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Making a difference...togather PPS/RP 2011-23

REPORT TO THE
PLANNING, TRANSPORTATION AND PROTECTIVE SERVICES COMMITTEE
MEETING OF WEDNESDAY, NOVEMBER 23, 2011

SUBJECT AGRICULTURAL LAND RESERVE APPLICATION FOR INCLUSION OF LOTS 1
AND 2, SECTION 30, OTTER DISTRICT, PLAN 13987

PURPOSE

The purpose of this report is to consider the application to include Lots 1 and 2, Section 30,
Otter District, Plan 13987 in the Agricultural Land Reserve (ALR).

BACKGROUND

An application has been received requesting that Lots 1 and 2, Section 30, Otter District, Plan
13987 located at 2322 Kemp Lake Road and totalling 11.4 ha be included in the ALR. In
response, Capital Regional District (CRD) Community Planning staff has prepared a report to
the Land Use Committee (LLUC) and the matter has also been considered by the Juan de Fuca
(JdF) Agricultural Advisory Planning Commission. The Community Planning staff report is
attached as Appendix 1.

The applicant also owns three properties in the District of Sooke for which application has been
made to exclude lands, totalling 16.6 ha, from the ALR in favour of development in accordance
with the District of Sooke Official Community Plan (OCP) policies for the Technical Industrial
overlay affecting the largest of these properties. Mapping of the subject lands from the District
of Sooke staff report is attached as Appendix 2 for geographical reference. A referral request
regarding the exclusion of ALR lands to the CRD has not been made as an OCP amendment
was not initiated due to the Technical Industrial overlay area designation affecting the subject
lands,

The applicant is attempting to achieve a land swap for the Agricultural Land Commission’s
(ALC) consideration. Prior attempts to exclude the subject lands in Sooke have not been
successful.  The applicant hopes for more favourable consideration by arranging for an
exchange of ALR lands, albeit in two different local jurisdictions and for differing land areas and
agricuitural capabitity.

These applications were considered by the District of Scoke on October 11, 2011, by the JdF
LUC on October 19, 2011 and by the JdF Agricultural Advisory Planning Commission on
November 7, 2011. The District of Sooke passed a resolution in support of the staff
recommendation to forward the application for exclusion to the ALR with a request that it be
considered in conjunction with the application for inclusion of the Otter Point fands. The LUC
passed a resolution in support of the staff recommendation to refer the inclusion proposal {o a
number of public agencies, including the CRD Planning, Transportation and Protective Services
Committee and the full CRD Board. The JdF Agricultural Advisory Planning Commission
passed a motion in support of the ALR inclusion of the Otter Point lands, but expressed some
concern regarding the effect of the agricultural buffer on adjacent properties.

As the Community Planning staff report indicates, Section 17 of the Agricultural Land
Commission Act establishes requirements for applications for inclusion of land in the ALR,
individuals make application to include {and in the ALR through the local government pursuant
to Section 34 of the Act. A local government recommendation regarding the inciusion
application is not required however, as the application to include land in the ALR would lead to a
future amendment to the RGS and OCP if approved, staff recommended that the application be
referred to the CRD Planning, Transportation and Protective Services Committee and full CRD
Board for review.
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ALTERNATIVES

1. Respond to the referral by the Community Planning office regarding the application to
include Lots 1 and 2, Section 30, Otter District, Plan 13987 in the Agricultural Land Reserve,
that the proposal is in keeping with the over-arching policies of the Regional Growth
Strategy pertaining to the long-term use of such lands as renewable resource working
landscapes and that mapping amendments required to support the inclusion be made
through the Regional Growth Strategy Review process, should the application to the
Agricultural Land Commission be given favourable consideration.

2. Respond to the referral by the Community Planning office regarding the application to
include Lots 1 and 2, Section 30, Otter District, Plan 13987 in the Agricultural Land Reserve,
that the proposal is not supported at this time, for the reasons that said proposat is not
currently addressed by the Regional Growth Strategy.

GROWTH STRATEGY IMPLICATIONS

Regional Growth Strategy Requirements: For the JdF Electoral Area, Section 865(1) of the
Local Government Act applies regarding matters of consistency. All bylaws and all services of a
regional district must be consistent with a board-adopted RGS.

Regional Context Statement (RCS) Requirements: A RCS forms part of a municipal OCP
and addresses how local planning and land use policy will work towards the goals and
objectives established in the RGS to achieve consistency over time.

Regional Growth Strategy Consistency Considerations:

As the Community Planning staff report indicates, the properties subject to the inclusion
application are designated as Rural/Rural Residential Policy Area in the RGS. Lands within the
ALR are identified as Renewable Resource Land Policy Area and are to be retained for the
long-term as renewable resource working landscapes. If the inclusion is approved by the ALC,
staff notes that the zoning, OCP designation and RGS designation should ultimately reflect the
change in land use status to ensure consistency between these bylaws.

As indicated in the staff reports for the Sandown Raceway application in North Saanich
(PPS/RP 2011-13 and PPS/RP 2011-22), the RGS is silent on the prospect of inclusion or
exclusion of lands from the Renewable Resource Lands designation. Moreover, the notion of a
land swap is not addressed in the RGS. However, the RGS defines the Renewable Resource
Policy Area designation to include: “lands within the Agricultural Land Reserve (ALR)...” and
the decision to accept the inclusion proposail rests with the ALC. Should the ALC accept the
inclusion, it follows that the local planning documents and the RGS should be amended
accordingly.

Regional Contexti Statement Consistency Considerations:

The Regional Context Statement (RCS) for the District of Sooke does not specifically address
the potential for a land exchange in the ALR. As the Sooke District staff report indicates, a
portion of the largest property (1841 Brooks) has an OCP General Classification of “Technical
Industrial”.  Action 4.5.4 of the OCP indicates that properties identified by the Technical
Industrial overlay will be the subject of negotiation with the ALC for exclusion from the ALR due
primarily to their limited agricultural capability. The same action indicates that land with farming
potential should be included in the ALR, in order to maintain a net zero loss of ALR land.
District staff suggests that the action item does not specify the iocation of the lands eligible for
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inclusion. In this case, the lands reside in the JdF Electoral Area. Although it is unorthodox for
an OCP to apply policy affecting lands outside its jurisdiction, the other consideration is that the
decision-making body (ALC) is not bound by municipal boundaries.

As previously noted, the RGS does not anticipate the notion of swapping ALR lands and this is
a matter that should be addressed during the RGS review process. The notion of a land swap
is better than an outright exclusion, however, as with the North Saanich proposal, a new policy
framework in the RGS should include criteria that provides for exchange of an equivalent area,
in an appropriate location and with suitable agricultural potential. Such criteria will address, for
example, the ability to exchange lands anywhere within the CRD. Explicit reference to ALR land
exchange should also be addressed in municipal RCSs.

Technical mapping changes required to facilitate this exchange proposal in the RGS, i.e. the
removal of the subject lands in Sooke from the Renewable Resource designation on Map 3 and
the addition of the Otter Point lands, can be addressed through the RGS review.

FINANCIAL IMPLICATIONS

N/A
CONCLUSION

A full debate on the renewable resource policy area affected by this proposal will occur as part
of the RGS review. This proposal helps to identify a gap in current regional policy; the new
framework needs to provide flexibility for local circumstances or conditions without undermining
regional planning principles. Planning staff recommend that the proposal be supported and that
enabling policies and mapping be reconciled through the RGS review process.

RECOMMENDATION

That the Planning, Transportation and Protective Services committee:

1. Respond to the referral by the Community Planning office regarding the application to
include Lots 1 and 2, Section 30, Otter District, Plan 13987 in the Agricultural Land Reserve,
that the proposal is in keeping with the over-arching policies of the Regional Growth
Strategy pertaining to the long-term use of such lands as renewable resource working
fandscapes and that mapping amendments required to support the inclusion be made
through the Regional Growth Strategy Review process, should the application to the
Agricultural Land Commission be given favourable consideration,

isek-Evans, MCIP Robert La
Senior Manager, Regional & Strategic Planning  Gener

anaget, Planning & B “étt}ve Services

LA
Kelly Daniets
Chief Administrative Officer
Concurrence

Appendices: 2
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REPORT TO JUAN DE FUCA LAND USE COMMITTEE
MEETING OF TUESDAY, OCTOBER 18, 2011

SUBJECT AGRICULTURAL LAND RESERVE APPLICATION FOR INCLUSION OF LOTS 1 AND 2,
SECTION 30, OTTER DISTRICT, PLAN 13987 {(ALR-01-11 - Shaw)

PURPOSE

The purpose of this report is to consider the application to include Lots 1 and 2, Section 30, Otter District, Plan
13987 in the Agriculiural Land Reserve (ALR).

BACKGROUND

The applicant is requesting that Lots 1 and 2, Section 30, Otter District, Plan 13987 located at 2322 Kemp Lake
Road be inciuded in the ALR (Appendix 1). The subject properties are currently zened Rural Residential 3
(RR-3) in the Sooke Land Use Bylaw No. 2040 and are designated Settlement Area in the Otter Point Official
Community Plan {OCP) Bylaw No. 3354. Lot 1 is approximately 6.4ha and has an existing dwelling and
several agricultural buildings which predate CRD Building Inspection records. Lot 2 is approximately 5.3ha and
is currently vacant. Both lots have fargely been cleared for pasture with vegetation remaining in the western
portion. There is a pond on Lot 1 with an outflow draining westward into King Creek. The two propetties are
currently under production for beef and hay and the land is assessed as a farm by BC Assessment Authority
(BCAA). An Agricuitural Capability Assessment was conducted by Madrone Environmenial Services Ltd. on

September 7, 2011 (Appendix 2).

The applicant owns three properties within the District of Sooke comprising 18.66ha that are within the ALR
and has made application to exclude those lands in exchange for including the two Otter Point properties in the
ALR. The District of Scoke will be considering the application for exclusion on October 11, 2011,

ALTERNATIVES

1. Proceed with referral of the application to the Otter Point Advisory Planning Commission, Agricultural
Advisory Planning Commission, CRD Planning, Transportation and Protective Services Commitiee and

full CRD Board for comment.
2. Recommend denial of the application to the ALC and do not proceed with referral,

3. Refer the application back to staff for more information.
LEGISLATIVE IMPLICATIONS

Section 17 of the Agricultural Land Commission Act (the 'Act) establishes requirements for applications for
inclusion of land in the ALR. Individuals make application to include land in the ALR through the local
government pursuant to Section 34 of the Act.

Part 9 of the Agricultural Land Resetve Use, Subdivision and Procedure Regulation (the ‘Regulation’) outlines
owner application requirements for including land in the ALR. Section 28 of the Agricultural Land Reserve Use,
Subdivision and Procedure Regulation requires local governments to submit the application to the ALC within
60 days: however, iocal government can hold a public information meeting pursuant to Section 27 of the
Regulation, in which case the applicatiors shall be submitted to the ALC within 90 days. The ALC does not
require a recommendation from local governments regarding applications to include land in the ALR.

PUBLIC CONSULTATION IMPLICATIONS

Owner applicants are not required to provide any public notice regarding application to include property in the
ALR. As Section 28 of the Regulation requires local governments to receive inclusion applications and submit
them to ALC, this allows local government an opportunity to make comment and provide a recommendation on
the proposal. Local governments may also decide to hold a public information meeting on the application
oursuant to Section 27 of the Regulation.

The Juan de Fuca Electoral Area Development Procedures Bylaw No. 3110 does not specify any public
consultation requirements for ALR applications. As a courtesy, a notice of intent cutlining the inclusion request
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will be sent to property owners within 500m of the subject properties. Any responses received from the public
witl be presented at the October 18, 2011 Land Use Committee meeting.

The Advisory Planning Commissions were established to make recommendations to the Land Use Committee
on land use planning matters referred to them relating to Part 26 of the Local Government Act, therefore, the
proposal may be referred to the Otter Point Advisory Planning Commission (APC) and Agricultural Advisory
Planning Commission (AAPC). Should the Land Use Committee refer the inclusion application to the AAPC
and/or Otter Point APC for comment, a notice will be sent to property owners within 500m of the subject
properties advising them of the meeting and a notice wilt be placed in the local newspaper informing the public
of the meeting agenda.

REGIONAL GROWTH STRATEGY, OFFICIAL COMMUNITY PLAN AND ZONING IMPLICATIONS

The CRD Regicnal Growth Strategy (RGS) Bylaw No. 2952 identifies the subject properties as Rural/Rural
Residential Policy Area. Lands within the ALR are identified as Renewable Resource Land Policy Area and
are to be retained for the long-term as renewable resource working landscapes. Should the ALC approve the
inclusion, the zoning, OCP designation and RGS designation should ultimately reflect the change in land use
status to ensure the consistency between these bylaws. As the proposal requires an amendment to the OCP,
which was previously approved hy the CRD Board for consistency with the RGS, proposals to amend OCPs for
the JDF electoral area should be reviewed by the Board for consistency prior to the introduction of the
amending bylaw.

The Otter Point OCP Bylaw No. 3354 designates the land as Settlement Area and while this designation
supports non-ALR agricultural activities, lands within the ALR are designated as Agricultural Land Areas to
specifically identify policies that are consistent with the ALC Act and Regufation. Pursuant to Section
919.1(1)(c) of the Local Government Act (LGA), Bylaw No. 3354 establishes development permit areas for the
protection of farming. These areas are situated immediately adjacent to designated ALR areas and extend
15m from the ALR boundary in order to ensure adjacent land uses do not interfere with farm operations and to
mitigate potential conflicts between adjacent uses. Shouid the properties be included in the ALR, the Otter
Point OCP will be amended to re-designate the iand and re-align Development Permit Area No. 4. Protection of
Farming. The expansion of the Protection of Farming Development Permit Area may have implications for
adjacent property owners which could be identified through the referral to the APC and notice of the meeting to
adjacent properiy owners.

The property is currently zoned RR-3 in the Sooke Land Use Bylaw No. 2040, While the RR-3 zone does
permit agriculture as a principal use, other permitted uses would be inconsistent with the ALC Act and
Regulation. The properties would require re-zoning to the Agricultural (AG) zone which reflects permitted uses
on ALR lands.

PLANNING ANALYSIS

The applicant has applied to include two properties in Otter Point in the ALR as compensation for exciuding
three properties from the ALR in the District of Sooke. The Sboke Official Community Plan (OCP) designates
fhe three properties as Agricultural; however, the land is also identified in the Plan as a potential location for a
future technical industrial park. The Sooke OCP indicates that to compensate for lands being removed from
ALR, land with farming potential should be included into the ALR by maintaining a net zero loss of agricultural
land. The policy does not specify the location of the lands eligible for inclusion. In this case, the lands
proposed to be included into the ALR are within the CRD's jurisdiction in the Juan de Fuca Electoral Area
approximately 5 kilometres westward of those proposed for exclusion.

Previous attempts have been made to exclude the three parcels in the District of Sooke from the ALR but were
rejected by the ALC based on the land having prime capability for agriculture and absence of community need.
A solls report was conducted In 2006 assessing the soil on these parcels as Classes 3 and 4 for agricultural
capability and improvable to Classes 1 and 2,

The report prepared by Madrone Environmental Services Lid. assessing the Otter Point properties descrives
the Jand as southeast facing with gradual siopes of 5-20%. Madrone uses the Land Capability for Agriculture in
BC assessment method which classifies seven classes of mineral and organic soils. The majority of the
property has been improved for agriculture and is rated Class 2 with a small area on the west side rated Class
3 due to topographical limitations, As the soil has been improved and the land is currently under agricultural
production, there may be merit in including the land in the ALR.
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The 2007 Otter Point OCP identifies approximately 307ha (768.7 acres) of Agricuitural Land Reserve land
within the Plan area, comprising % of Otter Point. A 0.4ha parcel in Otter Point was exciuded from the ALR in

2008 and no inclusichs have cccurred,

Should the ALC approve the inclusion, the zoning, OCP designation and RGS designation should ultimately
reflect the change in tand use status to ensure the consistency between these bylaws. The parcels are
currently within the Rural/Rural Residential policy area of the RGS, the Settlement Area of the QCP and are
zoned RR-3. Whie agricultural activites are permitted under these designations, there are specific
designations for ALR lands in the RGS. As the application to include land in the ALR would lead to a future
amendment to the RGS and OCP if approved, staff recommends that the application be referred to the CRD
Planning, Transportation and Protective Services Committee and full CRD Board for review.

Further, the Otter Point OCP establishes a 15m Development Permit Area around ALR lands to protect them
from development. This buffer ensures that "adjacent fand uses do not interfere with the functioning of normal
farm operations and will help mitigate potential conflicts between adfacent uses. Retaining the viahility of thess
lands for agriculture is important in terms of providing focal food security and economic diversity but also in
terms of preserving valuable rural landscapes for the community.” Adjacent land uses should therefore be
reviewed when considering a re-designation of the land and development permit areas. The gxpansion of the
Farmland Protection Development Permit area may have implications for adjacent property owners which could
be identified through the referral to the APC and notice of the meeting to adjacent property owners.

Staff recommends the inclusion application be referred to the Agricuitural Advisory Planning Commission, the
Otter Point Advisory Planning Commission, the CRD Planning, Transportation and Protective Services
Committee and fuli CRD Board for consideration. Referral comments would be reviewed by the Land Use
Committee and forwarded to the CRD Board for final recommendation to the ALC within the 80 day application
review perlod as established by the Regulation.

CONCLUSION

The applicant is requesting to include two properties in Otter Point in the ALR in exchange for excluding land in
the District of Sooke, as required in the Sooke OCP, The subject properties are currently under agricuitural
producticn for hay and beef and are assessed as farm class by BCAA. A soil assessment was conducted by
Madrone Environmental Services Ltd. classifying the soil as Class 2 and 3. Should the land be recommended
for inclusion into the ALR, amendments to the RGS, OCP and zoning bylaw will uitimately be required to

ensure consistency.
RECOMMENDATION

That the proposal to include Lots 1 and 2, Secticn 30, Otter District, Plan 13987 in the Agricuttural Land
Reserve be referred to the Otter Point Advisory Pianning Commission and the Agrictdtural Advisory Planning
Commission, District of Sooke, Scoke School District, Ministry of Transportation and Infrastructure, the CRD
Planning, Transportation and Protective Services Committee and fuif CRD Board.

o Toytoc (2000

Emma Taylor, MA JuneKlassen, MCIP
Planner Madager, Local Area Planning

Robert Lapham
General Manager, Planning and Protective Services

Appendices:
1, Location
2. Madrone Environmental Services Ltd. Report
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Appendix 1. Location
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Appendix 2! Madrone Envirenmental Services Lid. Report
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AGRICULTURAL CAPABILITY ASSESSMENT

Keomp Lake Road
Lots 1 and 2, Section 30, Otter PL 13987
Sooke, BC

1 Introduction

Madrone Envirommental Services Ltd (Madrone) was vetuined to conduct au agricaltoral
capability assessment for tivo properties located in Soake, BC (Table 1), The nssessiment will
formn part ol an Agri‘cuhm’ai Land Reserve (ALR) inclusion a;splimt-iun to the ﬁ.‘gric:u!tunl
Land Commission {ALCY This veport and accompanying maps provides an hiventory of the
vails and Land Capability for Agricutture (LCA) ratings for the properties,

Tabie 1: Propsriy Information

L] iion 5
Lot 1, Section 30, (ter PL 13487 2322 Xorap Lake Road O0A-456-301 81ha
Lot 2, Section 30, Otter PL 13087 Karnp Lako Reod O04-456-927 53 ha
2 Methods
2.1 Flald Roconnaissance and Soll Survey

I made observations abont overall site characteristics during the Held reconnaissance, inclading
detailed observations sbout topograply, aspect, and reg_lonul id Josal drainage gonditions,

I surveyed the soils at the site to Level 1 intensity in order to np the sofls at 1:5000 map scule
(MSWG, 1981). Generally, a level 1 SUIVey yoquires one soil profile deseriptiou per hectare.
Uocated soff test pligte best desaibe the vatabillty of soils twoaghot the wssessiment area,

DEESHN Py DrAR MADRGNG CHVIGONMENTIAL SERVIGES 1D



Staff Report fo LUC,
ALR-01-11-Page 7

2.2

31

3.2

October 18, 2011

1'9) SHAW FAGE 2
AGHICHLFURAL CABADHIEY ASSESSMLENT SEPIEMEER ¢ 2011

while respeciing the solf survey intensity requlrements, 1 made additional observations sbond
soil on road and ditch cots.

[ deseribed exdh seil hovizon in termg of coavse fragiment cantentby vohane, soil texture,
rolentr, thickness, form and evidence of reducing conditions, 1 noted addidonal features of
interest and took photograpls of the soil profiles. by BC, soil profilesare described Fallowing
the methodology in Describing Ecosystems ju the Fleld (BC MELT and MOF, 1998),

¥ classificd the seils accovding to the Canadian System of Soil Classifieation ariteria sud then 1
correlated site soils to the soils descvibed i the Solls of Seuthern Vancouver Istand Soil Survey
(Jungen, 1985). I prepaved sofl maps for the assessment area, based on the resubts of the seil
survey and the coryelation.

Land Capabllity for Agricutture Assessment Methods

E determined the LCA vatings for each soil, dependent ugion sioil and site conditions, necording
to apegilie ¢riteria presented in Land Capability Classiflcarion for Agrioultare in Brluish
Columbia (Kenk, 1983}, The vatings describe the general suitability of the laud for agricultiwe
ay seven classes for wineral sofl snd seven chagses for erganic soil, Agricullux‘al c:npab’iiity
lasses ave modified into subelasses when lmitations to agriculture exist, There are twelbve
subclasses for mineral soils and nine-subelasses for organic soile. .r\ppemlix A deseribes the
LCA yating classes and subglunves in more delatl,

Site Description

The site is logated 4. § ki west of Sooke, BC. The site is Jocated on generally south and
southeast facing, volling slopes above the Juan de Fuca Strait. The glevation of the property is
vanges from 30 to 7010 ASY. and it is 800w north of the ocean,

Zounlng and Land Uses

The property is zoried Rurat Residestiol 3 (RR-3) acsording to the Bylaw 2040, Sooke Land
Use Bylaw, 1992 and it fs outside the ALR,

Both properties e wped ae 3 eatile fom, A soaltherd grazes on the fovested aven on the west
pavt of the farne. A lny ficld vopuplesthe zeitral part of the fens, ancl 4y the Javgeat component
of the favm, Farm bulldings Include a hay b, s eattle bar, corrals, various tool ad
aquipment shady, a2 house, 2 gm'cien, and a ywd.

Climate

The nearest Envivonment, Canada weather station to the slts I ab Vietovis Muavine,
approxiing tely 3.6 K east ot an elovation of 31 m above mean sea level, Records for this

DOSA R 1) Gsy MADRUNT P RYIHONARIAL SEEVIN0S 1D
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station are available fov the 30-yesr period from 1971 to 2000. Mean amual precpltaiion nt
the station was 1236 mun and the daily averags temperature was 9.1°C, The el number of
degres days above 5°C (growing degyee days) wos 1655 (Fnvironment Canada, 2011).

The Chimate Capaliility Map for Agyiculture map shows the assesstent avea as Class 34 (3G)
(Coligado, 1980). Clasy 3 clinate capabilition have a LBO to 118 day frost-free purind and
elimate morture delivit of 116 to 190 cm. Aridity Bmitations (A) indicate drought orwidity
betwesr: May 1 and September 30 veswithig In ieoisture deficts whicli are livdiing Lo plant
growth and con be inproved with tnigation. Insufficient heat units (G) Juring the growing
season ave uptconsidered improvable,

Landscape and Topography

The propesty is Jocted on a hll tht overlooks Juan e Faea Steadt 1o the southeast. e
topagraphy ou the hill is valling, with slopes ranging from 5 to 20%, Topography west of the
property is vontrolied by sandstone bedvo el onterops. Adjucont properties have similay
topography.

Existlng Solis Maps

Ixisting £:20000 soib survey maps indicate thatproperty is composed of three seil polygons
(Figure § i Appondix C). Esch polygon is composed of two soil associations (Jungen, 1986).
Dashyvood and Sh;awulg.m soils compilse e madn assockations, Minor ocowrrences of
Fleetwond and Tohnie soils scowr on the northwestern inge of the property and Quinsam,
Robarizon seils and rock outcrops ave cornmon in the-soutlowast comer, Thess maps form the
basis from wldd | eonducted a more dewiled soll survey.

Dasliwood soils, cassified as Duvic Flumo-Ferrie Podzols, develop on fluvdal o ghactofhevial
pavent warerials, They are coavse-texiured anel vouumnonly have 40 to 50% coarse flagsment
content. The strongly cemented duric hwrizons iy uswally found deeper-flan 75 an. These soils
are well-drained.

Shavenlgan soils ave Duric Dystiic Branisols that develop on deep gravelly glactal till. These
coarse-tentoved solls genemiiylmve 20 4o 50% conise fl'agtm:ut: conrenlt and are woell-draived.
"The cemented duvic horizos ocours between 70 ind 100 cm deep.

Flestwoed aails ave Duric Hire Fonie Podzals that develop from giadni‘iﬂl depostts. They
<iffer frony the other sofleou the sie becanse they are moderately well to fuapurfectly drained.

‘Tolmie rofls are poorly drnined Crthic Hanie C:le}'mle that develop from sandy depaosits that

overly deep silt or clay mavine deposits, Rediertson soily, classtfied ay Orthic Hune-ferrie
Podzals, develop from glacist 1l and colhwial sedinrents. They are well to rapidly diained and

POnHiig 1 (248 YAHVONE ¢ MYIROMNMENTAD SLOVIGIS 11
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have up to 35% coarse fragments. Quinsans soils ave well-dramed Duric Hume-Fervie Podzols
with 30 to 50% coarse fragments.

Land Capabliity for Agriculture Assessment

1 conduwtad o dotailed Investigation of the mils on the prepevty on Augest 30, 2011, Tmade
observations about site conditions and descrtbed the sobly exposed b fve-soil test pits and
atong an exposed transect adjacent ta @ vecently cleaned ditels. [ excavated sofl pits by hand,
with depthe ranging from 41 to 61 om.

At each abservation point, I described the soil profile and wiade ohservations of tapugraplyy,
rail distarbancs, Jand-use, parent mxtirlal and vegetation. Tlook photograplis at of ench soil
profile and of the landscape at eacl observation point, Appendix B contins soll profile
deseriptions, photagraphs and site photogiaphs.

Solls

Tn contrast to fre 1:20000 scale overviesy imapping, [ found tint all soiis on the property
corvalated best well to the Shawnigan association and Orthie Dystilc Brumisols: Ledid not find
dtde lorlzous in the shallow pity, uost Hkely becaase the property Lias been hinproved to
promote ngﬁmlhu".\i uges. It 3 possible that cemented hovizons acaur at depthe greater than
my pits.

The zctls developed Fom 3 sandy loaru to sandy textured glcial i, with bard consistence,
Cownrse ﬁugmmt content ranged from 5 to 10%, with an avexage size greatar than 2.5 cnr.
They are well-dilned.

Land Capablfity for Agricuiture Ratings

1 determined the Land Capabilicy for Agriculuire yatings, based on the soil propurties
describiesd in the test pits. The property is composed of four apricatinral eapability polygons, w
shown on Figure 2 in Appendix €. The swea weed for hay felds, 4. T ba, isvated Class 2 withip
soflanotstre deficit wd wpographic lnnitatlons (.o., Cliss ZAT). A sl avea (3.8 Iiayonhe
west side s ated Class 3 with topographic Eimbations, 3 soil woistine deficit and stoniness
Jimitations. The rewninder of the property, 3.5 B, i roted Class 2 withiy soil moisture deficit
and srontness and wpographic limdtativs.

Sorae Hmitations can be tmproved. Soil molsture deficits con b dproved wi th i gatian,
Stoniness dimiations can be lmprm'ud 1}11'fmgh rack picking. 1t is diffferdt to finprove
topographic lndtationy withont significant changes (o the Tandscape. Lhave fincluded hsproved
LCA watings for tlie propesty in Talle 1.

BOGSBI 1 Ul FAADM ML VViRORALET AL S0 G 5
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Tabie 2: LCA Ratings
r Glasys 2APT Claag 2PT
2 1.5 Clags 20PT Class 2PT o
3 aB Class 3TAP . _‘(‘Jlaa& am
4 4.3 Glase 2AT Class 2T

Recomntendations and Conclusions

'The prapasal is to add two lots (Lot 1 and 2, 2322 Kemp Lake Road, Sonke, BC) to the ALR.

The 114 Ta sha s cnrently belag farened, 1 rated the agriculivral expabiilivy er o-mix ol Glass 2
and Closs 3 lands, with a soil molsture deficit, snd topographic and stoniness limfadons. Class.
2 and ¥ lands ave suited for agriculiure. The hnproved ratings are s similav inix of Class 2 and

3 lands with topographle and stoniness lbnitetions.

Soils on the site correlate to the Shawnigan Assovtatlon, These soils are Qrthic Dystrde
Rrunisals, with sandy Joam to sandy textures and coarse fragment contents ranglog from § to
10%. Typical Shawnigen soils have groater coarse fragment contents than I described In the
Reld. These soilx have been improved by rock-picking and bind clearing wark. Tlwese solly are
stited 10 soil-based agricubiure.

i believe that this property should be added to the ALR.

At s

CEEBI, Y
b

Prepared by Reviewed by:

£ 5 9 "

I 7 it ]

o T his Lapdiod, 7ot S i(gJirr I frhc a{[itirzl
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$7 fatdatly 3 &W(;M&Uﬂh‘l”.
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ab / Agrologist / Geosclentisl
MADRONE ENVIRONMENTAL SERVICES LTD.
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Limitations and Use of Report

The avarivations contoined it (hiis Teport vre buseed on profassional fudgnient, caleulations, and exparfonce,

Thap ava inherently imprecise. Soil, ayringitural and drafuage conditions other thes those indtcared vhove
aap wdat on thie site, If auch condittons are chservad, Sladrone should be eontacted so thatihis report aap
be reviesred and emended acoerdingly.

Tha reconmmundations contoined in thiy vaport partain enly o the site condittons obrurvud by Madzons ui

the time of the nspection. This repurt wis prepared constdering elfcumstances applying specificuliy to the

elient. Tt i dntanded only for tnterned use by the cliont for the purposes for which ft was commissionad ard
for s by govermment agencits vegulating the speciflo aetivities ta which it pertaing, It iz not, roosonable
for ather partias to rely on the observatlons or eauclusions coniingd hereiis.
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Land Capability for Agrlcuiture Overview

Land Capability lor Agriculture (LCA) i BC s a hassification system that growps apatoalasd
Jand inte classes that reflect potential and limitations to agricultwre. The clases ave
differeutiated based on sofl propertics md elimate conditions. The system considers the range
of possible crops and the type ad intensity of inanagenent praciices vequived o matnlain sait
vesonrzes bt it does pot consider suliability of lad for spevitic arops, wop provuctivity;
specific management inpute ox the feasibility of implementing mprovementy.

There ave twa Jand eapability hievarchies, one lop apneral soifs mid one for organie soils. Each
leranehy groups the Tand) into sevarclasses that deseribe the range ofsuited cvops and
vequired punagement inputs. The vange of suited erops decreases from Class 1 to Class 7
and/ov the management inpats iwrease from Class | to Class 7, Por exaaple, Chiss 1 lands
can support the broadest range of eraps with winimal nrsaggaient units,

Lands in Classes 1 ta 4 ave considered capable ol sustained agxicultural praduction of common
crops. Class § lands ave considercd goud for peraanial forage ov spuc:ially-mlap!ud-mro;m. Class
6 lands ave poed for graving lives tock anet Glass 7 lande are not constdered eapable of
SUPPOTEE aprlend trral productiors.

LCA Classes are subdivided into sibclises based on the degres and kind of fmitation to
agriculture. Subclasses indisate the type and intensity of management input requived to
nalntain sustained atgriculhn‘al productionand sp:‘.cif}- the limitation. For example, lands rated
Class 7W have an excess wates Himitation that can e im pmvcd by imanaging watey on the site,
Most lnds ave »ated for wsinproved and insproved conditions, Undmproved vatings e
calculied based on site conditions at the e of the assessmaents, withoiit fryipation. Past
improvengents are agsessed ag pat of the unimproved rating. Forested lands.are assussed
asswning they are cleared. Improved rtings ae assigned assuming that existing Hmitations
Bave buen aleviatesd, Gunevally, improvament practices taken into account ave drainage,
irrigation, diking, stone vexnoval, salinity alleviation, subsolling, intenstve fertilization and
ac!ding sei] amendinents.

BIERRS R I W MADRONS ENVIRGNMNTAL SERVIGES LD
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LCA Classes

PYET @

IR R T L S S

ne o vory wlight
{imitations that restrict
agricultural use

lavel or naarly lavel

doep S0iis are well to impbuactly drelned and hold moisture well
managed and croppad easily

productive

winor linvitations thet
FOHIUING ORI
managoment or slightly
toutrict the renga of
Grops, or bath

redire minor coninuous managamant

have fower crop Yiolds o support a slightly smallar range of ¢rops
that Class 1 lands

doeop 30y hat hold toisture well
wansged and croppad easily

irsitasions that require
wiecdorataly inlensivo
managamwint prtions
or wigdeately sestiot
1w range OF crops, Or
hots

mora sevare fmitations than Cinss 2 land

managemont proctives more difficult to apply and mainlain
limitaions may,

o pastrict ehoion of suitabla crons

o wifact tining and ecse of tifng, planting or harvasting
o offeet methods of soif ctngorvation

firmdtztions thet require
special mapagemant
prootions or sevorely
rautrict the ranga of
crops, of both

piay b suitable for only a faw crops o may have fow yield ora high
risk of crap fallure

50l conditiony arn such that apeelal dovelopment and
manggemannt conditions are ragquired

Hrnjgztions may:

o affect thiming and eass of tillng, planting or ervesting
o sffect methids of sail onsstvalion

[ 5,3

fimitAtigns e rostoict
capabliity 1 progeing
porennlot foregs crops
or gthar spotially
adapted crops (e.4
gronberrios)

can be cultivaled, provided Intansive Inanapoment is employed ¢r
orop Is edaptad 10 pasticutur conditions of the fand

cuiltivatad crops may U grown whare advase climate is the moin
lirnitation. crop faifure can bo expected undar average conditions

not arable, but capabie
of produging native
and/or gncultivated
parsnnis] forage cropy

provides sustalned natural grazing for domestic ivestock
not srable in present aondition
Jimitations Inclhoe sevare almale, unsuitabio tenam or pour solt

difficuit (o improve, although draining, dykisg and/or lirigation can
ramove soms lmitations

1

ng capabitity fox arable
cultura or sustained
natural grazing

all lands not InCinss 1w 6
inefudas roekland, nor-soil argos, small watar-boding

GOSE s Ty neag
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LCA Subclasses for Mineral Soil

PAGT 10

NIRRT IEE I H A M

LCA Chsses, except Class 1 which has 1o limitations, can be divided tnto subclasses:depending
upon the Lype and depgroe of Hinitalion to agricultural wse. There ave twelve LOA subclaszes to
describe mineral seils. Mineral sofls contain less than 179 organie-carbon; except for an

organic awface Tayer (SCWG, 1998).

Safl eolsture
datisioncy

usad where crops sre adversely affected by
drougininess, either through insufficient
pracipitation or low water holding eapacity of the
aail

irrigation

Advare G
climate

usad on a subregional or local hasls, from climata
maps, ta indicate thormal Hmitations induding
Krobzitg Tosurticlont host units-anc/or edtgme
wintor tomporatures

n/a

Undasimbite D

usad for 30ils that ave difficuil to 1, requiring

wiediorution of s0it

frozen) loyar

30il structure spolal mansgement for seedbod preporstion and | teature, deop ploughing

and/or low wolis with tafllcability problems or blading to-broak up

paviouspass includes soits with insuflicient samtion, siow root restiiclions
parviousness OF have 4 root restriction not causad samipnted oRzons
by besdrool, paratrost of a 1yl watartabile cannot e lmproved

Ergsion E includes solks on which post damegde from orosion n/a
liresits grosion (.8 guliies, tost productivity)

Fartility ¥ Iirnited by lack of avatiable nutrisnty, low cation canstant and carafill
oxchanga capacity or nuttient holding ability, high or 1 useof fertifizers and/or
{ow pH, high eimpunt of carbonates, prosonse of othar soit amendments
toxic elemonts or high Gxatlon o plant nutrients

Inundation H incluias soils whate 1000ing damagss Crops or dikdny
rastricts agricuiktal vse

Salinily M inchudos soiis advarely affectéd by solublo salts apadific 10 afte and soil
that restilct crop growth or the range of Grops contigons

Stoniness p apics 10 S0is willy sufficient coame fragmonts, rotnove cobbfes and
0.5 i dhamotor of farger, 10 signiticantly hindar stones
tittogia, planting and/or hurvesting

napthrte solid | R Lsed for solls i which bedrock noar tho surface n/a

batttook restricta rooting depth and tillsga andlorthe

anl/or RIOSUNGO Of FOGH QA Lerops reatrinty agrfoulittal uae

1ockiness

Topography T applios 10 solls whote topography fimits agricultasl | nfa
use, by 3lopo stoopress and/or complosity

Excoss Watar w applies to sols for whick sxeess free waior IMits ditching, dling.
ggricuttutal use drainting

Patiinfuost Z applias 10 =0lls that have a cryie {permansntly va

MRS B
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LCA Subclasses for Organic Soll

Ouganite solls e vompused of vrganiy wiaterials aucl as pear and ave gencyally satavated with
water (SCWG, 1998), Subclasses lor organie solls are Based on the type and deprew of
Honitation For agricaltoal wise anprganic soil exbibits, Theve are three subelasses specific o
vrgante soils. Cliaate {C), fertility (F), inndatios: {1), salinity (N}, excess swater (W) and
permafrost {Z) fnitations for orpanit soil ave the sare asdefined fov minal soil.

Wood intha profite B - apmsto urgam mbmat hiava wogd within - removal
tha prolila

Lopth of organio H ncludes organic aoils where the preaense of na

woil aver bedrock bettrock near the surface restricts rooting

and/or nockiness dapth ordralnage and/or the presance of rock
outerops restricts spriculturisl use

{ingreo of L applisato ovganic solks that are suscoptibla to | va

dagomposition o organic rattier drocemponition throwgh

permgabllity dralnagn

DOBRIER LY GG FBADIGNL DNVGRLSENTAL SERVICES LY
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2
Soli Proflle Descriptions and Photographs
Sooke-01 ~ Soll Profile Desoilption
Hovizon  Deptifom) Dekstiition
A 0- 20 Vory datk grayist rown (LOYR 372 o, sandy o Wioany, 109% cosrsedragmeants: bt
ghnaistoncy, aluadam, Jng 10018,
Bf 20 - 30 Firown (LOVR5/2 ), fosry; B ocarse fagnants; vory Rard eonaisisncs; faw, fine soome,
Ay 30 - AB+ Dk brownddOVR 4/%m), sandy [at; 6% charso fragmbist; hoed sonsistence.

Comments: creif of a gently volling hill, up to 10% slopes witlisouth to southeast sspect.

DESH VL G MATRONL UNYIRCHIAINIAL SOAYIGEE LD



Staff Report to LUC, October 18, 2011
ALR-01-11 — Page 19

iy BHIAM PAi 14

AGHIGULTURAL CADAHIEITY ARNCSSEIERTY NEDG RN 4, v

(5% 557 Profile Deseription

o

Heilzonr  Uuplh fons) basoripthan
Ahn 0- 15 Vory tads grayish Jnown (JOYR 372 ns), sandy (am 0% coarse liagments; hasd consisionto!

alundunt, ling and few, Loa3e 1001,
[ark yelovast brown JLOYITA/4 i, s 5% coneso fragiints; vary haud copsistansa fow,

13 15 . b
GOASD 1005,
13y 9D - Adr  Durk yoliowish browe {10YEA/4 0, sand; % eearso Iengomens sEghsly lind consintonde,
Cemmands:

& fE:il“i‘"':}i"-éf;_\:{g‘gy?gg:ﬂupa position of the B with south to southeast aspedt.

& Sm:cmd—gs:m\*ila‘fm‘csi mg‘zlatimrhis&*f;c«'%“m‘ vatfle et

DOSSIER £1.0790 MADNDNL CHVIRGRIATNTAL SCAVISES Y0
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Suoka-08 - Yol Profile Desoription
Wortoone ey {usy Dssnripiion

Al -7 Praek yaliowish bidwn CLOYR 324 m), Sendyicant; 5% coantefragmenty hard congistancs;
ahundarnt, fins and few, LoATE 101G,

It T - 24 Uaglc gravish roswn {10V 472 1), sandy Tosm toicam; 5% noarsa fragmontay, shighily hund
consistance; fow, fng oot

1D 24 o AL+ Drown (TEVRE73 m), aondy feare 10 Inom; 10% coorss-frgdnents; herd sonplsioncs: fow, fine

T

Coumnenls;

% Midalops posltion on 15-20% slopus

& Gmall bedrock outerops in srea

DESITH 13,0298 RADROND ENVIRGREAENTAL SEAVISEY LI
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Sooke-04 - Soli Profile Doscription
Hofzon  Depthiom) Dosoription

Ap 0. 18 Vary dark grayish brown {LOYR 3/2 rr); foam, 103 cosrae fragmets; abio sonsistencs;
abundant, fing end few, noarse rpots.

a1 18 . 4f Beown (10YR 4/3 m), aaned (o sandy foany, 5% coatie fradmants: stightly hand consistence; faw,
fine LS.

B2 45 - 33 Yellowish brown (10YR B/4 miaund te sandy loam; 5% coarsa Tragmunts; hurd consiytonce,
Inahmions of hard matorial.

3 55« 81+ Light browdish gray (A0YR 6/2 m), sand; B% coarse fragruents; vary hard consistonae.

Comuments;

¢ Midalope position, § to 10% slapes, south to southeast aspect.
& South end of diteh eat, veyresentative of modal soll conditions alony cut,

v Soils have been hnproved by voelepicking,

OUASER 110249 MADRGNE ENVIRUNMENIAL SYRVICES 81D
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Sooke-05 — Sofl Profile Deacription
Hortzon  Despthfom) Tragarlptioh

Ap ¢ - 32 Yoy dJark brown (10YR 242 ), sand; 2% coarso fragraants; siightly frd pongisiengs;
abundant, fing ool ganulorauucture,
Bf A . 4%+ Darkyaflowish trown {10YR3/8 m), sand; 10% coarse fradiments: sighitly hanf tosoft

consistency; messive, oso strouturs.

FRGURE 4; SHAWNIGAN 3011

Conaments;
s Midslope position, § 1o 10% slupes, south to southesst aspect.

@ Soutliside of hay feld.

& Solls Tave been Pnproved by sock-picking,

DN T QRALN MADHONE PNVIRUNMENIA SORVICES Ly
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FIGURE S EXAMBLE CRAREA

NVIRGHAEATAL EERVIGLS ET
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