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REGIONAL DISTRICT OF NANAIMO

AGRICULTURAL ADVISORY COMMITTEE
FRIDAY, OCTOBER 23, 2015 AT 2:00 PM

Present:
Director H. Houle
Director C. Haime
Director J. Fell

IN THE RDN BOARD CHAMBERS

Chairperson
District of Lantzville
Electoral Area ‘F

K. Reid Regional Aquaculture Organization
J. MclLeod 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
CALLTO 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.
CARRIED

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.

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
IFI.

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.

). 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.

CARRIED
Time 2:51 pm

CHAIRPERSON
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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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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.

. =
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Information supplied by:

Regional District of Nanaimo

Local Government Report

RD/Mun. File No. PL2015-160

Under the Agricultural Land Reserve Fee Receipt No. 2015007704
Use, Subdivision and Procedure Regulation
' Fee Amount $600.00
92F.029

ALR Base Map
No.

ALR Constituent
Map No.

In respect of the application of:

Air Photo No.

Wendy N. Huntbatch

PLANS and BYLAWS (Attach relevant sections of bylaws)

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?

DNO

Plan [ ] Yes

|:| Yes

X No, however it would be appropri:
in support of the proposed Lot B
Agriculture (A-1) rezoning.

Bylaw

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

[] ves

(If yes, please attach resolution or documentation)

@No



COMMENTS and RECOMMENDATIONS (Include copies of resolutions)

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
Board or Council: 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.

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
Electoral Area Director: 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. |
do not see a diminution of the agricultural potential of this lot as a
result of a division. | 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
Advlso_ry _Plannmg il
Commission:
Agriculture Advisory Motion Pending
Committee:
Others: Currently none specified.

Jamai Schile, Planner  Phone: 250-390-6510

Planning Staff: Email: jschile@rdn.bc.ca




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



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.

e January 19, 2016
Signature of Responsible Local Government Officer Date

10



Attachment 1

Subject Property Map
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Attachment 2
2014 Aerial Photo

Plan 1115, Except Part In Plan 734 RW

| 2116 Alberni Highway and 2133 Burgoyne Rd |

0 50 100 200
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Attachment 3
Proposed Sketch of Subdivision

SKETCH PLAN TO ACCOMPANY AN APPLICATION FOR SUBDIVISION OF LOT 12,
SALVATION ARMY LOTS, NANOOSE DISTRICT, PLAN 1115, EXCEPT PART IN PLAN 734 RW
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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 *
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
¢) Minimum Lot Frontage 100 metres
d) Maximum Lot Coverage 10%
e) Maximum Building and Structure 10 metres

Height
f) Minimum Setback from

i) Front and Exterior Side Lot Lines 4.5 metres

ii) All Other Lot Lines 4.5 metres
g) Minimum Setback of all buildings or

structures  housing livestock or 30 metres

manure from all lot lines and / or

watercourses
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 100m’ 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

14




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 50m”.

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

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

15



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. A4.0-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.

16



Attachment 6
Regional Growth Strategy Land Use Designation

Resource Lands and Open Space
The Resource Lands and Open Space land use designation includes:

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

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

This designation includes:
e Land in the Agriculture Land Reserve;
e Crown land;

e land designated for resource management or resource use purposes, including
forestry, in official community plans;

e Recognized ecologically sensitive conservation areas;
e  Provincial parks;

e Regional parks;

e Large community parks;

e (Cemeteries;

e Existing public facilities outside of areas planned for mixed-use centre development;
e Destination Resorts; and

e 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.

17



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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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 lowa 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

The 5 A’s’ of food security:

® Available - sufficient

that our access to food is vulnerable to the effects supply
of weather and political events that may occur Accessible — efficient
thousands of kilometers away. As well, world energy distribution

prices play a large role in the cost of food production

Adequate — nutritionally

and distribution. Greater food security means that
more food is grown locally and therefore is not as
susceptible to events occurring outside the region.

adequate and safe
® Acceptable — produced

under acceptable
' ) conditions (e.g. culturally
Local food production generates numerous economic, and ecologically
environmental and social benefits.  Agriculture sustainable)

employs almost 3,000 people and generates a flow of e Agency —tools are in |
income into the region. Local sources of food help place to improve food
reduce the region’s carbon footprint by reducing security
transportation-related GHG emissions. In addition, the

nutritional content of locally produced food is often Hetwoid2000)
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).
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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:

e Supporting improved access to sustainable water supplies for irrigation;
e Encouraging best water management practices in agriculture;*

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

o 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:

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

e Reducing impediments to agricultural processing and related land uses;
e Allowing compatible complementary land use activities (e.g., agri-tourism);

e Allowing farmers’ markets and other outlets that sell local produce to locate in
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8.8

8.9

8.10

8.11

8.12

8.13

8.14

Subdivision Application No. PL2015-160
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all parts of the community.

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

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

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

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

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

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

Support the production, processing, distribution and sale of locally grown produce
(including shellfish).
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Attachment 9
Applicant’s Submission
(Page 1 of 2)

APPLICATION BY LAND OWNER

*enflested 1 pracess vaur apulicanon
w anadolly for revien by aay member of the
wfrmansa caunacr the Agricaine ! Land Commizsion and

NIHE: Thp 'er'nﬂﬂmrrgnr'e- Ly this fsrm and the un\.mwu ot previde
waddes the Agricaituea? Land Camaission dor and reEnlation iarmatan
bt I pe heve gny guestions showd Ve collecrian or s
wsk for the srartmeaber wio will e ianaitng v sppliconion

TYPE OF APPLICATION (Cheek appropeiote hoxy

:I EXCLUSION ﬂ SUBDIVISION in the ALR

under Sav S0 1al she Agec abueal Larsd Coenmission Act urafer Sex 141} of the Ag-icsural Lané Commussian Az
il | INCLUSION (]  Nen-farm USE in the ALR

undes S2c 17131 of the Agnicunural Lans Oeasmissian Act erdet Sed 20031 of the Agowultors’ Lond Commisson Act

APPLICANT

Registered Owner: Agent: )
E RATGH USSR ST Y ok MR
Address: Address:

2l Auamn fw v e aiv=saisg b,

EooMBS

Postal Code Postal Codde
YOR 1MB e (rpwashoe | iy W e R C a1 O
Tel. (home) 28 31 el (work)A S0 7 STa2TTel S -5 =i - e 7

tax 250 95| 2o &b Fax ¢ - g vE - g

E-mail E-mail

mﬁj@ woﬂdpa.rm:ﬁgp ‘”‘3’ I Ed i S AV L 1

LOCAL GOVERNMENT JURISDICTION  (indicate name af Repioul Disieics or Mumseipaling

REqunae Disteet of Nswairg -

LAND UNDER APPLICATION  (Show land on plan or shetch)

Title Number Size ol Each Purcel Date of Purchase
(Ha.) Muonth Year
EoemdeRY Seeg Eaodflesg G e . Jusne Pi=C

OWNERSHIP OR INTERESTS IN OTHER LANDS WITHIN THIS COMMUNITY
(Sheaw infiormarive o plan or skelch)
Il vou have snterests in other lands within this community complete the following:

Title Numbers) .

Apglizalion by & Land Cwner 1 2003
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Subdivision Application No. PL2015-160
January 8, 2016
Page 66

Attachment 9
Applicant’s Submission
(Page 2 of 2)

PROWPOSAL  ¢Please descrie ged shou an plan av sigfind

T2 _DMBE FPAECFL INTD TulO RS PER SKETCH . WE WiSW 7o F&
BBLE T ENSUEE THAT THE FBIWT PHRC. On @1 BBEN I Yoy
CAN RE Wnad TO CONTINUE fX £l PARLsT SAWVCRARLY 1a) “yegd
KVenvT oF Hy perv
THE PARCEL /3 U T8 BE _ouk vidisy”
VD HOME BISED AKINESS, ME PLAV TD LUIE # SHESTANTIAL AN 7™
Qf THIE PREL RS A HARELNUT FARW n e NERE Lines

CURRENT LSE OF LAND (S infurmaion oo sian o séetohn

List gll esislzng uses or the pascelis) and describe oll buildirgs

A AVEND ER M, PRREST SANCTURRY , HoME 8F6ED RUSMERS
{-3’_@ ___._(zﬂa__&ﬁ" _tenjghe obial i Se (8wt |-‘:|:\1

USES ON ADJACENT LOTS  (Shvu infirssarinn au plon or sesion,

T % 1=t BY ey
Fatst _HRT AN MMES B SR
South __ PRWATE vuhsd o . -

Wesl _HEY e e o

DECLARATION

I'we comsent 3a the use of the afarmation provided in the soplication and sll suppaming documerts i process Gie
apolication in mzeordance with the dgsininral Lieed Commiision ey amd nepulition. Funthermnee, 1we deelare tha
the i ferrmition provided in the spplization and all the supperting dozuments are. 1o the best of myour krowledee,
tras ard ooret |ae undesstiond thal the Agriculivsl Land Commission will tzie the steps NEILRIHTY 1o contim the
accuracy of the informatinn and documnenis provided,

Nov@ b 2015 A ? o O _@;Wr Nonws Howis ayef

I hte Sizngture of Cwner o Agent - Frnt Neme
Thive Sigmature 6f Chenes e Agenr o Frone Nams
e o Stgaaree o J;l:rgi? ar A et B Prou Nows o

Flegse ensure the Foltawing documints are enclosed with your npplicntion:

= Applizazion fee payable ke Losi! Gesseomnent ® Map er skeich showing propesa) & adjposnt jses

¢ Cerificare of Title ee Title Search Prine = Preet ol Noree of 4pplication *(See instructices )
*  Apentautherizaniog OF s apent) ®  Photograpts (optional)
Axplcatizn by a Lyrd Ouner 2 2003
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FORM_A_\V22

VICTORIA ™ *ND TITLE OFFICE

LAND TITLE ACT Dec-07-2u15 14:57:01.001 ‘
FORM A (Section 185(1)) “v CA4860043
FREEHOLD TRANSFER Province of British Columbia PAGE 1 OF 1 PAGES

Digitally signed by Gary Todd Russell
aWwaDxXx

DN: c=CA, cn=Gary Todd Russell

in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in Russell mmmff’ e

your possession. OWQDXX A S S

Your electronic signature is a representation that you are a subscriber as defined by the Gary Todd
Land Title Act, RSBC 1996 ¢.250, and that you have applied your electronic signature

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

MARSHALL & LAMPERSON ¢

Barristers & Solicitors File No.: Huntbatch
PO Box 879, 710 Memorial Ave. Tel.: 250-752-5615

* Qualicum Beach BC V9K 1T2

Document Fees: $71.58 Deduct LTSA Fees? Yes

2a.

2b.

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?  ves [

MARKET VALUE: $ 800,000.00

CONSIDERATION: $ 1.00 and natural love and affection

TRANSFEROR(S):
WENDY NORMA HUNTBATCH

FREEHOLD ESTATE TRANSFERRED: Fee Simple

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

WENDY NORMA HUNTBATCH, BUSINESSWOMAN

HORST NEUMANN, BUSINESSMAN

2116 ALBERNI HIGHWAY

COOMBS BRITISH COLUMBIA
AS JOINT TENANTS VOR 1MO CANADA

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)
Y M D

GARY T. RUSSELL 15 | 11 | 26

Barrister & Solicitor Wendy Norma Huntbatch

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

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, ¢.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 2015-09-14, 14:01:31
File Reference: Requestor: Christine Lupul
Declared Value $ 289900

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

Land Title District VICTORIA ————ae
Land Title Office VICTORIA | RECEIVED |
Title Number EW83837 NOV 20 2.5
From Title Number EW39255 | STRATEGIC & COMMUNITY
| DEVELOPMENT |
Application Received 2004-06-30
Application Entered 2004-07-16
Registered Owner in Fee Simple
Registered Owner/Mailing Address: WENDY NORMA HUNTBATCH, BUSINESSWOMAN
2116 ALBERNI HIGHWAY
COOMBS, BC
VOR 1MO
Taxation Authority 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: EXCEPTIONS AND RESERVATIONS
Registration Number: M76300
Registered Owner: ESQUIMALT AND NANAIMO RAILWAY COMPANY
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

g

Nature: MORTGAGE
Registration Number: EW83838

Registration Date and Time: 2004-06-30 13:17
Registered Owner: FARM CREDIT CANADA

Title Number: EW83837 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

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

26

2015-09-14, 14:01:31
Requestor: Christine Lupul

Page 2 of 2



REGIONAL Riparian Areas Regulations
@ D IS T RIC T Property Declaration Form

% .","'
OF NANAIMO

& L..

Property Subject Legal Description: \0“1’ |2 | ga\\i&hﬁtﬂ MAM \OLQ; Noinoose ‘Dl‘;'hf ( U{_ {

) Pen W\ S
Subject Property Address: __ || (o A bﬂ(h! bﬁ\e{‘h\-’\ (B L-id_ £ Eﬁ@-ﬁ:"\' (_:a,(/4~

N pleun A3 AW

| {we} acknowledge that the province of British Columbia enacted the Riparian Areas Regulation to
protect the critical features, functions, and conditicns required to sustain fish habitat. Furthermore, this
legisiation 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.

| {we) understand that 3 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.

| {we] declare that (Please check the one that applies):

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

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

A gﬁ:ter than 30.0 metres from a water feature, or

B. D is less than 30.0 metres from that water feature.
I {we) acknowledge that | (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 Nama(s):

Mailing Address: %@ %\{\K 6 4‘5 (\‘ﬂﬁ'\/\(\&\ = %m
Postai Code 2 \ N\ (\ Phone: 9\50 C?S) 3\’0 a\é

WnnesseQﬁWb Date: SM 5! l‘
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Page 7 of 32

DESCRIPTION OF SUBJECT PROPERTY
==22N I HON OF SUBJECT
LAND

Location
The subject acreage is located fronting the Alberni Highway (Highway 4) in the unorganized
community of Coombs lying west of the City of Parksville within the Regional District of Nanaimo

Electoral Area F.

Extent
A rectangular-shaped site comprising approximately 8.438 ha (20.85 acres) with approximately

10 chains (201 m/660 feet) of frontage on the Alberni Highway.

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

Togograghy

A flat and level site that has been predominantly cleared, graded and drained. Soil composition
comprises a mixture of Tolmie (60%), Fairbridge (20%) and Bowser (20%) soils which are silty
clays and gravely loam marine soils. Soil classification is Class lIl (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.

‘:;;5 "c_lm_niﬁhéﬁﬁﬁiéﬁEpﬁé?éé?é'E'ﬁé_r?é'fn?i?)'E{E._'__ e T NFass
S ;



Section 4 — Page 61

CD-16 2116 Alberni 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
¢) Minimum Lot Frontage 100 metres
d) Maximum Lot Coverage 10%
e) Maximum Building and Structure 10 metres

Height
f) Minimum Setback from

i) Front and Exterior Side Lot Lines 4.5 metres

ii) All Other Lot Lines 4.5 metres
g) Minimum Setback of all buildings or

structures  housing livestock or 30 metres

manure from all lot lines and / or

watercourses
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 100m? 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

' (CD-16 ) Bylaw 1285.06, 2005, adopted July 28, 2005
Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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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 50m?.

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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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
¢) Home Based Business
d) Secondary Suite’
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. *
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
¢) 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 4.5 metres
ii) All Other Lot Lines 2 metres
g) Minimum Setback of all buildings or structures 30 metres
used for medical marihuana production®,
housing livestock or manure from all lot lines
and/or watercourses
h) General Land Use Regulations Refer to Section 3 — General Regulations

' Bylaw No. 1285.19, adopted May 27, 2014
ABylaw 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. *

! Bylaw No. 1285.01, adopted April 13, 2004
Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002
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ADDENDUM 2-1
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ADDENDUM 2-2

e U e

T .
~Rmama : el | e o
wepazm r] :_
-
E
D.L.142
T e
luw::;::::-“ — 1 —
=

RECEIVED |
NOV 26285 |
|
|

STRATEGIC & COMMUN
DEVELOPMFNT -

@ Cunningham & Rivard ard Appraisals (Nanaimo) Ltd. - NF7356

N

34



8. Dfreilial tles £ ey v
: P17 st
i 2 ey

ADDENDUM 3

SALmTION_ ARMY LOTS
NANOOSE  DpiIsTRICT BC.

Sgate © IOets = Jimak.

iy den et by o W et ot
TN = e e Sy povianns W Sy Lt
4 P 2 02

L Grpg, # B.C bt gy ity St b By, B Gt | Cutity ot
T L it ABEAD ot S Gl wf T
Lind  Popmiy Act e bowm compind mih.

H.Hillier
94

Fodes f2 1504 \n‘.._,.f...(_

NF7356

C—unﬂingﬁ‘é‘n';-g @_a.rd- Appra{sauli'-s .(_Nanaim-o}_i_tdA

35



ADDENDUM 4-1
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ADDENDUM 4-2

.
Zones
Section 4 — Page 54

£t

R i T

4.39.1 Permitted Principal Uses
a) Dwelling Unit
b) Farm Use
¢) 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 Reguirements
a) Maximum Density 2 Dwelling Units per lot, provided that one Dwelling
Unit is a Manufactured Home.

b) Minimum Lot Size 4 ha
¢) Minimum Lot Frantage 100 metres
d) Maximum Lot Coverage 10%
€) Maximum Building and Structure 10 metres

Height
f) Minimum Setback from

i} Front and Exterior Side Lot Lines 4.5 metres

i) All Other Lot Lines 4.5 metres
g) Minimum Setback of all buildings

or structures housing livestock or 30 metres

manure from all lot lines and/ or

watercourses
h) Runoff Control Standards As outlined in Section 2.5
i} General Regulations Refer to Section 2 — General Regulations
i) Parking Regulations 1 space per 100m* 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

Cﬁnningham & I-ii-\_;é'r?}i\pp_raisals (h_i_anaimo) Ltd.
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ADDENDUM 4-3

Section 4 - Page 55

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 50m?.
b) The maximum number of seats in the accessory restaurant area shall be 20.

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

a Cunningham & Rivard Appraisals (Nanaimo) Ltd.

N\

NF7356
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= Zones

ADDENDUM 4-4

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 | Restaurant only
Road).
A1.2 Block B, District Lot 143, Plan 4678, Nanoose District (2540 | Vehicle Wrecking Yard, Accessory
Alberni Highway) Office and Retail Sales only
A-1.3 Block C, District Lot 143, Plan 4679, Nanoose District (2560 | Winery and Cidery only
. Alberni Highway)
A-14 Part of Lot 90, District Lot 139, Plan 1913, Nanoose District | Vehicle Wrecking Yard as a Home
Lying to the South of McKibben Road as Said Road is Shown | Based Business only
on Said Plan, and to the West of a Boundary Parallel to and
Perpendicularly Distance 200 Feet from the Westerly Boundary
of Said Lot 90 (D.D. F-21288) (1586 McKibben Road)
A-15 Lot 1, District Lot 4, Plan 38539, Cameron District (3241 Alberni | Fire Hall only
Highway)
— A-16 | District Lot 47, Nanoose District (1019 Errington Road) Restaurant only
A-1.7 | LotA, District Lot 182, Nanoose District, Plan VIP65017 Composting Facility only, specifically
(2570 Peterson Road) excluding Waste Disposal
A-1.8 | Lot 2, District Lot 94, Nanoose District, Plan 38808 (1580 | Three Dwelling Units and Sawmill to
Albemi Highway) a maximum of 0.4 ha only
A-1.9 Lot 1, District Lot 24, Nanoose District, Plan 40600 (1607 | Manufacturing to a maximum of 1.2
Errington Road) ha only
A-1.10 | Rem. Block |, District Lot 143, Nanocose District, Plan 4782 | Fairground and Public Assembly
Except Part in Plan 735 RW (2595 Albemi Highway) and Outdoor Recreation only
A-1.11 | Block G, District Lot 143, Nanoose District, Plan 4782 Camp_ugmund o a rnaximum' of143
A-1.12% | Lot 2, Block A, District Lot 15, Cameron District, Plan 2017 Desigl:l and metal labarication shop to
(3230 Albemni Highway) a maximum of 234 m
A-1.13% | Lot 1, District Lot 139, Nanoose District, Plan 24924 R\zl Storage to a maximum of 2,428
(1290 Ruffies Road) "‘

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

* Bylaw No. 1285.01, adopted April 13. 2004

C.Llﬂﬂif-'sa'l;r;'l_ & Rivard ;_\;;pra.isé-l_s E@né?mo} Ltd.

Electoral Area ‘F' Zoning and Subdivision Bylaw No. 1285, 2002
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ADDENDUM 4-5

= Zones
Section 4 - Page 27
Zone Lot Description Regulations
- A-1.14" | Lot 2, District Lot 139, Nanoose District, Plan 22824 A-1 portion horse riding ring, horse
/R2.48 {1244 Ruffles Road) boarding and breeding.
R-2 portion farm use
— A-1.16 | 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-1.16" | Block J, District Lot 143, Nanoose District, Plan 4791 Except | Butterfly World
Part in Plan 735 RW & VIP60681 (2685 Palmer Road)
A-1.17* | Lot 1, District Lot 43, Nanoose District, Plan 7795 Moving and storage
IC3 | (850 Alisbrook Road)
- A-1.18" | Lot 5, District Lot 139, Nancose District, Plan 26295 One Dwelling Unit and one - one
(1273 Fraser Road) bedroom Dweliing Unit only
A-1.19® | Lot 1, District Lot 8, Cameron District, Plan 28493 Two Dwelling Units
— (1148 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
c1.17 Lot 1, District Lot 139, Nancose District, Plan 15854 Mini-storage, product assembly, office,
(1548 Grafton Road) and outdoor storage o a maximum
area of 4,000 m2

Additional C-3 Zones

The following uses and regulations apply to lots in the fo[lauting 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
* Bylaw No. 1285.01, adopted April 13, 2004
3 Bylaw No. 1285.01, adopted April 13, 2004
* Bylaw No. 1285.01, adopted April 13, 2004
5 Bylaw No. 1285.01, adopted April 13, 2004
® Bylaw No. 1285.01, adopted April 13, 2004
? Bylaw No. 1285.01, adopted Apil 13, 2004
Electoral Area 'F' Zoning and Subdivision Bylaw No. 1285, 2002

Cunhi'ﬁgﬁa_m & Rivard Appraisals (Nanain:fﬁ} Ltd.

NF7356




Zones

ADDENDUM 4-6

Section 4 - Page 28

Zone

Lot Description

Regulations

C-31

Lot P/3, District Lot 156, Plan 1964, Nanoose District
(1343 Alberni Highway)

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

C-32

Lot A, District Lot 143, Plan 7668, Nanoose District (2430
Alberni Highway)

Two Dwelling Units only

Cc-3.3

Lot 27, District Lot 156, Plan 1964, Nanoose District
(1282 Albemi Highway)

Valiue Added Lumber Remanufacturing
only

C-34

Lot 13, District Lot 143, Plan 2064, Nanoose District
(2458 Albemi Highway)

Vehicle Wrecking Yard with outdoor
storage limited to 400 m?

C-35

Lot 2, District Lot 94, Nanoose District, Plan 7379 (994
Emington Road)

Two Dwelling Units only

C-36

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

Three Dwelling Units and 4
Manufactured Homes only

C-37

That Part of Lot 4, District Lot 143, Nanoose District, Plan
2064, Lying to the East of a Straight Boundary Paralle! to
and Perpendicularly Distant to 2.39 Chains From the
Easterly Boundary of Said Lot 4 (2443 Alberni Highway)

Manufacturing and Boat Building and
Repair only

Cc-38

That Part of Lot 4, District Lot 143, Nanoose District, Plan
2084 Lying to the West of a Straight Boundary Paralle!
To and Perpendiculardy Distant 2.39 Chains from the
Easterly Boundary of Said Lot 4 (2451 Alberni Highway)

Manufacturing and Boat Building and
Repair only

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

Can

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 Alberni Highway)

Cement Product Manufacturing only

c-3.14'

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 inclusive)

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

Cunningham & Rivard Appraisals (Nanaimo) Ltd.
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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 1MO

TAXATION AUTHORITY:
PORT ALBERNI ASSESSMENT AREA

DESCRIPTION OF LAND:
PARCEL IDENTIFIER: (003-481-123

ADDENDUM 5

Time: 11:34:42

Page:

001

1OT 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 OQUTSTANDING

TRANSFERS: NONE

PENDING APPLICATIONS: NONE

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

a Cunningham & Rivard Appraisals (Nanaimo) Ltd.

\
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' REGIONAL
DISTRICT STAFF REPORT

OF NANAIMO
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 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
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ALR Application No. PL2015-177
January 26, 2016
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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 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.

Dby

Report Writer
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PO REGIONAL  Local Government Report | Ro/Mun.File No._PL2015-177 |

. DISTRICT Under the Agricultural Land Reserve Fee Receipt No.  2016-7798
OF NANAIMOQ  Use, Subdivision and Procedure Regulation

Fee Amount $600.00
Information supplied by: ALR Base Map 92G.038.2.2
No.

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 “Regional District of Nanaimo Electoral Area ‘F’ Official Community

Use Bylaw Name: 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 [ JYes [X]No Bylaw [ ] Yes X 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
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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.

47




Subdivision Application No. PL2015-177
January 12, 2016
Page 3

The conversion of this lot to three smaller lots within the ALR would
increase the agricultural potential of this land. Accordingly | hope that
the subdivision will be allowed.

Electoral Area Director (cont):
Julian Fell

Electoral Area F.

Regional District of Nanaimo

Advisory Planning Commission: | n/a

Agriculture Advisory Motion pending
Committee:
Others: Currently none specified

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

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

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 Suite’

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
¢) 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 4.5 metres
ii) All Other Lot Lines 2 metres
g) Minimum Setback of all buildings or structures 30 metres

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

h) General Land Use Regulations

Refer to Section 3 — General Regulations

! 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
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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. *

! 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.
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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:

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

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

This designation includes:
e Land in the Agriculture Land Reserve;
e Crown land;

e Lland designated for resource management or resource use purposes, including
forestry, in official community plans;

e Recognized ecologically sensitive conservation areas;
e Provincial parks;

e Regional parks;

e Large community parks;

e Cemeteries;

e Existing public facilities outside of areas planned for mixed-use centre development;
e Destination Resorts; and

e 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:

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

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

e 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;

e 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 ‘/mports 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 lowa 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 The '5 A's” of food security:

clear that our dependence on imported foods means e Available — sufficient
that our access to food is vulnerable to the effects supply

of weather and political events that may occur e Accessible — efficient
thousands of kilometers away. As well, world energy distribution

prices play a large role in the cost of food production e Adequate — nutritionally

and distribution. Greater food security means that adequate and safe
more food is grown locally and therefore is not as

. . . . e Acceptable — produced
susceptible to events occurring outside the region.

under acceptable
conditions (e.qg. culturally

Local food production generates numerous economic, and ecologically
environmental and social benefits.  Agriculture sustainable)
employs almost 3,000 people and generates a flow of e Agency — tools are in
income into the region. Local sources of food help place to improve food
reduce the region’s carbon footprint by reducing security

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.

(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.ca/alr/stats).

58



Subdivision Application No. PL2015-177
January 12, 2016
Page 14

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:

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

e Reducing impediments to agricultural processing and related land uses;

e Allowing compatible complementary land use activities (e.g., agri-tourism);
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e Allowing farmers’ markets and other outlets that sell local produce to locate in
all parts of the community.

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

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

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

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

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

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

Support the production, processing, distribution and sale of locally grown produce
(including shellfish).
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Attachment 9 (page 1 of 5)
Applicant’s Submission

61



Subdivision Application No. PL2015-177
January 12, 2016
Page 17

Attachment 9 (page 2 of 5)
Applicant’s Submission
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Attachment 9 (page 3 of 5)
Applicant’s Submission
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Attachment 9 (page 4 of 5)
Applicant’s Submission

Also included in the
package is Drainage
Cost Estimate

*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.
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Proposal Question 3

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 5SW" 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: “ | 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 ke 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 23" 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

68



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
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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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Fitzpatrick Report
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Murray Report
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Ike Eden Report
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Hinkley Report

L0 MG cone

“Combining expertise with versatility in land use planning, management and development”

BOX 32064 - 3651 SHELBOURNE ST. VICTORIA, BRITISH COLUMBIA V8P 5S2

PROFESSIONAL AGROLOGIST REVIEW OF:

AGRICULTURAL CAPABILITY AND SOIL
CLASSIFICATION

OF THE:

NORTHERLY 977 FEET OF LOT 1,
DISTRICT LOT 141,

NANOOSE AND NEWCASTLE DISTRICT
COOMBS, BC

MARCH 20, 2006

PREPARED FOR:

MR. HOWARD FOWLER
COOMBS, BC

Phone/Cell: 250 —213-6441 Fax: 250 — 383-9122  Email: hinkleyl(@telus.net
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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 not related to agriculture. 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.

PHOTO 1

View of a hobby farm located within adjacent District Lot 23.
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PHOTO 2

View of a hobby farm located within adjacent District Lot 141.

PHOTO 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 available. 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.
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4.0 CONCLUSION

The subject parcel has been classified in detail by a qualified Pedologist as
outlined earlier in this report. That report lists an agricultural capability Class of 5
with excess soil moisture in the spring, and soil moisture deficits occurring later in
the growing season. As well, detailed soil surveys 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 eastern 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 limited and minor invasions
of weed species 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.

PHOTO 4

View of pasture vegetation within the subject parcel
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WPK Report
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Emmerson Report

135



136



137



138



139



140



141



142



143



144



Census Report - Farm Size
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The Geography of Food Security and Nutrition 159

Distribution of farms by farm size

Less than 10 acres (%)

[0 37216711

26.98-37.20
15.51-26.97

[ 484-1550

10-69 acres (%)
[ 45.33-53.98
| 4231-4832
32.30-42.30
. 16.68-32.29

B 5301667

70-239 acres (%, M
=) zm-’-%s.iﬂ =,

1
N
. 1985-27.43 wﬂ

16.53-19.64
. 679-1652
0 s68-678

240 acres and over (%)
[ 3647-6563

| 1267-3646
4.84-12566

| 276-483

I 208-2.75

Source: Statistics Canada,
Census of Agriculture (2006)
Data are not available
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Letter from AWS

Arrowsmith Watersheds Coalition Society

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 1 Plan 2273 D.L. 141 Nanoose and Newcastle Districts
Northerly 977 feet

This is in response to an advertisement in the PQB NEWS on September 23, 2011.

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 numerous reasons why some lands within the agricultural
reserve are not suitable for farming. We are convinced that the Agricultural Land
Commission (ALC) has done a good job of identifying the extremely small amount of
land in B.C. that is appropriate to place into a reserve for agriculture only. And, with
respect to Vancouver Island, any land that is not suited to farming is in all likelihood
better for growing timber — in the truest sense of the term, the highest and best use of land
on our Island.

Further, we understand the Regional District of Nanaimo has embraced an Agricultural
Advisory Committee. The advisory committee and RDN Planning Department have
embarked on preparing an Agricultural Area Plan. We recommend that the ALC should
expect that notice of application to exclude in this regional district be submitted or

Arrowsmith Watersheds Coalition Society
Emzil: arrowsmithwater@shaw.ca
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Letter from Jungen
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Letter from Hilborn

151



152



8€074Z6

oA

1
TIO

wFaT

| W S
|
= ¥
it o
: s
H
/ .
1 ¥
<

T

SHNNEWE

o

I TTTTTILTLE

it

iad







Drainage Cost Estimate
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