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REGIONAL DISTRICT OF NANAIMO 

MINUTES OF THE AGRICULTURAL ADVISORY COMMITTEE MEETING 

 
Friday, December 7, 2018 

2:00 P.M. 
Board Chambers 

 
In Attendance: Director M. Young Chair 

Director S. McLean Electoral Area H 
Director J. Turley City of Nanaimo 
J. Thony Regional Agricultural Organization 
M. Ryn Regional Agricultural Organization 
K. Reid Shellfish Aquaculture Organization 
G. Laird Representative District 68 
R. Thompson Representative District 69 
C. Watson Representative District 69 

   
Also in Attendance: Director B. Rogers Electoral Area E 

  
P. Thompson Mgr. Current Planning 
K. Cramer Parks Planner 
K. Hamilton Administrative Assistant, Strategic & 

Community Development  

 

CALL TO ORDER 

The Chair called the meeting to order and respectfully acknowledged the Coast Salish Nations 
on whose traditional territory the meeting took place. 

 

APPROVAL OF THE AGENDA 

It was moved and seconded that the agenda be approved as presented. 

CARRIED UNANIMOUSLY 
 

ADOPTION OF MINUTES 

Agricultural Advisory Committee Meeting - September 21, 2018 

It was moved and seconded that the minutes of the Agricultural Advisory Committee meeting 
held September 21, 2018, be adopted. 

CARRIED UNANIMOUSLY 
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REPORTS 

Request for Comment on Non-Farm Use in the Agricultural Reserve Application No. 
PL2018-155 - 3734 Jingle Pot Road, Electoral Area C 

This land was donated to the RDN by Anders & Dorrit Olesen as a gift.  Kelsey Cramer spoke to 
the Committee about the intent of the use of the property and the direction of the 
previous owner’s wishes that the land remains an informal park. The proposed improvements 
are for parking and a small gathering area.   

It was moved and seconded that no comment be provided on Non-Farm Use in the Agricultural 
Land Reserve Application No. PL2018-155 - 3734 Jingle Pot Road, Electoral Area C.  

Opposed (2) J. Thony and M. Ryn 

CARRIED 
 

Request for Comment on Non-Farm Use in the Agricultural Reserve Application No. 
PL2018-146 - 3106 Northwest Bay Road, Electoral Area E 

Will Gemmell, applicant, spoke on the farm use and proposed agricultural development. 

It was moved and seconded that the application for Non-farm Use in the Agricultural Land 
Reserve Application No. PL2018-146 – 3106 Northwest Bay Road, Electoral Area E, be 
forwarded to the Agricultural Land Commission with a recommendation to approve. 

Opposed (2) C. Watson and R. Thompson    

CARRIED 

Non-Farm Use in the Agricultural Reserve Application No. PL2018-144 - 1330 and 1410 
Hodges Road, Electoral Area G 

It was moved and seconded that the application for Non-Farm Use in the Agricultural Land 
Reserve Application No. PL2018-144 - 1330 and 1410 Hodges Road, Electoral G, be forwarded 
to the Agricultural Land Commission with a recommendation to approve. 

CARRIED UNANIMOUSLY 
 

Agricultural Land Commission Final Decisions Chart 

Staff provided an update on the status of ALC decisions since the last meeting on September 
21, 2018. 

NEW BUSINESS 

Gathering For Events Brochure Update 

It was moved and seconded that the Committee recommend that Regional District of Nanaimo 
staff and Directors look into Special Events permits for smaller events than 500 people that 
would apply to gathering for events in the Agricultural Land Reserve.  

Opposed (1): K. Reid 

CARRIED 
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ADJOURNMENT 

It was moved and seconded that the meeting be adjourned.  

TIME ADJOURNED: 4:24 PM 

CARRIED UNANIMOUSLY 
 

 
 

________________________________ 

CHAIR 
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STAFF REPORT 

 
TO: Agricultural Advisory Committee DATE: February 28, 2019 
    
FROM: Angela Buick FILE: PL2019-007 
 Planner   
    
SUBJECT: Request for Comment on Subdivision in the Agricultural Reserve  

Application No. PL2019-007 
2452 Hemer Road – Electoral Area A 
Section 14, Range 2, Cedar District, Except the Westerly 60 acres Thereof, 
and Except Parcel B (DD 6974N) of Said Section  

 

SUMMARY 

This is an application for subdivision in the Agricultural Land Reserve (ALR) to allow a two lot 
subdivision on a 14 hectare parcel located in Electoral Area A. Should the Agricultural Advisory 
Committee (AAC) wish to provide comments to the Provincial Agricultural Land Commission 
(ALC), it may do so by considering the adoption of a motion. Any comments provided by the 
Committee will be provided to the ALC, along with a copy of this report to assist the ALC in 
making a decision on this application. 

BACKGROUND 

The Regional District of Nanaimo (RDN) has received an application for subdivision in the ALR 
from Rhonda Kulai the property owner, on behalf of additional family members on title. The 
subject property is legally described as Section 14, Range 2, Cedar District, Except the 
Westerly 60 acres Thereof, and Except Parcel B (DD 6974N) of Said Section. The civic address 
is 1813 Rugg Road and 2452 and 2448 Hemer Road. The subject property is approximately 14 
hectares in area and is located entirely within the ALR. The parcel is bound by Rugg Road and 
Agriculture 1 (AG1) zoned lots within the ALR to the north, Hemer Road and Residential 2 
(RS2) zoned lots to the west, Crown land (Hemer Provincial Park) to the south and Holden 
Corso Lake and a large Agriculture 1 (AG1) zoned lot, half within the ALR, to the east. 

The property is bisected by the Morden Colliery Regional Trail. This multi-use trail currently 
connects Hemer Provincial Park and Cedar Road with future plans to connect to Morden 
Colliery Historic Provincial Park. The property currently contains two dwelling units, barn, shop 
and accessory buildings (see Attachments 1 and 2 for Subject Property Map and Aerial Photo). 
The property is also bisected by Holden Lake as wetlands at the north end of the lake extend 
past the north boundary of the subject property. 

The property owners applied for a non-farm use to permit the construction of a second dwelling 
unit (log cabin) in 2009. In addition to the non-farm use, the applicants also requested to 
subdivide the subject property in the same application. The ALC resolution (# I050/2009) dated 
October 15, 2009 approved the second dwelling but did not approve the subdivision. 
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The property owners applied again for subdivision in the ALR in 2011. This proposal was to 
separate the lot into two parts separated by the Morden Colliery Provincial Trail. The ALC 
resolution (#127/2012) dated April 3, 2012 refused the application. 

A copy of the applicant’s submission package is included as Attachment 10. Personal 
Information is redacted in accordance with the Freedom of Information and Protection of Privacy 
Act. 

Agricultural Advisory Committee members were provided an opportunity to attend the site on 
February 6, 2019. 

REGIONAL GROWTH STRATEGY 

The subject property is currently designated ‘Resource Lands and Open Space’ pursuant to the 
“Regional District of Nanaimo Regional Growth Strategy Bylaw No. 1615, 2011” (RGS). The 
policies of this designation do 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 RGS encourages the provincial government to protect 
and preserve the agricultural land base through the ALR (see Attachments 8 and 9). 

A copy of the applicant’s submission package is included in Attachment 10. 

OFFICIAL COMMUNITY PLAN 

The subject property is currently designated as ‘Agricultural’ pursuant to the “Regional District of 
Nanaimo Electoral Area ‘A’ Official Community Plan Bylaw No. 1620, 2011” (see Attachment 6). 
The policies of this designation do not support subdivision of land within the ALR which does not 
result in a net benefit to agricultural production as determined by a qualified professional. In 
addition, the ‘Agricultural’ designation supports a minimum parcel size of 8.0 hectares for lands 
within the ALR. 

The parcel is also designated within the Eagle and Heron Nesting Trees and Freshwater and 
Fish Habitat Protection Development Permit Areas. A development permit may be required prior 
to any subdivision or alteration of the land. 

Amendments to “Regional District of Nanaimo Electoral Area ‘A’ Official Community Plan Bylaw 
No. 1620, 2011” are not required. 

ZONING 

The parcel is currently zoned Agriculture 1 (AG1), Subdivision District ‘D’, pursuant to “Regional 
District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987” (Bylaw 500) The AG1 
Zone permits Farm Use, Agriculture, Residential Use, home based business, Secondary Suite, 
Temporary Sawmill, Agricultural Education and Research, Agri-tourism Accommodation, 
Production of Biological Integrated Pest Management Products, Gathering for an Event and 
allows 2 dwelling units on parcels greater than 2.0 ha in area.  

6



Report to Agricultural Advisory Committee – February 28, 2019  
Agricultural Land Reserve Application No. PL2019-007 

Page 3 

 

The applicants propose to create two fee simple lots. The lots are proposed to be separated by 
the natural boundary of the Morden Colliery Regional Trail into approximately one 8.0 hectare 
Lot and one 6.8 hectare lot. (See Attachment 3 – Proposed Plan of Subdivision). 

 

Amendments to Bylaw 500 would not be required.  

BOARD POLICY AND AAC PROCEDURE 

Regional District of Nanaimo “Board Policy B1.8: Review of ALR Applications” (Board Policy 
B1.8) 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. Board Policy B1.8 also 
includes a standing Board resolution for subdivision of lands within the ALR which reads as 
follows:  

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

In accordance with the AAC Terms of Reference, the role of the AAC members is to provide 
local perspective and expertise to advise the 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 input, comment on ALR applications may be guided 
by Board approved policies such as the RDN AAC, the Board Strategic Plan, the RGS and the 
applicable OCP along with the relevant land use bylaws. Members of the AAC 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 from the AAC is consensus based, through Committee adoption 
of a motion. If an AAC member has comments regarding an application being submitted to the 
ALC, the appropriate time to provide those comments is in the Committee meeting, during 
discussion on the application, and prior to the Committee’s adoption of its motion. Only motions 
approved by the Committee will be forwarded to the ALC for its consideration. Comments from 
individual AAC members will not be included in the staff 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. As per Board Policy B1.8 any 
comment from the AAC is provided in addition to the applicable standing Board resolution and 
Electoral Area Director’s comment (if provided). The ALC is the authority for decisions on 
matters related to the ALR and will consider comments in making its decision on an application. 
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ELECTORAL AREA DIRECTOR COMMENT 

As per Board Policy B1.8, all applications under the Agriculture Land Commission Act for 
exclusion, subdivision, or non-farm use of ALR land are to be forwarded to the applicable 
subject property’s electoral area director, for comment.  

With respect to this application, Electoral Area A, Director Keith Wilson has provided the 
following comments: 

As the Regional District of Nanaimo Director for Area A, I support this application to the ALC 
as it is apparent that the regional trail bisecting this property (and not allowing travel over it 
from one parcel to the other) as well as the geography of the property make it such that the 
agricultural potential for the land is not lessened by the proposed separation into two lots. In 
fact, it makes agricultural pursuits on either lot more attractive if the parcels are separated 
as access, proximity to farm buildings and difference in topography may become less of a 
factor on each lot. 

Comments of Electoral Area ‘A’ Director Keith Wilson will be provided to the ALC, as included 
with this report.  

 

Angela Buick 
abuick@rdn.bc.ca 
February 20, 2019 

 

Reviewed by: 

 P. Thompson, Manager, Current Planning 

 G. Garbutt, General Manager, Strategic & Community Development 

 P. Carlyle, Chief Administrative Officer 

 

Attachments 

1. Subject Property Map 
2. 2016 Aerial Photo  
3. Proposed Plan of Subdivision 
4. Existing Zoning  
5. Bylaw 500, Schedule ‘4B’ Subdivision Districts – Minimum Parcel Size 
6. Official Community Plan Land Use Designation 
7. Regional Growth Strategy - Land Use Designation 
8. Regional Growth Strategy - Goal 7 - Enhance Economic Resiliency – 

Agriculture 
9. Regional Growth Strategy - Goal 8 – Food Security  
10. Applicant’s Submission 
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Attachment 1 
Subject Property Map 
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Attachment 2 
2016 Aerial Photo 
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Attachment 3 
Proposed Plan of Subdivision 
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Attachment 4 
Existing Zoning 

(Page 1 of 3) 
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Attachment 4 
Existing Zoning 

(Page 2 of 3) 
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Attachment 4 

Existing Zoning 
(Page 3 of 3) 
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Attachment 5 
Bylaw 500, Schedule ‘4B’ Subdivision Districts – Minimum Parcel Size 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 1 of 6) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 2 of 6) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 3 of 6) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 4 of 6) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 5 of 6) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 6 of 6) 
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Attachment 7 
Regional Growth Strategy Land Use Designation 

Resource Lands and Open Space 

The Resource Lands and Open Space land use designation includes: 

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

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

This designation includes: 

 Land in the Agriculture Land Reserve; 

 Crown land; 

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

 Recognized ecologically sensitive conservation areas; 

 Provincial parks; 

 Regional parks; 

 Large community parks; 

 Cemeteries; 

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

 Destination Resorts; and  

 Golf courses. 

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

No new parcels that are smaller than the size supported by the official community 
plan in effect at the date of the adoption of this Regional Growth Strategy may be 
created on land in this designation. 
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Attachment 8 
Regional Growth Strategy Goal 7 – Enhance Economic Resiliency - Agriculture 

 

Agriculture 

7.14 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; 

 Support the preparation of a study of agriculture in the region for the 
purpose of identifying the issues and needs (both immediate and future) 
of the agricultural sector; 

 Encourage and support value-added agricultural industries; and 

 Enhance opportunities for agricultural activity on lands not in the ALR. 
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Attachment 9 
Regional Growth Strategy Goal 8 – Food Security 

(Page 1 of 3) 

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

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

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

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

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

The ‘5 A’s’ of food 
security: 

 Available – sufficient 
 supply 

 Accessible – efficient 
 distribution 

 Adequate – 
nutritionally  adequate 
and safe 

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

 Agency – tools are in 
 place to improve food 
 security  

 (J. Oswald, 2009) 
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Attachment 9 
Regional Growth Strategy Goal 8 – Food Security 

(Page 2 of 3) 

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

The 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; 

 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.  
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Attachment 9 
Regional Growth Strategy Goal 8 – Food Security 

(Page 2 of 3) 

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

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

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

 Reducing impediments to agricultural processing and related land uses; 

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

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

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

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

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

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

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

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

8.14 Support the production, processing, distribution and sale of locally grown 
produce (including shellfish). 
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Attachment 10 
Applicant’s Submission 
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 Rhonda KulaiApplicant:

1.  

1.  

Provincial Agricultural Land Commission -
Applicant Submission

 58437Application ID:
 Under LG ReviewApplication Status:

 Rhonda Kulai Applicant:
 Nanaimo Regional DistrictLocal Government:

 01/01/2019Local Government Date of Receipt:
 This application has not been submitted to ALC yet. ALC Date of Receipt:

 Subdivision Proposal Type:
 The purpose of the division, is to develop the land on the Hemer rd side. This property hasProposal:

been in the Taylor family for 4 generations, that being said 2 separate families live on each side. On the
hemer side are my son's that have inherited the land from there father, who passed 4 yrs ago. They are still
young men and it is my hope and desire to help them develop the land, to sustain them for the future. As
well to be able to put a small home there myself. They have been raised there most of there lives, and
have no desire to leave. 

That being said, the rugg rd side is family as well. The boys Uncle and Aunt who live there are at
retirement age and are happy just to be there. So if any improvements are going to be made to the land,
borrowing money from a financial institution has to be agreed upon by all owners. 

Which if the hemer side to develop the property, it will need to be cleared and prepped which will take
money. The boys are financially unable to meet this goal, without borrowing money. 
It is our desire on both sides to keep the land in the family, but as family grows it will be more and more
difficult to make it work, as they will want to leave there side of the land to their children and so on. We
only want it in half at the obvious division. There is no intention for the land to be sold on either side. The
land is currently divided by a legal clause.

 Mailing Address:

Canada
 Primary Phone:

Parcel Information

Parcel(s) Under Application

 Fee Simple Ownership Type:
 004-946-855Parcel Identifier:

 Section 14, Range 2, Cedar District, Except the Westerly 60 Acres Thereof,Legal Description:
and Except Parcel B (DD 6974N) of Said Section

 14 ha Parcel Area:
 Civic Address:

 12/19/2016Date of Purchase:
 No Farm Classification:

Owners
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 Rhonda KulaiApplicant:

1.  

1.   Rhonda Kulai Name:
 Address:

 Phone:

Current Use of Parcels Under Application

1. Quantify and describe in detail all agriculture that currently takes place on the parcel(s).
no agricultural farm use

2. Quantify and describe in detail all agricultural improvements made to the parcel(s).
no agricultural improvements

3. Quantify and describe all non-agricultural uses that currently take place on the parcel(s).
no non-agricultural activity

Adjacent Land Uses

North

 Agricultural/Farm Land Use Type:
 farm land (hay)Specify Activity:

East

 Recreational Land Use Type:
 Park land (lake)Specify Activity:

South

 Recreational Land Use Type:
 Park landSpecify Activity:

West

 Residential Land Use Type:
 single family dwellingsSpecify Activity:

Proposal

1. Enter the total number of lots proposed for your property.
 ha8
 ha6

2. What is the purpose of the proposal?
The purpose of the division, is to develop the land on the Hemer rd side. This property has been in the
Taylor family for 4 generations, that being said 2 separate families live on each side. On the hemer side
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 Rhonda KulaiApplicant:

are my son's that have inherited the land from there father, who passed 4 yrs ago. They are still young
men and it is my hope and desire to help them develop the land, to sustain them for the future. As well to
be able to put a small home there myself. They have been raised there most of there lives, and have no
desire to leave. 

That being said, the rugg rd side is family as well. The boys Uncle and Aunt who live there are at
retirement age and are happy just to be there. So if any improvements are going to be made to the land,
borrowing money from a financial institution has to be agreed upon by all owners. 

Which if the hemer side to develop the property, it will need to be cleared and prepped which will take
money. The boys are financially unable to meet this goal, without borrowing money. 
It is our desire on both sides to keep the land in the family, but as family grows it will be more and more
difficult to make it work, as they will want to leave there side of the land to their children and so on. We
only want it in half at the obvious division. There is no intention for the land to be sold on either side. The
land is currently divided by a legal clause.

3. Why do you believe this parcel is suitable for subdivision?
The land is suitable for subdivision as there is a public trail that runs through the property, which used to
be a railroad many years ago. This is a natural division as it divides the property approximately in half.
The land on the 
rugg rd side has been mostly taken over by the lake and swamp area. It cannot be accessed from one side
to another without going onto public roads or the neighbouring property. As well the parks do not want
the trail crossed (attached letter from the parks board)

4. Does the proposal support agriculture in the short or long term? Please explain.
the subdivision will support agriculture in the long term as it will take time and money to prep the land

5. Are you applying for subdivision pursuant to the ALC Homesite Severance Policy? If yes, please
submit proof of property ownership prior to December 21, 1972 and proof of continued occupancy
in the "Upload Attachments" section.
No

Applicant Attachments

Proposal Sketch - 58437
Site Photo - other title page
Professional Report - agent authority
Professional Report - agent authority
Site Photo - map division
Site Photo - map lake/swamp
Site Photo - lake, swamp south facing nw
Site Photo - lake swamp
Site Photo - lake swamp
Professional Report - parks board
Site Photo - trail pic
Site Photo - trail pic
Site Photo - future non agriculture site facing N
Site Photo - future agri site W facing E
Site Photo - future home site for mom
Site Photo - future agri site
Site Photo - future agri site N facing S
Site Photo - map of site proposals
Certificate of Title - 004-946-855
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 Rhonda KulaiApplicant:

ALC Attachments

None. 

Decisions

None.
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STAFF REPORT

 
TO: Agricultural Advisory Committee DATE: February 28, 2019 
    
FROM: Stephen Boogaards FILE: PL2019-009 
 Planner   
    
SUBJECT: Request for Comment on Subdivision and Non-Farm Use in the Agricultural 

Land Reserve  
Application No. PL2019-009 
Doumont Road – Electoral Area C 
Lot 5, District Lot 35, Wellington District, Plan 3225 Except That Part in Plan 
44451  

 

SUMMARY 

This is an application for subdivision and non-farm use in the Agricultural Land Reserve (ALR) 
to allow a second dwelling unit and subdivision of the dwellings into strata lots.  The property is 
approximately 3.2 hectares and is located in Electoral Area C. Should the Agricultural Advisory 
Committee (AAC) wish to provide comments to the Provincial Agricultural Land Commission 
(ALC), it may do so by considering the adoption of a motion. Any comments provided by the 
Committee will be provided to the ALC, along with a copy of this report to assist the ALC in 
making a decision on this application. 

BACKGROUND 

The Regional District of Nanaimo (RDN) has received an application for subdivision and non-
farm use in the ALR from Glencar Consultants Inc. on behalf of Stephen Wilson. The subject 
property is located on Doumont Road and is legally described as Lot 5, District Lot 35, 
Wellington District, Plan 3225 Except That Part in Plan 44451. The subject property is 
approximately 3.2 hectares in area and is located entirely within the ALR. The property is 
located between Doumont Road and Brannen Lake and is currently vacant (see Attachments 1 
and 2 for Subject Property Map and 2016 Aerial Photo).  

The proposal is to construct two dwellings on the property and register each dwelling as a strata 
lot. Under Section 241 of the Strata Property Act, if a strata plan includes buildings that were not 
previously occupied, the plan may be registered with the Land Title and Survey Authority 
provided a BC land surveyor certifies that the buildings have not been previously occupied.  The 
applicant’s proposed site plan is a sketch which shows the two conceptual building strata lots. It 
is noted that given the presence of two registered statutory right-of-ways that do not allow the 
construction of a dwelling, the property could not be subdivided as outlined in this sketch and a 
strata lot configuration would have to be formalized subsequent to review and approval by the 
ALC. (see Attachment 3 for Proposed Site Plan).   
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A copy of the applicant’s submission package is included as Attachment 11. Personal 
information is redacted in accordance with the Freedom of Information and Protection of Privacy 
Act. 

Agricultural Advisory Committee members were provided an opportunity to attend the site on 
February 6, 2019. 

REGIONAL GROWTH STRATEGY 

The subject property is currently designated ‘Resource Land and Open Spaces’ pursuant to the 
“Regional District of Nanaimo Regional Growth Strategy Bylaw No. 1615, 2011” (RGS) (see 
Attachment 8). The RGS discourages the subdivision of agricultural lands and encourages the 
ALC to retain lands within the ALR for agricultural purposes (see Attachments 9 and 10). 

A copy of the applicant’s submission package is included in Attachment 11. 

OFFICIAL COMMUNITY PLAN 

The subject property is currently designated as ‘Rural’ pursuant to the “Regional District of 
Nanaimo East Wellington-Pleasant Valley Official Community Plan Bylaw No. 1055, 1998” (see 
Attachment 6 and 7). The Rural designation identifies that the creation of parcels having an area 
less than two hectares by way of subdivision pursuant to the Strata Property Act shall not be 
supported. The Official Community Plan also encourages that all subdivision and non-farm uses 
within the ALR be compatible with adjacent farm uses and maintain large land holdings to 
maintain the feasibility for farm use.   

The parcel is also designated within both the Hazard Lands and Freshwater and Fish Habitat 
Development Permit Areas. Both development permit areas would apply to the portion of the 
property adjacent to Brannan Lake, unless otherwise exempt.   

Amendments to “Regional District of Nanaimo East Wellington-Pleasant Valley Official 
Community Plan Bylaw No. 1055, 1998” are not required. 

ZONING 

The parcel is currently zoned Agriculture 1 (AG1), Subdivision District ‘D’, pursuant to “Regional 
District of Nanaimo Land Use and Subdivision Bylaw No. 500, 1987” (Bylaw 500) (see 
Attachments 4 and 5 for zoning regulations and minimum parcel size). The AG1 Zone permits 
farm use, residential use, as well accessory residential and farm uses.  The zoning also allows 
two dwelling units on parcels greater than 2.0 hectares in area. The size of the property is 3.2 
hectares as registered with the Land Title and Survey Authority in 1920. The applicant proposes 
to construct two dwellings units on the property and register each dwelling unit as a strata lot 
with the Land Title and Survey Authority, as shown on the Proposed Site Plan (see Attachment 
3). 

Amendments to Bylaw 500 are not required.  

BOARD POLICY AND AGRICULTURAL ADVISORY COMMITTEE PROCEDURE 

Regional District of Nanaimo “Board Policy B1.8: Review of ALR Applications” (Board Policy 
B1.8) provides an opportunity for the AAC to review and provide comments on ALR applications 
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for exclusion, subdivision and non-farm use, on lands within the ALR. Board Policy B1.8 also 
includes a standing Board resolution for subdivision and non-farm use of lands within the ALR 
which reads as follows: 

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

Policy B1.8 also states that all ALR non-farm use applications are to be forwarded to the 
Provincial Agricultural Land Commission (ALC) with no resolution of support or opposition 
from the Regional Board of Directors.  

In accordance with the AAC Terms of Reference, the role of the AAC members is to provide 
local perspective and expertise to advise the 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 input, comment on ALR applications may be guided 
by Board approved policies such as the RDN AAC, the Board Strategic Plan, the RGS and the 
applicable OCP along with the relevant land use bylaws. Members of the AAC 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 from the AAC is through Committee adoption of a motion. If an 
AAC member has comments regarding an application being submitted to the ALC, the 
appropriate time to provide those comments is in the Committee meeting, during discussion on 
the application, and prior to the Committee’s adoption of its motion. Only motions approved by 
the Committee will be forwarded to the ALC for its consideration. Comments from individual 
AAC members will not be included in the staff 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. As per Board Policy B1.8 any 
comment from the AAC is provided in addition to the applicable standing Board resolution and 
Electoral Area Director’s comment (if provided). The ALC is the authority for decisions on 
matters related to the ALR and will consider comments in making its decision on an application. 

ELECTORAL AREA DIRECTOR COMMENT 

As per Board Policy B1.8, all applications under the Agriculture Land Commission Act for 
exclusion, subdivision, or non-farm use of ALR land are to be forwarded to the applicable 
subject property’s Electoral Area Director, for comment.  

With respect to this application, Electoral Area C Director Maureen Young has no comment. 
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Stephen Boogaards 
sboogaards@rdn.bc.ca 
February 12, 2019 

 

Reviewed by: 

 P. Thompson, Manager, Current Planning 
 G. Garbutt, General Manager, Strategic & Community Development 
 P. Carlyle, Chief Administrative Officer 

 

Attachments 

1. Subject Property Map 
2. 2016 Aerial Photo  
3. Proposed Site Plan  
4. Existing Zoning  
5. Bylaw 500, Schedule ‘4B’ Subdivision Districts – Minimum Parcel Size 
6. Official Community Plan Land Use Designation 
7. Official Community Plan Agricultural Policies 
8. Regional Growth Strategy - Land Use Designation 
9. Regional Growth Strategy - Goal 7 - Enhance Economic Resiliency – 

Agriculture 
10. Regional Growth Strategy - Goal 8 – Food Security  
11. Applicant’s Submission 
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Attachment 1 
Subject Property Map 
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Attachment 2 
2016 Aerial Photo 
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Attachment 3 
Proposed Site Plan  
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Attachment 4 
Existing Zoning (Page 1 of 4)
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Attachment 4 
Existing Zoning (Page 2 of 4)
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Attachment 4 
Existing Zoning (Page 3 of 4) 
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Attachment 4 
Existing Zoning (Page 4 of 4) 
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Attachment 5 
Bylaw 500, Schedule ‘4B’ Subdivision Districts – Minimum Parcel Size 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 1 of 3) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 2 of 3) 
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Attachment 6 
Official Community Plan Land Use Designation 

(Page 3 of 3) 
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Attachment 7 
Official Community Plan Agriculture Policies 

(Page 1 of 2) 
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Attachment 7 
Official Community Plan Agriculture Policies 

(Page 2 of 2) 
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Attachment 8 
Regional Growth Strategy Land Use Designation 

Resource Lands and Open Space 

The Resource Lands and Open Space land use designation includes: 

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

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

This designation includes: 

 Land in the Agriculture Land Reserve; 

 Crown land; 

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

 Recognized ecologically sensitive conservation areas; 

 Provincial parks; 

 Regional parks; 

 Large community parks; 

 Cemeteries; 

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

 Destination Resorts; and  

 Golf courses. 

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

No new parcels that are smaller than the size supported by the official community 
plan in effect at the date of the adoption of this Regional Growth Strategy may be 
created on land in this designation. 
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Attachment 9 
Regional Growth Strategy Goal 7 – Enhance Economic Resiliency - Agriculture 

Agriculture 

7.14 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; 

 Support the preparation of a study of agriculture in the region for the 
purpose of identifying the issues and needs (both immediate and future) 
of the agricultural sector; 

 Encourage and support value-added agricultural industries; and 

 Enhance opportunities for agricultural activity on lands not in the ALR. 
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Attachment 10 
Regional Growth Strategy Goal 8 – Food Security 

(Page 1 of 3) 

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

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

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

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

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

  

The ‘5 A’s’ of food 
security: 

 Available – sufficient 
 supply 

 Accessible – efficient 
 distribution 

 Adequate – 
nutritionally  adequate 
and safe 

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

 Agency – tools are in 
 place to improve food 
 security  
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Attachment 10 
Regional Growth Strategy Goal 8 – Food Security 

(Page 2 of 3) 

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

The 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; 

 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.
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Attachment 10 
Regional Growth Strategy Goal 8 – Food Security 

(Page 3 of 3) 

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

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

 Reducing impediments to agricultural processing and related land uses; 

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

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

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

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

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

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

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

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

8.14 Support the production, processing, distribution and sale of locally grown 
produce (including shellfish). 
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Application No Application Type
Property Legal/Civic 

Address
Electoral Area

AAC 

Recommendation
ALC File No ALC Decision

PL2014-005
ALC Inclusion / 

Exclusion
0848214 BC Ltd H None provided 53673 Approved

PL2014-010 Subdivision
2455 Holden Corso Road 

& 1617 Rugg Road
A Approval 53680 Refused

PL2014-013 Subdivision
531, 533, 539 Parker Road 

West
G None provided 53681 Refused

PL2014-017 Subdivision 2670 McLean’s Road C Approval 54215 Refused

PL2014-027 Subdivision 2729 Parker Road E Approval 53723 Approved

PL2014-051 Subdivision
2560 Grafton Ave. & 2555 

Tintern Road
F Approval 53789 Refused

PL2015-057 Nonfarm Use 640 Grovehill Road H Approval 54288 Approved

PL2015-160 Subdivision 2116 Alberni Highway F None provided 55109 Refused

Pl2015-177 Subdivision
Part of Lot 1, Plan 2273, 

Virginia Road
F None provided 54599 Refused

PL2016-034 Subdivision 2070 Akenhead Roadd A Approval 54876 Refused

PL2016-035 Nonfarm Use

Lot 1, Plan EPP16024 & 

Lot C, Plan VIP80909, 

Hodge’s Road

G Approval 54982 Refused

PL2016-042 Nonfarm Use 2602 Holden Corso Road A Approval 55086 Denied

AAC has been providing comment on applications to the Provincial ALC in accordance with RDN Board Policy B1 since February 2014. For 

information on recent and archived ALC applications and decisions, visit the ALC webpage at 

https://www.alc.gov.bc.ca/alc/content/applications-and-decisions. The applications, AAC comment and ALC decisions are summarized in 

the following table:

ALC Application Outcomes - February 2014 to Feb 2019
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FEB 2019

Application No Application Type
Property Legal/Civic 

Address
Electoral Area

AAC 

Recommendation
ALC File No ALC Decision

PL2016-064 Nonfarm Use 2347 & 2419 Cedar Road A
Approval Area 1 Non 

Approval Area 2
55251

Approved

Area 1

11/21/2016

Refused

Area 2

11/21/2016

PL2016-096 Subdivision
Rodney Edwards & Laurie 

Kallin
C Non Approval 55410

Refused

01/30/2017

PL2016-097 Nonfarm Use

Culverden Holdings Ltd. /

Seven Springs Camp and

Retreat Centre

E Approval 55354
Refused

12/21/2016

PL2016-151 Exclusion

Mazzoni & Associates

Planning; Ezra Cook 

Holdings

Ltd. Inc. No. 458302

H Approval 55717
Cancelled

07/13/2017

PL2016-155

Non-Farm

Use

(Placement of

Fill)

Dean Kauwell, Erica 

Rudischer
C Approval 55804

Approved

05/15/2017

PL2016-158 Nonfarm Use

Clarke Gourlay, 

Morningstar

Springs Farm Ltd.

G Approval 55827
Approved

02/28/2017

PL2016-189 Exclusion
1155 Leffler Road, 

Errington B.C., V0R 1V0 
F Approval 55899

Refused 

Sept 28, 2017

PL2017-013 Non-Farm Use 3452 Jingle Pot Road C No recommendation 55883
Approved 

June 2017

PL2017-030 CANCELLED 55706 CANCELLED

PL2017-048 Non-Farm Use 1384 Tyler Road F

Defeated (motion to 

approve was 

defeated)

55659
Refused

August 2017
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FEB 2019

Application No Application Type
Property Legal/Civic 

Address
Electoral Area

AAC 

Recommendation
ALC File No ALC Decision

PL2017-030 Subdivision

2298 Northwest Bay 

Road, Nanoose Bay, BC 

V9P 9B3 

E No recommendation 56569
Refused

Oct 2017

PL2017-064 Subdivision
Yellow Point Road / 2437 

Quennell Rd
A No recommendation 56488

Refused

Feb 2018

PL2018-017 WITHDRAWN
1430 Ward Rd & 2341 

Swayne Rd
F Refuse 57233 WITHDRAWN

PL2018-024 ON HOLD 3139 Jingle Pot Rd C ON HOLD 57244 ON HOLD

PL2017-194 Placement of Fill 1115 Lefler Rd F Refuse 56987 pending

PL2018-012 Subdivision 2783 & 2789 Haslam Rd A Refuse 57224
Refused           

Sept 2018

PL2018-075 Non-Farm Use 3452 Jingle Pot Road C Approve 57605 Pending

PL2018-106 Subdivision 2298 Northwest Bay Rd E Approve 57716 Pending

PL2018-160 Non-Farm Use H 58137 On hold

PL2018-144 Non-Farm Use
1330 Hodges Road

1410 Hodges Road
G Approve 58039 Pending

PL2018-146 Non-Farm Use 3106 Northwest Bay Rd E Approve 58056 Pending

PL2018-155 Non-Farm Use
3734 Jingle Pot Rd

C
No     

recommendation
58070 Pending

PL2019-007 Non-Farm Use

2452 Hemer Road           

1813 Rugg Road                 

2448 Hemer Road

A In Feb Mtg 58437

PL2019-009 Non-Farm Use

Lot 5, District lot 35, 

Wellington District, Plan 

3225 Except That Part In 

Plan 44451

C In Feb Mtg 58367
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