of said Lot 1n'. The entire parcel
is contained within the ALR, although some adjacent parrels have been removed
via the ALC application process in the past.

The parcel was purchased in 1997 by Mr. Fowler, as he was in serious need of
hay and pasture land to support his existing purebred horse ranch operating on
the adjacent proparty; He purchased the property from the previous owner,
MacMillan Bloedel based on detailed soil classification data contained within BC
Soil Survey Report No. 57, MOE Technical Report 30 written by John Jungen'
and Phil Christie of the BC Ministry of Environment (Refer to Section 5.0
References on page 20). Afrer: logging was completed by MacMillan Bloedel, Mn
Fowler contracted the clearing, disking, and seeding of the property-, which did
not produce a harvestable hay crop or grazi:ng vegetation that year, or any year
since. The result has been that the economics of continuing to operate the
purebred horse ranch are inhibited by significant soil and water limitations, and
the high cost of importing hay from outside the Region (personal communica:tion
wrth Mr; Fowler).

The subject parcel had been inspected and reported on by Joe Fitzpatrick, PAg
in August of 2001. According to Mr. Fowler, it was at this,point that he leamed
that the soils data contained within BC Soil $urvey Report No, 57 inconec'tly
classified' the soils within the subject parcel. Based on this information, Mr.
Fowler submitted an exclusion application to the ALC with Mr. Fitzpatrick's report
providing supporting information 1. ln his report, Mr. Fitzpatrick had determined
that the soils classified within the parcel w€re non-arable; sfld recommended that
"ifs exclrrslon from the Agriculturdl land Feserve would nat affect tlte
Brifrsh Columbia agrlculture industrf (Fitzpatrick Land Resource Consultants Report,

2001, page 4; paragraph 6). Ho\,vever the application tJtfias refused by the ALe in
March of 2003.

1. Fitzpatrick, Joe; AGROLOGIST'S REPORT, 2001. Fitzpatrick Land Resource. Consultants, Penticton, BC
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Additional soiis investigations had been undertaken on adjacent parcels in the
past by Pedologists, Soil Surveyors, as well as Regional District, ALC and BC
gov6rnm6nt representatives. Refer to Section 2.1 below for a review of these
vailous investigations and reporte.

Mr. Hinkley inspected the subject parcel on August 30h and 31s of 2005. While
the initial intention of the inspection was to produce a report describing the soil
classification and arability within the parcel, it became apparent to Mr. Hinkley
through his preliminary research, plus investigations of multiple documents and
r:eports in Mr. Fowler's possession, that another report of this type would be
redundant. Based on his review of the numerous documents and reports in Mr.
Fowlefs possession, Mr. Hinkley proposed to conduct an inspection of the
subject parcel to assess the accuracy of the report prduced by Mr. Fitzpatrick,
and produce a summary report based on his review of all available
documentation and mapping of the subject parcel and the sunounding area. Mr.
Fowler agreed to this proposal and the following Sections address these topics.
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FIGURE 1

AREA MAP SHOWING THE LOCATION OF THE SUBJECT
FAR*HL

FIGURE 2

COOMBS NEIGHBOURHOOD MAP SHOWING THE LOCATION OF
TI.TH $UBJE#T PERSHL

109



2,0 REGION4;,..SO,I..NVESTIGATION HISTORY

Soils within the Region were initially investigated and reported on by J.H. Day, L.
Farstad, and D.G. Laird in 1959 1. This Upe of soil suryey was considered:to be
at a, reconnaissance level tmapping scale of 1:50,000), with access at the tirne
relatively limited within the subject ar€)a. ln verbal communications with Mr.
Fowler, Mr. Farstad advised that .none of their field cfiews had actually
inspected ffte soils within the subieet or adtacant pareel$o, 'and that 'fhe
majofty of the soil mapplng was completed wtth ffie use af r*onnaissance
airphota'€ (verhal communication with Mr. Fowler).

Soils in the Region were again surveyed and reportad on in 1989 by J.R. Jungen,
P.G. Christie, and J.P. Philp ', This urvey and report wer€ conducted and
produced at a'much more detai'led'level (suruey level 2 according to "A Proposed
Mapping System forCanada, 1979" and at a mapping scale of 1:20,000), with "af
Ieasf oae soil lnspection in over 90Vo of map delineafons, with boundart*
frequently checked in cleared areas, or less freguently in foresfed arsa€
(Ministry of Environment Report; page 20; sec{ion 2,2; paragrraph 1). lt should be noted that
the subject parcel and adjacent lands were covered by a dense stand of semnd
grorth timber at the tirne the field work:for this report was undertaken.

$oils occurring within the subject parcet were classified within the 1989 report:as
the Cowichan $oilAssociation (Orthic Humic or Humic Luvic Gleysols, developed
on poorly drained fine, marine blanket materials, and Brigantine Soil Association
(Gleyed Dystric or Gleyed $ombric Brunisols, developed on imperfectly drained
sandy marine, fluvioglacial or fluvial veneer over fine sihy marlne materials). The
agricultural capabilis classification of these soits was rated as Glass 4V1rA

(excess water and soil moisture deficiency in combination), improvable to Class
2AD (soil moisture deftciency and undesirable soil structure and/or low
perviousness) throughout the map polygon, which covets approximately 80o/o of
the soils within the subject property.

ln 1981, Mark Walmsley, PAg of Pedotogy Consultants, of Mctoria, BC was
commiSioned by.Mr. Fowler to conduc't a detailed soil survey and agriculture
cepability assessment of District Lot 23; which comprised 64 hectarg^s and is
imineOiaiely adjacent to the suhject parcel along its dastem boundary 3. Please
refer to $ection 2.1 below for a rnore thorough review of the Pedology
Consultants report and mapping.

1 Day, J.H.; Farstad, L.; Laird, D.F. 1959. $oil survey of southeast Vancouver lsland and
Guif lslands, Britigh Columbia" Report No. 6 of the ftitish Columbia Soil Survey.

2 Jungen, J.R,; Christie, P.J.; Philp, J.P. 1989. Soils of southeast Vancouver lsland -
PErks.villE, Qualicum Beadr, Courtenay, and Port Albomi arcas. BC Soil $urvey Report
No. 57, MOE Tecfinical Report 30. 219 p.

3 SOIL SURVEY AND AGRICULTURE CAPABILITY EVALUATION OF D.L. 2g,
NANOOSE DI$TRICT; M.E. Walmsley; Pedology Consuitarils, 1981. Mctoria, BC.
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ln December of 1982, Mr. Fowler was advised in a letrer from Boh Maxrell, FrAg

of the Ministry of Environment thal "Aur mapplng p@eet experienced budget
cuts in Juty/&2; we had to ldy-off ten employees. ,Conseguefly, we dld nat
survey tlte area' between Coombs and Qualicum Beach, which lnclludes D.L
2S (refer to Appendix 1). Later on, in November of 1983, Mr. Fontler received a
letter from John Jungen, PAg, again of the Ministry of Environment explaining
that "ln ,carrying aut our field prognm this summer the fietd sunrcyor noted
that your property had b*n sarueyed in much greabr detall, {i.e, liA,000)
than our ,mandate af l:20,0A0, by Ministry personnel as rrell as several
prlvate agencies, Accordingly, the mapping u, yaur property is Oased on
fiese more defrtiiled fnqpecflons wh'ich afe on frle with fie Land
Commrlssion" (refer to Appendix 2).

According to Mr. Fowler, a qualified soil surveyor, soils specialist, or pedologist
never inspected and reported on the,soils within the subject parcel, prior to Mr.
Fitzpatrick's inspection of 2001. My research of the reports, maps and related
information provided to me by Mr, Fowler reflects his comments. As well, soil
classification and agricultural capability ratings covering the subjmt poperty do
not reflrct the detailed soil mapping and reporting on the adjacent D.L. 23 that
was conducted by Mr. Walmsley in 1981. The map produced from these
inspections was produced at an approximate scale of 1:2,400, which is more
then I times greater detail than that conducted for $oil Survey Report No. 57. A
more detailed review of this report is provided in Section2.l below.

7
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2.r suftfirr&Fy oF, g(rr!, ,fuYE$rrcArrofvs Aruo cunREn r
\ANq,u$F 9N ADJA0ENT ?RqP1ERnEs

As describad in Section 2.0 above, two major soil survey reports were produced
for the soils within the region in 1959 and 1989, the first being at a
reconnaissance level and the socond at a more detailed.level. However, there is

no evidence that soil surveyorc from either of these mapping and reporting

Frojects,actually condllc{ed sitelsoil investigations within the subject parcel or
adjacent parcels.

ln 1981, Mark Walrnsley, PAg of Pedology Oonsultants, of Victoria, BC was
commissioned by Mr. Fowler to conduct a detailed soil survey and agriculture
capability assessment of District Lot 23, wttich comprised 64 hectares and is
immediately adjacent to the subject pareel,along its eastem boundary '.

ln his report, Mr. Walmsley classifid the soils as a combination of mainly
Podzolie, and Gleysolic soil orders, with minor inclusions of Organic soils. The
Podzolic soils were dominated by Duric Phases of the Humo-Fenic Great Group,
whereas the Gleysolic soils were dominated hy the Humic Gleysol Great Group.
It is important to note that Mr. Walmsley classified the soil polygons bordering the
sr.rbject parcel along its eastem boundary as Orthic Humic Gleysol; Peaty PhaEe
(map unit 3). This classification is more or less confirmed in Mr, Fitzpatrick's
ieport of 2001, which classifies the soils along the eastern boundary of the
subject parcel as Orthic Humic Gleysol.

ln assessing the agricultural capability of the soils adjacent to the subject parcel,

,'ln the brcafl sorse, tfie matn tlmt&lfrons to agrtcutfurc on thes;e sotl types are
ctlmate and eiffier sotl wefnes or drougihtiness, Iltis combination of tnhercnt soll
and,ctimafrc ltmtfpltlans wlll be dlfficult b ovalrcpime due to the laok of awtlable
irrtgffion waler and the exlerrlsfue amounl of dntnago rerrutrad thfougrrout most af
fiC pirsps161. The naturc of the frne taxturtd s{r&soll wtll rcqulre a laffi lnvesfrnent
in ito&yspaceO dntn fle* io adaquately drain tha prapfi and ewn tf thts werc
accomiitsM, t wtt ,be exlrr.eme/iy dffiaall ls find an atura wherc flrc solls can ba
drain& fo as a corfisequerrce bt Ue &prrsriional natu,ra of frra taqgrephy
tlttougltout much of the proprfl (Pedology ConsultantsReport, 1981, page 6).

Mr:. Walmsley classified the agricultural capability of the soils bOrdering the
subject property as CIasS OWD (Exce-ss water and undesirable soil structure
andTOr bw-perviousness), ,improvable to Glass 5WD to Glass 4W. However,
based on, his comments, ihe ability of the landowner to improve the capability
class by installing drainage and irrigation systerns would be limited by the soil
and parent mateilal characteristice and the costs would e ex,tremely prohibitive.

1, SOIL SURVEY AND AGRICULTURE CAPABILITY EVALUATION OF D.L. 29,
NANOOSE DISTRICT;M.E. Walmsley; Pedology Consultants, 1981" Mcloria, BC.
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It should be noted that Mr. Walmsley's report formed the basis of a subsequent
application to the ALC by Mr. Fowler and the removal of all of D.L. 23 from the
ALR was approved. Mr. Fowler eventually subdivided D.L. 23 into multiple 5 acre
parcels, all of which have now been developed. Of all the parcels developed and
built on within D.L. 23, only two have been developed for commercial or industrial
use nof related to agriculfure. All the rest have been developed as hobby farms
or horse riding stables, all of which rely on outside agricultural operations to
provide additional feed and related services for their animals.

As part of his investigations Mr. Hinkley inspected and photographed many of the
properties developed within D.L. 23, and as noted above, the majority of these
have been developed as hobby farm or agricultural business enterprises. A few
notable properties are shown in photographs 1 through 4 below.

PHftT* T

View cf n hohhy farm lccated within adjacent District Lot 2*.
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It should be noted that Mr. Walmsley's report formed the basis of a subsequent
application to the ALC by Mr. Fowler and the removal of all of D.L. aB from the
ALR was approved. Mr. Fowler eventually subdivided D.L. 23 into multiple S acre
parcels, all of which have now been developed. Of all the parcels deveioped and
built on within D.L. 23, only two have been developed for comrnercial or industrial
use nof related to agriculture. All the rest have been devetoped as hobby farms
or horse riding stables, all of which rely on outside agricultural operations to
provide additional feed and related services for their animals.

As part of his investigations Mr. Hinkley inspected and photographed many of the
properties developed within D.L. 23, and as noted above, the majority of these
have been developed as hobby farm or agricultural business enteiprises. A few
notable properties are shown in photographs 1 through 4 below.

pH*T* 
1

View nf a h*hby f*rm lccated within adjacent ilistri*t Lot ?S.
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pH#T* 2

FH*T# 3

View of a hobby farm located within adjacent District Lot 23.

As noted above, most if not all of these properties rely on outside agricultural
operations to provide winter and quite often, summer feed for their livestock as
the availability of irrigation water through drilled wells is rare, and very low in
production volume when avallable. These small agricultural operations also rely
on a range of agricultural services such as farriers, veterinarians, fencing
contractors, etc., and occasional hay cutting and baling services when weather
conditions are ideal.

Vi*w *f a hobby fmrnt tr*cated within *djacefit ffiistrict L*t .,X 4t .

1fi
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2.2 SUM[{48}1 O.F,, SOrt rrV.yESrrG4rrO. ffS,Ol\r, rHE SUqJEgr
PRAPER7tr

As described earlier, soils within the subjeet parcel were inspected and described
by Joe Fitzpatrick, PAg in 2001. The results of my research indicated that Mr.
Fitzpatrick was the only qualified Pedologist to aclually inspect and report on the
soil classification and agricultural capability within the parcel, ln his report he
states that the 1989 soil survey was at a level of detail that should have resulted
in one or:tlflo inspections being conducted within the parcel, but npng, Were
Wmplet$l, This was confirmed verbally by Mr. Fowler, who has owned the
adjacent property since 1969,, and in writing by both J,R, Jungen, and R. Maxw.ell
of the Ministry of Environment wlro advised Mr. Fowler in separate letters that his
private parcel (the adjacent,parcel District Lot 23) was not inspec{ed by $oil
$urveyors mapping, the,area fur the 1989 reporl (refer to Appendix A & B).

ln his report, Mr. Fitzpatrick described the soils as mainly Gleysolic, ranging to
Gleyed Brunisols nerar the westem boundary of the parcel, on the floodplain
adjacent' to French Creek. Soil associations described in the report were
Cowichan, Parksville, Brigantine and Fairbridge, which confirmed that only two of
these soil asseiations were identified correctly in the 1989 survey report Number
57, which classified the soils in the ar,ea a$ Cowichan, tsrigantine, Mclean Creek
and Trincomali. Sudace soil textures ranged.mainly from sandy loam to silty clay
lsam, These soils associations are deecribed in detail in soil survey reporls
Number 6 and Numher 57 identifiad in $ec'tion 2.0 above.

Mr. Hinkley conducted an inspection of the subject parcel initially on August 30e
and again on August 31$ utilizing a shoval and soil auger to inspec't the eoils.
This inspection confirmed the accuracy of Mr. Fitzpatrick's findings stated in his
report, although at that time of y.ear tha soil surface of the entire parcel was very
dry, except for minor depre sions where rnoisture had collected. The subsurfiace
horizons were extremely hard to pgnetrate due to the combinatisn of soil texture,
stru'dgre, and very low soil moisture content. This obviously contributes to the
Glass: capability ratings established by Mr. FiEpatrick and would severely'
restrict'i:trltivation and plant root growth,

I1
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3.{} REWEW OF AGRICULTURAL CAPASIUTY. RIITI'UGS OII'
TH.E SUBJg;\?R9PER7ry

The Land Capability Classification for Agriculture in British Columb'ia, tg83 was
refered to for all r:atings described in this report (Refer to the list of references in
$ec'tion 5).

Mr. Fitzpatrick classified the agricultural capability of the soils on the subject
property as mainly Glass 5W. He also identified an aridity deficiency range of
Class 3A * 5A. However, the combination of these two capability subclasses on
the soils on the same parcel can be so limiting that improvements may not be
practical,and/or economical. Mr. Fitzpatrick describes in his report that installing
a dr:ainage system on such a relatively small parcel is not practical. He states
nFor most of frits frstd, *ll dralin*ge lb nof feceible, Tlle dralns wonld have ta b
in*blled af a close epactng. The water would be carted to the lowesf po'nt, which
ta ln ha nortrreast comar, 8d from flrete, there E nowlnru for tha water b goo
(Fitzpatrick,Land Resourm Consultants Report, 2001, page 3; paragraph 6). ln regard'to the
soil moisture deficit, he goes on to state olntgation waler k unavailaile: wells in
the aren havo low flow raiBs, and Frwtch Gmef, ls salmon.bxrtng, * galnlng
water ilgttts- ts unllkdf (Fitzp€triok Land Resource Consultants Report, 2001, page 4;

paragrapn t). The fact of the low water well flow rates was confirmed by Mr.
Fowler, in that he has drilled multiple wells in the area, but they do not pr,ovide

adequate water for his household and livestock watering, let alone inigation of
hay crops. ln fact, as of November, 2005 Mr. Fowler hes advised that the well
supplying water to his house has now run dry, and the well depth will have to be
extended at considerable expense.

Given that the dominant soil associations classified on the subject property are
Cowichan and Fairbridge, it is important to note the lirnitations also identified in
the 1989, Soil Survey Report #57. These comments are as follows:

*CoW chan sorXs confulln axcess nrllstura dudrtg the eprtng wbtah a,itt 86s ffic-
abtllty,probtems and f,anling ddala, Wtnter pondtng ofran hltls or inlurw
pereiail crcps as well. Boffi thaee llmlbtions hane his/rortcrifiy rogttc'ted
agrtcufhtrroll uso tro hay yadudton or pas/rara illelny f.atms haw increrrsd frte
range and prcduc,tion of crqps by tnsialltng,atfficlal dralnage. Dralaago llnes mast
be elody spaced due to the slow soil pnnabilif (Report *k57, Pago 84, Paragraph

21.

For the Parksvitle soil association the same report states:

"Pr6ent land use Ls mainty hay and pasturc as sging ptanting of othq clops is
ofren tmpnctical due to wet soll corndltions, ,ifrth brtgafion and dnlnago
Partrwllle solls can be nsed for grcwlng a wide runge of crops* (Report #57, Page

141, Paragraph 3),
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The comments from that report mirror very closely Mr. Fitzpatrick's commentg
regarding the soils within the subject parcel, as well as Mr. Walmsley's
cornments for much of the soils within the adjacent D.L. 23. Given my reent
investigation of the soils within the subject parcel, I would concur with all p"evious
comments in their respective reports, and reinforce statements by Mr. Fitzpatrick
and Mr. Walmsley alluding to the Dotl-Brsble nature of the soils in this area.

Given my extensive experience in farming and related cultivation practices, I also
corlcur with Mr. Fowler that:regular cultivation to control weeds, and manage
crops is virtually irnpossible. ln the case of weed control, this forces the land
owner to resort to chemicals which harm the environrnent, potentially migrate into
the adjacent Salmon bearing stream (French Creek), and adjacent properties,
and possibly harm the livestock that would normally benefit from the control of
weeds.

ln the case of the: drainage limitation, and as pelprevious comments by my
Agrologist colleagues, installing a drainage and water containment system is
impracticaland very mst prohibitive. Drainage systems would have to be spaced
very close together at a high cost. Bedrock depth in the area recommended for
the detention pond ie within 3.0 meterc, so blasting of the dugout would be
required and it would have to be lined with an impermeah,le tarp, all,at high cost.
The ditch required to drain excess runoff from the detention pond would have to
be dug to a depth oJ -13.0 meters at its westem exit point, also requiring
blasting. The ditch itself would be nearly 450 meters long and -3 - 5 meters wide,
therefore 'requiring additional fencing andor installation. of a culvert or large
drainage, pipe and backfilling. As well, a permit from the Federal Elepartment of
Fisheries and Oceans would be required to allow pond runoff to enter the
adjacent French Creek.

ln regard to the climatic moisture deficit, the area is incapable of producing a
single cut of hay on a regular basis. As discussed earlier, the application of
irrigqtion water is virtually irnpossible due to the lack of subsurf;ace water or
undeqyound aquifers, The result is having to purchase hay from outside sources.
Given"ttie nature of the agribusiness conducted on this parcel, high quality hay
from outside the region is required for the purebred Morgan horse operation, and
Mr. Fowler has spent considerable sums of money over the years as a result of
this limitation alone.

13
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4.0 corvqlusrgt^,

The. subject parcel has been classified in detail by a qualified Pedologist as
outlined earlier in this report. That report lists an agricultural capability Clals of S
with excess soil moisture in the spring, and soil moisture deficits occurring later in
the growing season. As well, detailed soil surueys have been undertaken on
adjacent parcels, by equally qualified Pedologists, with soil polygons rated as
Class 6 that naturally would exist at least along the eaetern boundary of the
subject parcel and extend into it.

During Mr. Hinkley's inspections of the subject parcel, it was apparent that
vegetative growth of the pasture grass species was lirnited and minor invasions
of weed epecies was evident (refer to Photo 5 below). Mr. Fowler advised that he
normally starts purchasing and importing hay bales in the early summer from as
far away as Alberta, in order to keep his livestock fed with quality hay. This
results in additional feeding costs that would not normally be required if the
pasture lands provided adequate feed from spring through to fall, and hay land
provided a means for the owner to put up hay for winter feeding of his livestock,

PH*T* 4

Vi*w of pasture v&g*tation within the subject par**[
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The combination of the excess water in the spring and the soil moistUre deficit as
the season progresse$ severely restricts the agricultural capability of the soils
within the subjecit parcel. As a result, the viability of the cunent ranch operation is
called into question.

Given the, agricultural nature of the subdivision development suit'ounding the
subject parcel, I concur with Mr. Fitzpatrick in that the removal of this parcel trom
the ALR will not negatiVely affect the BC agriculture industry. ln fact, as
described earlier, I feel the opposite may be the case and the agriculture industry
could benefit in general for the region and specifically for the local industry if
additional small hobby f;arms result from the development of the subjec{ par,cel.

I5
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Letterto Howaird Fowlerfrom fifir. Bob MaWetL dated Decqnber 15, 1982.
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ft4inistry sf
Hnviranment

Iloward M' FowLBE r P ' Eng. ,
; fiilX#3: British corurnbia,

vs,H lM0

Seat ,$ tr t

With regard.
Land District.

Aseessm$ilt and
Flartning Division
Ter}*striat. ttucies Franch
iafaspali Ftoad

Kelnwna
British Golumbia
vlY 4fr2 g fi0* 7 3*3

ilec* 15, 1982

E'ile #1*S*16

our mapping project experienced ,budget cuts'

Ln 0uby/82t we .had to Lay-off ten employees'

consequentLy t Ut{Q did not surYe}r the area between

Coombs and Qualicum Beach, which incLudes D'L' 23'

FJopefully, next year we will conrplet:e fihi's

area,

Yours trul,Yt

Hff{WS'LLr P *^&9.

RI{,/pe

tO :rour properfy D.L* 2,3'}{eno$se

W
ROBEHS
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APPENDIXTWO

Lstter to Howard Fowler from Mr. John Jungen, dated Novemher 28, 1983,
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Prurrtn*G sf
Erttiah Cslumbta

Minicry af
f;nvlronrn*nt

nsre*wner$ *{S
Phrsrfs flfi,ehfi
-srresilrtel eshr Brf,rrdr
rL-Bstrcind
l.{rltryru
B{tIiBh Coftrreia
ury4g

H$vtsfir&sr Zg , Ig S3.

File r I-.011

1{r: Eonard tr{_ potriler, * '. 
.P-O, Box Eg, ' .,

Coonbe, Britlsh col.uEbiavoR 1!i0

Eeer l{r. Fqtrlerr

l1qee be .rdrzlrd tnrt rE. r. lir.rar frm the agrtcultmal
+!4d. csmLsslon .Le l.a eharse oi egrt"uiGr.f. l,aadl rarnrtre
JII,F, rtuIa n"rFs-tiogiau o? va+ciuvii-is'i.ama. ur ress,o*sl-bllltres rncludre-tle iupen isi;i ;i'tnn-Iirr-ina :igirffiiru*"
!}ea$Utr ru''reys eosuitnE r4rt frovraci*r ,na'oiiionistandards anil prbcetture.E aie foll6tred.' --

fhe Oeiatfd soll aad a$il.rrultye_capabtltty susvqy alongthe sa'et coast of nencouvar xsl.afld ei"rrrare*o**r liie-tiornattonwhf''eh csfl be ulr6q Sy tha r,and em.tfefi*-i'or filns tuatng flreeurLrtiag'erR'. !,r--rurney ins.fuden r,raaE aqLhlHdtliaoutlddlg llxe$err ar,n bourdlries" ft i&G-Biogrffi rG iroEuceaqricur.tuxe eapebrfity mqps ar 'a seate of,-teio.ooii-*fieiais-
qtrovtgug maeeing nas Lt Jscala: of [r$0rooo. ibr; r-u*iare
-rn n{Fp{ug detaLl greatly facl.Ittates iuprgrrfn$ t&e e&RboundarLcs.

rn carry{ng o':t eu:r €ield. pr+grram th.is ar[wr the freldlluslrr}'or-ugtgdt tq:t }.(}ls-Bnop{}rtr had Eeen Eunrerni& ln rsueh
-Ereater detri,t, (.t.c- trr0ro0ol laan our Inandato-oi iizoiooo,
!v urgp!1r nereoanrel. as wetl ac saveiet pif.dra agd;iis-Aocordiug\yt the u4rpiugr on your property i.e based-on thece
Iors detailed tnapceEtbus which aGe ;ro rire t rtt-tni-unasF6,8sJ.ffi. eoacEqqentx.y, no persorrnet frm gdii vaac".frrIeland. Detatt 6r:rvdy navE'vistfed your prrygf,ry-
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Htr* Hm*ard H* FtruI,sr !s\ 2 i*.

:

Sfie field, *rcrk for the parkg:qilre*.*ua1icum
coffiI,etef,. The naps are no$:'being preparad
suhmittcs to ffie r,lnd comissicm 6ir epl.ir,
rEEpE nrE, release* by th* Lan& Corrretssien r*Et* sBnd you r coFy ir the aFpr*priate *ap.

Ht*,y*S&s 28r 1gS3

area &qc been
and uiff be

I"58*. Eheur these
trt1l he pleasefr

Youre truly,

.T.f ::k
€. G* K. Ifriflas r

R* E, I*Ouie,
Asricultural
$linisttar of

tr?'*rts
#* trunEe$r P,IIg,

Land *emrission
Hnvirtrrfilent
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m WorleyParson$ Kornex
ru'ources & ener6y

Suils 108.2780 Veterans' Memoriul Paloey
Vichoria, EC WB 3SB

Telephona: (250) 384-1{99
Fsximlle: (250) ffi4-1201

August ZB, 2006
OUR EII*E: V193+0100

Island Morgan Horse Farm
PO Box 59
Coombs, B,C. VOR 1140

Attention: llorarard fuwler

Dear Mr. Fowler;

fre; IrrfiSrattun 5ffirega and Dminage Shrdy forlstand Morgpn ltsffi tantt
lg. 977 Faed- of Lot 1r lristri* Lot l4l, Flan 2"27? DL

WorleyPansons Komex was retained to conduct an irrigation smrage and drainage sfildy for Island
Moqan Horse Farm. The property is owned by Mr. lloarard fuwler and has a lqal land designatiqn of N.
977 Feerof tor f, Oiifict totL4]",ptan?,?jz3 DL

1. SCOPEOTIyORX

This preliminary desl'gn of irriglatlon sbrage and drainage imprwernent works on ttre fuwler pmperty B
intended to be used in disorssions witr tre Agriorltunl land Commiss'pn (AlI) b tlemonsuate tre co*s
associahd with land imprwements suEgested by Trevor Munie, P*Ag., flre shff agrologlst forrhe hnd
Reserve C,ommission, In two reports both daed luty 14 2002 Hle #: 02-$EA5-2002-34ZSS (Munie,
20024 and b). To srpportthls endeavour, Worlel#arcons Koms( completed $eftllowing task:

. dug test plls in tfie area of die proposed pond and along the overflortr route to deterrnine ground

mnditions and depth to bedrock;
. developed a dminage improvement ptan ftrr ilre Forader properUi
. developd a retentidn pond dedgn to facillhte intgation of the Fowls property;
. pr0duCed a schemati,c'illusbaflng the layout of these q6tems; and
r debrmined the approxiffaE costs of implementing the drainage sy*em and inigfiior smrage,

E, OVERVIFHI OF MAIOR ISSUES

Two dimatfc van?bles have been identified as limiting tfie agricultrural potential of this tand parcel in its
unimproved sEE: an over abundance of waGr during spring planting and a moisfure deficit during the

Itrowing season. Abundant rainfall in the fall and winter months leads to a sahrrated soil mrrdition on Bre
Fowler property during the spring planting season that is detrimenbl to plant root eslabtishment The
sha[ow root struch.re developed early in the growirtg season Imvs the oop susceptible to drought
conditions whidr are prevalent later in the growing season. All agrologist reports reyie!iled as part of tris
proiect agree thattlre dimatic rrariables nobd above are llmrfjng factors to tjre aErianlhrral pn:ductivity of

O 2008 Worl€yParsons Komex, Wpdeyparsons Kornex reservee ell copydgh? end moml futrts In the follaling uorlc

WPK Report
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Mr. Hourard fowler 19340100

ISland Msrgan ttor* Fanns lrrig@ Irnprovernanrs 2006

*re property (Ffipatrld<,2001; Munie,}OOZ a and b). In his reporU, Mr. Munie (Munie,2002a and b)

suggests that the ctimatc variables could be mfigabd by irutalling subsurfuce drainage and an im:gaHon

sptem. It is based on this s.rggestion tlmt he shtes thatthe property be gfuan an impmved agricultural

land rating.

To debermine gmund aordiilons in the vicinity of the proposed pond and werfionr PiPe locations, six test

pi6 were dug on June 15, 2006 along the northern edse of the property. Test pit locatbftE are

presenbd on the athched rnap. The pils were dug between 2,6 rn and 3,4 m below ground surface

(bgs) and encoungred a variety of materials Deeply weathered shale with numerous craclG was

encounpred in test pit 2 at a clepth of 26 m bgs. Thls shale rock was prevalent on the French Geek

embankment that forrns the westem property boundary. All Other bst pib enmuntered mbbles and

grarrular mabrial that is ill suited to the rerention of waEr at depths behileen 1 m and 3 m bgs. In light

of thse findirgs, it is recommended that any water retention skuchrre or fie propety be lined wih a

day or syn$etrt liner material.

During the -Iune 1t 2006 sr'te visit se\reral large depresshns were noted in the norrwe* portion of tte
property, To fadllhte inigation and subsuface drainage improvemenb in $e area [tese depressiors

would require levelling. A detailed topographical zurvey of the atea would be rcquird b quanfff tle
amount of fiB needed to levd these ares,

3. PNELII,Ifl'IARY DESIGI{ALTERilATI\TE

To improve drainage on *re property and encourage robust plant root grorvtl, the Ins'tallation of a

subsurface dralnage ne&uork consisting of small cliameter, perforatsd pires ig proposed, This qnstem

rrrould ollect ottess water beinE held in the soils and conwy itto a solid mntral cotledion prpe iltat
would uhimatdy draln m a pump sump next to the promsed imigation sfiorage pond, This network of
pipes would be situabd 0.8 U 1.2m bgs such that they would not interferp with hrming activtdes. A

high yolume, low head pump would be insblled in the pump sump to clisdrarge the cpllffhec, water !o ihe

inigation pnd. A potenfial layout of $is systern b illustrated in the atbched drawing,

ftapotansplration and precipitation dab for the Nanaimo and Como< Airports ft66 f6lylwest com'

wse used to determine the amount of irrigalion required on the Fowler property (farnwst dm,2004).

His&rically the average moisture deficitthat o&rrc during the gou/ing season ftom May I to 5eF30 is

468 rnm at the Nanaimo Nrport and 455 mm at the Comox Airporl MeasuremenB bken from Zml -
2005 at these lmuons have an averaEe moish:re deficit of 526 mm and 468 mm, respedively. To

€fisure an adequate supply of water is available tor irrigation of fie property, 468 mm was afupEd as

tfte moisfirre deficit fior inigation ralculatisns. As Mr. Munie points out irt his report, more tlren a@uate
rainfiall ocatrs durlng the winhr months and can be stored to offset this deficrt in the groning se6o1.

The calculated waten requirement for an irngable area of 8.5 hectars was determined to tre 411500 m3

fur the efiUre growing season. Thrs was determined using the me*rod of mlslating tfte wahr

lllloderyParsons ltomeer hge 2
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Mr, Holoa{ Forrler 193{0lm
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requirernents oudined in the Landsape Inigatircn Schduling Calculator - User Guitle (Van der GuliK

2005). Due n0 a lack of water Sources in the area, all inigafon wabr required woutd have b be colle#d

and stored onsite in an excarnpd inigatrion pond. Most of the water stored will orlginaE as g:rfae

runoffi and a smalt proponion ftom subsurfuce drainage. ,As previouily stated, this inigation pond vrnuld

need to be lined to retain im'gation water and prwurt infilsation. A 0.5 m th-tck day llner Is

recommended for this 6pplicafion due m the potential for puncturing a synthetic liner by Ure Animals

pesent on $e hrm. The dimerrsions of the pond have been estimated at 165 m long (eastto west), I20

m wlde (south to north) and 2.5 m dery wiUt 3:1 sidedopes. ApproximaEly 2 hectars of Iand would

need to be taken out of. potential prodtrcdon to accommodate a Storage pond of ihls size. In oder to

irnpourttl water in Br{Ush f-olumbia a water storage licence and uater use licence mu* [r acquired from

the Min'rstry of Erwironm€nt under the Water Steruardslrip DMsion (Van der Gulik, 2003). CosB

assoclated wifi fte procurement of these liences have not been accountecl for in thig frrdy.

+ CO6T E$fiMATE OFITIPROVEMTT{Ts

f"osts associated wi$ the e)rcarration sf the detefltion pond and consbuction of a lon permeabiliV clay

liner is highty deperdsrt on the bpography and the type of soil that exists ln $e area, Approfmaejy

51,000 nf of mll wou6 need to be ercarrated for the irrigeUon pond. An addihonal 7 ,LAA fff of maHial

woutd need b be evcaragd. bacldlled and compaded for the ins{afiatbn of t}re overflow'prpe to French

Creek Bedrockis lilely to 66 srcountged at 3 rn bgs sigrrificanfly inoeasirg oGava{on costs" The

estmaftd unit @st of exca\rating and bacldlling $e overf,CI/u kench has accounted for the o<pcted

bedrock eaarntion. The ED66ess soil renmrred from these excauations muld potenffally bc used t0 build

up $e loy{ ,yr,tg areas cf the sits, depending on its quality. Due b tile large amount of maEriiil that mary

not be used onsite, a suitable dispoal site would need b be beaM. The hauling and dumpirg of orcess

fiil has not been accarnEd fior in this cost esfimae- To ensure the pond k apable of holdifig yvater

tJrough tfre growing season, approsmaely 9,000 # of day would need to be importal, dred and

comp6cted to form s g.Em thi* Ener. The approxirnate cost of the pond con$tnicUon induding the

Omrflory pip to French Creek iS $501000. This cost does not indude the inshlladon or purdrase of

inlgaflon quipmmt

Inglis Drainage, of Ladysmith, wds conbcted to pmvide a rough cost estimatB for the lnsEatlauon of

Sgbsurface &ainage on 8.5 ha of the Fowler property. The cost of the zubzurface drainage neth,Orkuras

es{mated (withoutthe beneft of a detailed $te investigatiorr) at $51000 plus an additional $1Q000 for

fta pumOing staiiofi. More accurate information relating to the soil condition in the area may dran9e tfiir

price signifr6ndy. The cost of the mechaflical and conbol equipment for ttre pump vras estimabd t0 be

$5,000.

Engineering advities associated rruith the design, inspection and pCIect management of the inigation

pond, the overflovv and energy disslpater is elqef,ted to be on the order of 100/6 of the total consfudi0n
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costs.

Co$ts associahd wfih the levellirtg of clepressions noted in the western portion of the property haue not
been accounted for in this asiessment as no means of quantifuing the amount of fill rcquired was
avallable, The cost for filling these depr,essions coutd add slgnificanUy to the tobl construction aost.

A brealdort n of he aforernentkfied costs has been provided in the attached ost es6mate. A
conEngency of 5% has beet added to the construction mst esblmate to accountfor any itenr ovedoolced
ln thls prelimlnaV assegsment

The esfimated total co$t of Ele works described aborrre, s(cluslve of leqal fee, perml6, upgndes w
octensions of dectrical sarices, remorral and replacement of fences and medings or negodauons wr,h
govemment agencie, is estimatecl to be $659,000 *3006 in 2006 constructiorl doltars.

!* ,Lbte dA$*-4 &d @,il sa;*,?<ieo6( B/, i*, b*€ry
?Jtssd

WorleyPargorrs Hom$r Page 4
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The preltmlnary designs oudined abore have the potential b imprwe the agrirr:lh-rral ratinq of the Fowhr

property as sugges6d by Mr. Munie's report (Murrig 2002a and b)- If these improvernents werc

completed snd an inigation pmgram implernented, it i5 €5ryectBd Utat Mr. Fowler muld haruest two csts

of forage par s€ron b fe6d his horses. Assuming an average crop yleld sf 5 ton{a$e (reduced from

Z bnq,acre as msrdoned in Jill Ha$ield's conesponGnce witlr Robert l-fintdey, to acpur* for loat soil

fertility) t4r. Forrler corrld eotpect b harvest approxirnahly 100 tons of forage Per season. Udrlg a valm

of $140.00 per ton of grass hay this woutd equah b $14,000.00 per annum gnss revenue- Using an

htercst rate of 59o Bpplkd fior perpehrity this yield equat€s to a net presant value d $280,000'

ComparinE tris o<pechd trhlrn on invesbneilt b &e htal improvement mst of 96591000' it is Our

oplnton thatthe costs of imprwing the land far outweigh the benefits-

If yru have arry gucstions regarding th* proposed drar'nage impwement please cofitDd ffike Thottlpson

or MattSduetL

Resfieclfully,

WarlryPangons Kqmex

M. V, Thompson, F"Eng

WarlryParwn* Korneor Page 5
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Drsq.AX[,tER

The infurmatlon presented in this doanment was cornplled and interpreted exdudvdy for ttre puriloses

#ted in sectfon 1 of the doanmenl WorleyParsons Komax prorided Uris report for Mr. Howard Fowler

solely for the purpose no[ed abore'

\AlorleyParsons l(omst has orercisetl reasonable skill, care and diligence b asess the lnformation

acqulred during the preparation of thts reporh but makes no guarantees or wanznties as to the affuracy
or compldenss of Stis informatlon. The irtformation conhined in this reprt is based upon, and llrnlted

by, tfie circxlmstances and conditions acknordedged herein; and uport Information available atthe ffme of
its preparation. The infiormaton prouided by otfiers is hlteved to be arrrflEte but cannot be guaranteed.

WorleyParsons Komex does not accept any rxpnsibility for tlre use of this reFortfur any purpose othen

than that shted irt sedrion 1, and does not accept responslbrtity to any trind palty fur t]re use in whole or
in paft of tte contents of this reporl Any altemative use, induding that by a third'pty, or any rdianc
on, or. deds'nns hsed on thk document are the rcsponsibility of the albrnative rrser or third party.

Any questions conceming the information or its interpreEtion *rould be drected b NitG Tttotnp*t

worleyParsons l(omex ?aw fr
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Soil and Agricultural Capability Assessment of the
Northerly 977 Feet of Lot 1 District Lot L4L,

Nannose and Newcastle District

Cmmrffihs, m,fi"

Fnepffired hy;

Rmn ffimffirsffiffir B"Sfi", F.AS-

Smit SpeclmiEst

Prepffired fmr;

Hmwmrd Fmwlen

Ju$y 14, ZffiX 1-

Emmerson Report
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Introduction and Backgrcund

The subject property was assessed in April and Ary$t, 2001 by Joefitzpatric(
P.Ag. (p?ofeisional Agrologist) and subsequently by Robert Hinkley, F'Ag' in

2006. These two assessments are cited in the reference section of this report.

The purpose of the current sfiJdy of the soils on the subject propefi was

spucificitry to verify (or otherwise) the original assessment rnade by Mr'

Fitzpatrick.

Field MethodologY

on July 7th, 201L ten soil pits were excavated by hand to a depth of B0 cm and

described according to the "Canadian System of Soil Classification" (1998). The

tocation of each sitb was within 15 meters of the sites originally described by Mr'

Fitzpatrick.

Description of Soils

Soils within a landscape exhibit natural variability hence profile descriptions
would never be expected to be identical even when sites are within 15 m of one

another. For the purpose of this report a description of the soil characteristics of
each site will be given alongside those described by Mr. Fitzpatrick.

Stte #fl

Smil Charactenistic Ron Emersfinr P"Ag. Fitrpatr"ick,

Topsoil depth tl crn 17 cm

Tnpsoit texture Loann Silt loarn tCI silty clay troarn

17 crn11 cnnDepth to Distinct
or Prmrnlnent

mottles

Suhsmil texture Silty clay [oarn to silty clay Silry day loarn to sitty clay

SoiE Dralnage FnCIr Poor

SmiE $eries Cnwichan Cowichan

UnirHproved
Agricuttural

CapaHfi;ry Raffng

Maln tjrnitaflons
fnr Agricultune

Excessive wetness and rnot
nestricting layer within Z5 crn

5WD 5VV

Excesslve wetness
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Joe Fiffipatrick, P.Ag.

5 crTT

llEffih;#;;ilili| 
:

[ - - _-tt-...."
tL-....................-*r.-"-'jla*_-::==-------iY*.:n,--'--r'L''

I topsoil dePth 
t

-t

I Tmpsoil texEune 
1

t- -t

] Depth ta ffiistinct 
1i nr Frmminent t

I motrles 
if-** " r-

i_rub*ql te4[Yle--i*

l-*- * nrarnase__]

I uou s-*; -_-l-
l_---|
I unlmproved 

t

I Agricultural 
I

i Capahitity Rating 
t

l-M-i- L'*i****ffi [
i ror Aqgcul!ryg 

t

SEte #2

$Ete #S

.
I

--.",.1

ril

tness

- 
seffilgry

$ crn

Clay lsarn

-":-"ryqr-
-Pi$?'llle

5W

r*-*ir- *J

Sandy luarn

12 crTr

Silty clay loarn ts ctaY Eomrm

FCIor to ImPerfect

Parksvllle

5W

Hxcessive wetness

loe Flkpatrick, P,Ag.

5nm

Sandy [oam

trZ crn

1r
Ron Emersffinr

7cm

Sandy loam

29 crn

Clay loarn Loam

Foor to trnruperfect

Farksville

Poor

Panksviile

5W

Excessive wetne$$

5W

I
I

I

I

__l

It #ilC#;--t-ii;ii;
I l-- * 

-n', 
* 

- 
s 1'.: 

-:-- - - -.=: :=1*rc

i T-Bsoll depth

i t-.t;*
t-
I DeptFt te ffiistinct
i ur Frominemt

i rnottles

I Suhsoil texture

I s;it m--*sJ

L --ggil "s*lFE-
I unirnrprCIved

i AEricultulral

I Capability Rating

l-C;i- ri*;dff-*
I :ry *gryulture_

Excessive wetness
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S[te #4

Ron Emerson/

6 ctTl

Loam

36 crn 62 cm

Silty clay loanr Silty clay loarn

Pomr Xmperf,ect

Parksville Brigantine

5VV 41ff4

Hxcessive wetness Excessive wetness/Sail
Moisture Deficit

parksville soils differ from BriganUne soils based on soil drainage. Imperfeetly

drained soils such as the Brigantine soil series are characterized by having

distinct or prominent motttes below 50 cm from the soil surface whereas poorlY

drained soils such as the Parksville soil series have disUnct or prominent mottles

within 50 cm of the soil surface. It is probable that Mr. Fitzpatricks site #4 was

at a higher landscape position than the site cunently described.

loe Fitzpatrick,
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S[te #S

Sulhsmil texture

Unimproved
AgriculturaI

Capabiliry Rafing

Main Llmitations
for Agrlculture

SEte #ffi

r**-[oil,=

I crn

Loam

4il crTl

Loam

Irnperfect

FairbridEe

Steep slopes

Fitzpatricku P.Ag"

Loam

42 crTr

Loam

Irnperfent

Fairhridge

Steep slopes

-]oe Fitzpatrick, F,Ag .

5 crTl

Loarn

37 cnt

Farksville

5W

Ron

7T7T

i
I

Il-*'
I

i

I

I

t-f* --
I

I

I

t

I
lG;} c # ffiiilffi f-: tu F-tslffi ryIt_--^..--- ------[t_+Hr_{frr::

[::?op;;ir ;;ffih l" G ctn

I rupsoil textur* I l*alrl-t
I uepth to I 51 crTt

i ProrrrEnent *r I

I ni*tlnct rnottles tt.____ n-*.
I Subsoil texture I Silt loarn
r---"**
I Scil ffiralnnge I lrnPerfect

I smii $eries i Brisarylg

|"*il*e'*-d1-4WA
t Agnlcultunal 

I

i Capahiilty Rating 
I

I main Lirnitations I Hxcessive wetness/Sofrl

I fot_Ag]tcyllytg L____Mg!_ttU'eqgryll __

Excessive wetness
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$[te #P

loe Fitzpatrie( F.AS.

12 cm

Loam

55 cnl

Loam to sandy clay lnam

Foor to Imperfect

Parksvi*le

Excessive wetness

$Bte #ffi

Soll Characteristic Ron Hmerssfir F.Ag, ]-Lr'mB-iffi :

T*psoil depth

Topsuil texture

Depth to 
i

Pr*rninent or 
I

prsg'rclryq_Slgg_l_

Subsoil texLure $[ty clay loarn

$n[[ Dratnage Fonr

Soil $eries Farlqsville

5VV

Silty clay lsam

Foor to Imperfect

Unlrnproved
AErlcultural

CapahiHlty Rating

Mmln [-imitations
for Agriculture

Tmpsuil depth

Topsoil textL]re

Depth t*
Pronruinent or

Distinct rnottles

St*bsCIil texture Siffi loam

Soil Draimage Foor to imperfect

$ni[ Series

[-Jnirnproved
Agrlcultural

eapabifiity Rating

Mairu fi-[rnitatiCIns

for Agriculture
Excessive wetness

Excessive wetness
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$tte #S

Soil Characteristie Ron Emersoil, P.AS. Joe Fitzpatrick,

Topsoil depth LZ crTt

T*psoil texture Silt loam

Depth tn
Prominent or

Distinct rnottles

Subsoit texttire Silty c[ay loam/Silty claY

$oil DralnaEe Poor

SCIil Sertes Cowichan

5WnUnimproved
Agricultural

Capabi$ity Rating

Main Limitations
for Agriculture

7cm

Hxcessive wetness and root
restrlcting layer withln 25 crn

Hxcesslve wetness

Site #tffi

SoiI Characteristic Rcn ffimensoilo

Topsci[ depth Simihr to sites # 1 and #S

Topsoil texture Silt lcann Similar to sites # l- and #9

Depth tCI

PrornEnent or
ffiistinct rnCIttles

Similar to sltes # I al"ld #g

$ubsoi[ texture Silty clay loam/Silty clay Sirnllar to sites # i. and #9

Soil ffiraiilage PoCIr

Scil Series Cowichan Cowlchan

5W

7cm

UnirTlBroved
Agricultural

Capability Rating

Mlain Limitations
fon Agriculture

5WD

Hxcessive wetness and root
restrirting Iayer within 25 cm

Sift loam to silff clay loam

$lty clay loam

Cowichan

Excessive wetness
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Conclusion

The descriptions of soils completed for the current st lgy were simllar to those

completed by Joe Fltzpatrick, P.Ag. Differences in profile descriptions were

consistent witn the natural variability of soils expected within the landscapes

described and were generally attributed to differences in soil drainage because of

landscape position.

The predominant limitations for agriculture observed were resulting frorn

excessive wetness in the spring, tteavy soil textures causing root restriction and

soil moisture deficlts occurring within the growing season. As a regional drainage

and irrigation strategy is not forthcoming these soils are not improvable'

The subject parcel is not well suited for commercial agriculture based on the

Current bbservations and those repofted in the two separate reqorts by Joe

Fitzpatrick, P.Ag. and Robeft Hinkley, P.Ag' As has been concluded in these two

reports, the subject prCIperty is better suited to smaller hobby fants'

About the Author

Ron Emerson, p.Ag, has worked as a soil specialist since 1981 when he began

work on the soil iurvey to rationalize the boundaries of the Agricultural Land

Reserve on the east coast of Vanmuver Island. Since that tinne Mr. Emerson has

completed a number of soil surueys and studies in Albefta, Saskatchewan and

British Columbia. Mr" Ernerson is a member of the BC Institute of AgrologisB and

can be reached by phone (250-335-2A47)'
e*mail (ronemerson@telui.net) or by mail (Mount Rd. 1-8, Hornby Island, 8.c.,

voR 120)"
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Travel
Rnn Hmerson, B.Sc.u P.Ag,

Shawn larnieson
ffiisbursernents

Total

trffiVSTCE

6 hours @ $20/h0ur
I hours Gt $S0/hour
7 hours @ $lS/hour
Ferrles

$120.0fi
$450.fi0
$1S5.0ff
$-*z-zfi

#v27-,.20
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Distrihution of farms by farrn size

The province has a large vari*ty of farm types and sizes.

By way af background, ascording to the 2006 agriculture

census, there were nearly 20,000 farrns in the province

with an average size of just over 350 acres. ln total, the

eensrls indicated lhat more than 7,SSS,0** acr*s were in
farrning of one type cr another. While the total gross

annual revenue generated in 2005 was svsr $Z.e billion,
just under half of all farms had total annual gross receipts

of less than $10,000, while less than 6% generated gross

annual revenue sf sver $50S,0*0.

Fercent of farrns l*ss than t 0 acres

ln tctal, more than 5,300 farms, or just over one quarter

(26.83%) af all BC farms, had a size of less than 10 acres.

G**graphicalty, the regi*ns tvith the highest percentage of
smaller farms of this nature ocsurred in the southwest

corner of the province, particularly in the lower maintrand,

scuthern and eastern parts of Vancouver lsland, and parts

of the Okanagan in the southern interior. These were all

clustered in and around the rnajor population sections of

the provin*e. Of particular note, Sunshine Coast had over

tw* thirds {fr7.71%} of its farrns in this size cateEory, while

rnore than half of the farns in Capital fell into this category.

Greater Vancouvsr, Nanairno, Cowichan Valley,

Okanagan-$irnilkameen, Central Okanagan, and Fraser

Valley all had rnore than on# third of their farms in this eize

category At the ather extreme, Peace River, tsulkley-

Nechako, Cariboo, and Fraser-Fort George had less than

10% of their farms in this smallest category.

Fer*ent of larms 1$ to S9 acres

This is the rncst cCIrnmon farm size category in BC,

including just CIver 7,250 farms {36.54%}. While there are

some similarities in geographical patterns with those in the

smallest farrn category ffiore than half cf the farms in

Central Okanagan {53. g8%} and Okanagan-Sirnilkameen

{51.39%}, and more than 45% of farms in Central

Kootenay, Cowlchan Valley, Fraser Valley, Powell River,

Comox Valley, Strathcona, and North Okanagan fell inta

this size category Again, the more narthern and central

interior regions of the province had one quarter cr less of

their farms in this category.

Percent of farms 7S ts 23$ acres

Orrf y about 3,600 farrns {18.01%} in the province were in

tlris size categary. Geographically, ffs rnight be expected,

pattern$ were rev*rsed frorn those evident in the two

srnaller size categories. Those regions with the Ereatest

<10 '!s - 6s 78 -239 248+

Ecres acres acres acres

Reuional lllstrict {%} (%} {%} (%}

29 Sunshine Coast
17 Capital

15 Greater Vancouver

2t Nanaimo

19 Cowicl'ran Valley

7 Okanagan-Similkameen

35 Central Okanagan

I Fraser Valley

27 Powell River

25 Comox Valley

?S $trathcona

23 &lberni-Clayoquot

5 Ko*tenay Baundary

3 Central Kootenay

37 North Okanagan

45 Central Coast
43 Kitimat-Stikine

31 Squamish-Lillooet

39 Columbia-Shuswap
1 East Kootenay

59 Northem Rockles

33 Thompson-Nicola

53 Fraser-Fort George

41 Cariboo

51 Bulkley-Nechako

55 Peace River

43 Maunt Waddingtrn

47 Skeena-Oueen Charlotte

57 Stikine

' ,r 6?.71 23.9s $::3,t fi.25 f,--Xffi 2.$8
,,..:, s1.s6 38.gs 6.9fi ;-*ffi z,s2

46.38 40.35 9.28 2.79

3s.7A 423A 13.88 4.12

37.43 :''::'.,:;:'t't: 47.14 12.29

37.20 'r,,." 51.39 li-*-:$$ 5.68 5"74

36.44 i;'.',,', 53.99 ?.iY;1,'$j,I 6.78 tf,.4-#$ 2.75

33.81 46.32 16.52 3,35

32.94 47.0S 16.47 3 53

31.73 4S.SS 17.30 4.83

31.7s 4S.S8 17.30 4.83

26.97 43.&2 19.10 1*.11

24.23 32.4* 1S.S4 23.72

23.U 'r'",:'', 47.S9 1?"79 10.68

23.0S 46.13 1S.23 11,57

18.?5 31 .25 31 .25 18.?5

17.16 34.33 25.37 23.13

15.50 4$.31 24.*3 20.10

15.22 43.91 28.21 12,6S

13.92 25.86 24.56 36.46

13.19 $,*,,.ii.b te"oz 20.0s ,'-,'. 5g.gg

12.3il 32.?g 25.76 20.M
?.ZS 20.13 38.17 ,,,.r:.,- 39.48

",',:::,' 4.83 1B.BB 31.ge ' 44,9i
'i: ,ri, 4^40 ,:,i:,:'i,,, 1n.6, g2.CZ 52.37

f#d€i 1.0S ,fi$ffi S.30 ZZ .43 .,i:,.:, UU,U,

NIA NIA NIA NIA

NJA NIA NiA NIA

ilIIA N/A NIA N1A

British Cslurnbia
N/A: No dala

26.88 3S.S4 '!8.S1 18,5S

percentage of their farms in this ntid-size category were

fsund away frorn the main population areas, and were

mainly in the northern and central interior parts of the

province. Four regional districts * Fraser Fo*-George,
Bulkley-Nechako, Cariboc, and Central Caast - had lnore

than 3S% of their farms in this size category.

Fercent of farms 248 or ffiore acre$

Nearly 3,700 farms {18.5S%} fell lnto this largest size

category and the geographical distribution was quite

similar to that for the 70 to 239 acre group. The areas with

the largest percentage of their farnns in this category were

distant from the higher populatlon density parts of the

southwest parts cf the prcvince. Peace Rivet Bulkley-

Nechako, and Northern Rcckies all had half or more of

their farnrs in this highest acreage categary. As might be

expected, at the other extreffic, $unshine Coast, Capital,

Central Okanagan, and Greater Vancouver had less than

3% of their farms in this size category"

3.14

Census Report - Farm Size
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Less than t0 acres ffi
ffi s?.21-6r.?1

ffi 26.e8 -37.28

'{!ffi is.E1 - z6.s?

ffi 4.84 - ls.fo

t 1.ss-4.88

The Geography of Food $ecurity and h,lutritian 159

Bistribution of famrs by fam size

{0-09 acres (%}

ffi 4s.33 - s3.s*

ffi 42.11 -46.32

e,,{#,i la.Io - 4a.3s

ffi 16.6s - sz.zs

n s.go - 1s.s?

2{L3eree and orer {%}ffi 3s.4r - ss.6r 
' '

ffi rz.sz - 86.4s

iffi 4.&4 - 12.86

ffi 2.T6- 4.s3

il[ 2.os-2.7s

Source: Sfalrsfi'cs Canad a,
Census of Agrtcufiure {2406}
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Arr&w$$EBA**B W*€ersheds CmmB&t&*m Sm*ie$r

October 3, 2011

Regional District of Nanaimo
6300 Hammond Bay Road
Nanaimo, B.C. V9T 6N2

Attn. Paul Thorkelsson,
General Manager Development Services

Dear Sirs:
Re: Exclusion of Land from ALR

Lot I ?1sn2273 D.L. 141 Nanoose and Newcastle Districts
hlortherlv 97? feet

This is in response to an advertisement in the PQB NEWS on Septernb et 23,201 1.

It would seem that this advertisement is a repeat of notices given in late 2008 and
October 2009 for the same parcel.

We object to the exclusion of the subject property from the Agricultural Land Reserve
(ALR) without an equal or greater amount of land being added elsewhere to the reserve
(on Vancouver Island) by the proponent. Agricultural land must be administered on a no
net loss principle so as to ensure sustainability into the future.

Over the years we have heard nrlmerous reasons why some lands within the agriculturat
(€serve are not suitable for farming. We are convinced that the Agricultural Land
Commission {ALC) has done a good job of identifying t&e extremely small amount of
land in B.C. that is appropriate to place iuto a reserve for agriculture onIy. And, with
respect to Vancouver Island, any land that is uot suited to farming is in all likelihood
better for growing tirnber - in the truest sens€ of the term, the highest and best use of land
on our Island.

Further, we understand the Regional District ofNanaimo has embraced an Agricultural
Advisory Committee. The advisory comrnittee and RDN Planning Deparffient have
einbarked on preparing an Agricultural Area Plan. We recommend thit the ALC should
expect that notice of application to exclude in this regional district be submitted or

An'*wsamitia W at*rsh*ds C* *3 iti*ea S **i*t-,'

Er-..ri I. .!!-r.j1 !r..fl="r itllrr,.:**r{ii^h{trs, r*i; t ; i dii i - Jii i U iir ; i i i i ri I lTili'fi i i i+',5r ire l-i . \rfi'

Letter from AWS
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referred to the advisory committee before consideration by the regional district board or
direct referral to the ALC.

Lastly, an exarnination of the ALC maps would tend to suggest that the subject property
is logically classified within an area that would be suitable for agriculture uses. Earlier
subdivision of nearby land in the Virginia Estates area may have included removals from
the ALR. It is interesting that many of these subdivided properties currently appear to
host various farming activities.

As before we draw your attention to comments by Rex lVeyler regarding BC's
Agricultural Land Reserve:

"Farmlands represent out cantmon public assetforfood security."

"The ALR is critical to the survival of town sites and must not be consideredfor urban
development... ... -... "

"We shauld not only protect agricultural land and green belts, but also turn back the
clock to the smort decisions of the 1970s."

We recommend that the sub.iect parcel not be excluded from the Agriculturat Land
Reserve.

Yours tuly,

4a c Q*ra*r,*-/4
Michaei J#fA,P.Eng.
TreasurerlArrowsmith Watersheds Coalition Society

cc. Directors, Arrowsmith Watersheds Coalition Society
Friends of French Creek Conservatiou Society
Oceanside Coalition for Strong Communities
Mid Vanoouver Island Habitat Enhancement Society
Mr. Scott Fraser, MLA

Arr*wsmit& Watersheds Coaliti*n Society

Email: errow$mithwater@shaw.*a
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Letwf. Houratd fuwtorfrom lln Jahn Jungon, daftd Nowmfuzg, r$lef",

Letter from Jungen
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Pravlngs sf
Brlti*h Cslunrltr

Minisry af
Enyironrnent

le*gemnsrs srd
Fhrsrfe 0iuehrr
Isreuiliel SLSies Brent*r
1973 SFdt *ad
{C*orynr
Srifrsft Sok.rrdfs
urY{ft3

xovembef ?s, 19s3,

File r I-. {}It

Ir. Eoward M. ForJ.er, * r. 
.P-O, Box Eg, ' .i

Cconhs, Britieh co!.urbiavoa u{0

Dear t-lr. Fovlarr

Pl-aaE+ be ailrrkcd thet !ir. R. Iiiilar frm the a,griculturalLand. Co[ml.sslon Ls in chare:e of Agrricuiiuraf Saudl Bsecr11e{AlB} Fina tt*l"g liogia,-6n va$c6uvei-iiiaxra. trl res;nnel-btllttes r.ncr.rrde-tne iuperrrrerori oi *e-e;fl -*rd :igiiffiit,roclpa$llty surveys eneuiinE t&at p.oo*treiar and natio$*lstandarda anct procettures aie foll.6vea. ---

rhe dethlled eol"l anfl agriaulture_capabLlity survey arongt'he east soast of Yaaaouver rg].ard pi'ovfaee aer baee informatlonwhiclh carr gs used by t&e r,and couatiei-ott iior fi-ne tunias tieeorLstingr'I^LRE. our-eurvey iaqrudes lardE Eoth;rdtllaoqtsLde present a&B boundaries" rii tars-piogrem ri proauce
aqricur.tura capabtlity n4ps at'a seale of*ioioro00 r[iiaaEgrevioue ralrying raE Lt a eea}e of tr$gr000. inis irsiiase
11 tr?pp+ng deteil greatly fasiHtates improving the ALrRboundarl-cs,

rn carry{ng out eur fie!-d prcgrram thl,s lsr:numsr tb.e fi*ldsureeyor noted tBlt yoF_EDoperry ha,6 been *urlreyih fn rnuchEreater detcLl, (l-*: l;r0,oool Enan our ararrdate-of, rrzo2000,
!v lullstrr pereonneJ. as welr as seveiai err"iie agE"iiir..AccordruZlV t tbe Dappl,ng on ]rour property ie based on these
lor€-detailed inapeettpna which .aie la f,ire yit& the r,anitfrIq'tl,seJ.on. coneEquently, no pergounel frm tle vanesE]Errsland DetalL Surnrdy travE-vretted your properiy-
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Ifitr, E$r{ard l{* Fett}ar *2r^r

,

Slre fiel*. IferE frlr the Parksqflle-*{ualisrm'
csF$letef,- The $aps ilre n*ry'being'pretrarsd
subnr:itted to tf:e r;nd c*mission b/epiir,
IAEFS Ers r€leased hr the Lan{ couniEsi*n ,-sto aelld you fi coFy or the aFpropriale Bap.

Hcrysg&s ?8r 1gS3

area hqe besn
anf, trili be

]"$84. Hhe$ these
trt.ll he pleased

J.I ! jk

e. s. K. Ifiil-ar r
R. H' I;OUie,

YourE truly,

,$f r?{g

J. f,ungest ,, P *Ag,

Land Comrissian
Envirorment

Agricultural.
Ministry of

Letter from Hilborn
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L,B[,q [.T"rHh$
{-,t_.-.$.-[_J,&'Iffifi s\

File: 11400-20/Parkville

September 24,zAru

Mr. Howard Fowler
PO Box 59,
Coombs, British Columbia
VOR 1MO

Dear Howard Fowler:

Our agency is the Crown Land Authorizations division of the Ministry of Forests, Lands and
Natural Resource Operations and our function is to adjudicate land use decisions on the
Crown land base. We have held air photos in the past but these were catalogued and dispensed
to the appropriate agencies in Victoria a number of years ago.

However in response to your visit and information request last week I have checked our
records for both the air photos and the air photo flight lines you're interested in locating.

Unfortunately I was unable to discover the information you requested from our office.
Further, I have checked with the Ecosystem Information Section of the Ministry of
Environment in Victoria and neither do they hold any records concerning air photo flight lines
over the Coombs area for the timeframe specified.

Yours truly,

Tom Hilbarn
Land Officer

Attachment: ALC Map 92F.038

Ministry of Forests, Lands
and Natural Resource
Operations

West Coast
N atural Resource Re.gion

Location:
142-208() Labieux Road
Nanaimo, BC
\/9T 6J9
(]ANADA

i\{ailing Address:
142-2080 l-abieur Road
Nanaimo, BC \r9'l'(r9

'I'cl: 250-151-7 22A

Iiax: 250-7 51-7 224
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Bi-Monthly Hay Order
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ffi WorleyParsons Komex
DRAINAGE COST ESTIMATE

Fowler Property
lrrigation Storage /

Drainage lmprovement

Wednesday, August 09, 2006

Rough Construction Costs for Drainage lmprovements and Irrigation system (Retention Pond, Water
Conveyance Structures and Subsurface Drainage Network)

Water Conveyance
Description

Pipe excavation, instatlation and backfilling*
300 mm PVC Ultrarib Pipe
Energy dissipater
Restraininq ioints

Amount

71 00
300

1

3

Units

;p3

m

L.S.
ea.

Unit Cost

$ 15

$26
$ 3,ooo
$ 1oo

Total

$ 106,500
$ 7,800
$ .3,ooo

$ 3oo

Ext"

Construction Total $ 1 17,600

Irrigation Pond
Description

Excavate
Clay liner material cost and hauling
Clay liner placement and compaction
Concrete overf low structu re

Amount

51 000
8950
8950

1

Units

;p13

ry13

p'13

L.S.

Unit Cost

$5
$ 6.5

$B
$ 3,ooo

Total

$ 255,000
$ 58,2oo
$ 71,600
$ 3,ooo

Ext.

Construction Total $ 387,800

SUbsUrface Drainh06 $ystem
Description

Subsu rface drainage network (l nglis)
Pump Sump (lnglis)
Pump and controller (Carry Pumps)

Amount

1

1

1

Units

L.S.
L.S.
L.S.

Unit Cost

$ 53,ooo
$ 10,000
$ 5,ooo

Total

53,000
10,000
5,000

$
$
$

Ext.

Construction Total $ 68,000

Construction Total AII Phases
Contingency (5"/"1

573,400
28,700

$
$

Engineering
Description

Engineering (design, inspection, & project
management)

Amount

1

Units

L.S.

Unit Cost

$ 57,300

Total

$ 57,300

Ext.

Engineering Total $ 57,300

TOTAL ESTIMATED COST $ 659,000
(excludes GST)

Note: Excludes Costs associated with permitting and negotiations with the ALC, DFO and Regional Districts.
Note*: Unit cost of excavation, installation and backfilling of ovedlow pipe assumes rock excavation 3 m bgs

Drainage Cost Estimate
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