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MEMORANDUM

To: Council
From: Councillor Alastair Bryson
Date:  May 28™ 2008

Re: Report from the Farm Land Economic Viability Review Committee

RECOMMENDATION:

It is recommended that Council consider the report prepared by the Farm Land Economic
Viability Committee and in the short term refer it to the OCP process and in the long
term, provide this report as the starting reference for the preparation of the Agricultural
Area Plan, once approved.

BACKGROUND:

On January 21st, 2008, Council passed the following resolutions:

WHEREAS the community of the District of Central Saanich strongly values agricultural
production on farmland within the District;

WHEREAS the District of Central Saanich has committed to support agriculture in the
District’s Official Community Plan (OCP);

WHEREAS the long term economic viability of agricultural production in the District is
adversely affected by the high capital cost of owning farmland;

THEREFORE BE IT RESOLVED that the Planning & Development Committee
recommend that an ad hoc sub-committee be appointed to review and report out policy
option recommendations which could support long term agricultural production in the
District, placing emphasis on strategies which will potentially improve the availability of
Jarmland at a cost which is economically viable for producers.

1903 moun[ %ewlon Crau /znul, Saanic/zlon, /_?C /1/8 WZAQ
Phono: (250) 652.4444 Fax: (250) 652-0135



Memo to: Council May 28th, 2008
Subject: Farm Land Economic Viability Review Committee Page 2

AND BE IT FURTHER RESOLVED that the suggested structure of the ad hoc committee
would allow for the appointment of two members of Council, a representative from the
Peninsula Agricultural Commission, and a representative from the Ministry of
Agriculture.

As one of the Council members appointed to this Committee and then chosen by the
members to Chair, I am now submitting for Council’s information the finalized report.
Two formal meetings were held on March 7™ and April 24™, 2008, respectively.

DISCUSSION:

The purpose of this report is to bring forward the attached information which includes an
introduction, the suggested recommendations and OCP policy revisions, and a tool kit of
items to be considered as input into the OCP at this juncture and ultimately to feed into
the Agricultural Area Plan once underway. The main goal of the Committee was to
create, under the auspices of updating the OCP, methods to provide a nurturing and
inclusive community environment for supporting sustainable Agriculture. There is a
role for the municipality to take in terms of advocacy around farm taxation policy, land-
use planning strategies, and alternative land ownership/farm enterprise models. There
was a consensus that the purpose of this Committee was to make recommendations for
inclusion into the OCP that would then direct the development of an Agricultural Area
Plan and possibly support the establishment of an Agricultural Advisory Committee in
order to explore and implement some of the more complex and long term solutions
identified. ‘

Special Thanks:

Preparation of this report was a significant team effort and I would like to take this
opportunity in acknowledging the special efforts of all of the members of the Committee
with specific thanks to the TLC staff for the detailed preparation of the tool kit; the
Committee members that provided extensive input both at the meetings and in review of
the draft documents; and our staff that assisted in facilitating this process and report
finalization in time for referral to the OCP update.

Respectfully submitted,
n
A{w Felv COLU- g"\fgmv
Councillor Alastair Bryson

Attachments:
* Appendix “A” — Report of the Farm Land Economic Viability
Ad Hoc Review Committee
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Farm Land Economic Viability Review Committee

May 2008

Introduction:

The Farm Land Economic Viability Review Committee would like to recognize and thank
the Ministry of Agriculture and Lands, the Agricultural Land Commission and the District
of Central Saanich for the past (and future) work that has been and will be accomplished
to sustain agriculture in Central Saanich.

In addressing agriculture, the District has an excellent Official Community Plan (OCP),
and a strong record of protecting the Agricultural Land Reserve (ALR). The District has
provided infrastructure such as piped water, district storm drainage improvements and
roads for supporting agricultural endeavours.

Council actively supports local agricultural organizations such as the Peninsula
Agricultural Commission and local farm marketing organizations. Current and on-going
review of policies such as surface and groundwater protection, bylaws encouraging
community harmony, agri-tourism, new water delivery, farm worker housing, edge
planning and farm composting all help to maintain farming. The District's commitment to

develop an Agricultural Area Plan in the newly updated draft OCP is a further and likely
significant support to agriculture.

Most of the ‘background and structural’ work for agriculture in the District appears to
have been well started.

Today's farm economics can be very difficult in the face of high land prices, and
therefore this Committee was struck to explore practical, new or innovative policies that
may help to put more land into production; policies that the Municipality could adopt
either in the revised OCP and/or the pending Agricultural Area Plan.
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Farm Land Economic Viabilitv Review Committee

Final Report and Recommendations
Executive Summary

It was the Committee’s goal to create, and establish within the mandate of the updated 2008
Official Community Plan (OCP), a methodology for Central Saanich to remain a supportive,
nurturing environment for encouraging sustainable agriculture in our community. There are roles
for the municipality to take in terms of supporting advocacy around farm taxation policy,
implementing land-use planning strategies, and undertaking research of alternative land
ownership/farm enterprise models. There was a consensus that the outcome of this Committee is
to make recommendations for inclusion into the updated OCP that includes support for the
preparation of an Agricultural Area Plan and possibly the establishment of an Agricultural
Advisory Committee for Central Saanich in order to explore and implement some of the more
complex and fonger term solutions identified.

Conclusions:

1. The first conclusion is the acknowledgement of the economic situation with respect to the
costs and viability of agricultural fand and the support for maintaining a sustainable
agricultural land base in Central Saanich. The problem of farm land value and
affordability must be addressed at both a local level and regionally. It was the mandate
of this Farm Land Economic Viability Review Committee to state and acknowledge the
present situation as the first step. What is the REAL situation for farmers in terms of
costs/land costs and profitable business? Are our farms/resources in jeopardy in Central
Saanich? Are there measures that can be taken to mitigate economic realities and to
protect a sustainable agricultural land base?

There are major factors adversely affecting the economic viability of farm operations in
Central Saanich. These include the escalating capital cost of farmland in the District.
Frequently, higher valuations are placed on the land for residential estate, recreational
and other non-farm uses than are affordable based on primary agricultural production.
The value of farmland is also increased by speculation regarding future non-farm
development.

The community has demonstrated a strong commitment to the preservation and
protection of high capability agricultural land, and an awareness of the value of local
agricultural production. This is reflected in the District's strong support of the ALR
policies, farm tax rates and bulk water rates for agricultural operations.
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The same factors that make for a good growing area for farm produce, are also
conducive and attractive as a residential settlement area—moderate climate, location to
services, transportation, employment and markets.

The Committee endorsed further review of “Made in Central Saanich” solutions:

= creation of an Agricultural Area Plan as outlined in the recommendations of the draft
updated OCP

» exploration of alternative and more innovative land ownership and long term tenure
models (leaseholds, allotments)

» possibility of establishing a regional/municipal land trust

» farm land acquisition models — by the municipality, support for private land
partnerships, conservation groups, donated land

* municipal tax incentives

* zoning amendments ~ abolishing minimum ot sizes to preclude subdivision and
speculation

= restrict size and regulate location of residences on agricultural lands

The Committee supports participation in the Farm Assessment Review Committee under

the auspices of the B.C. Assessment Authority and further recommends the following:

* provide detailed suggestions — (eg. eligible farm activities claimed as revenue)

* establish an advocacy role to support local farmers (eg. support long term ieases)

* recognize challenges and identify opportunities for new farmers trying to obtain land
and establish operation

* linking land owners who do not wish to farm with those who do but cannot afford land
ownership

The Committee identifies that organic matter recycling and soil amendments to upgrade
the soils are vital to maintain the physical farmiand viability. Inorganic fertilizers are not
as appropriate. Recommendations have been provided on the possible advocacy role
Central Saanich could play to support organic matter recycling at both the local and
regional level, notably through supportive OCP policies and incorporation of these
policies into the CRD's Regional Growth Strategy.

The Committee undertook an overview of the available legal tools of implementation —
what is practicable? Possible suggestions looked at the implementing of existing
legislation and playing an advocacy role for amending or creating enabling
regional/provincial legislation

Recommendations should be formulated on implementation of specific projects — eg.
Newman Farm Park used for community agricultural purposes in compliance with the
Master Plan.

Support for Council to play an advocacy role in terms of issues related to the “Food
Charter” which the District of Central Saanich has signed. This document and the
recognition of the recent demand for local food production (100 mile diet) far exceeding
the local supply, should be acknowledged in the updated OCP.

Policy Changes to OCP

The Committee has proposed the following policy changes for the updated 2008 OCP:
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Section #3.1.1 or 3.11

This could either be inserted at the end of 3.1 or after the 100 Mile Dietin 3.1.1
Proposed change: Insert

In 2005 Central Saanich adopted the Capital Region Food Charter. This Charter
outlines the long term vision for a sustainable and secure food system that proves
safe, sufficient, nutritious food, accessible to everyone in the Capital Region.
Central Saanich supports the Charters key principles: (1) localized food systems
contribute to the social and economic health of the community, (2) a sustainable
food system fosters resilience to global warming and supports long-term

environmental health, and (3) Adequate access to nutritious food is essential for a
healthy population.

Section # 3.2.1

Proposed change: Applications for exclusion of lands from the Agriculture
Land Reserve will not be supported by the District.

Section # 3.2.1

Insert Policy 4

Proposed change:

Over 50% of the farms in Central Saanich are under 10 acres, and while the
District endeavors to protect larger lot sizes, it fully recognizes the contribution
and viability of all sizes of farms in its jurisdiction.

Section # 3.2.2

Insert Policy 16

Proposed change: As farm classification and related tax benefits are important
incentives for farmers, the District will advocate to ensure that any changes in tax
policy or implementation of tax policy is not detrimental to the viability of farm
operations or management and stewardship practices.

Tool Kit

The attached toolkit prepared by the TLC and reviewed by the Committee, includes
suggested methods/tools that may be utilized in the continuance of supporting and
maintaining a favourable environment for the agricultural community.

Recommendation

This package of information is respectfuily submitted to Council for consideration in the
updated OCP and for forwarding to the preparation of the Agricultural Area Plan, once
approved and commenced.



Central Saanich Agriculture Tool Kit (Draft 2)

April 2008
Prepared by:
The Land Conservancy of British Columbia
For the

Farmland Economic Viability Ad Hoc Review Committee

Central Saanich Toolkit (DRAFT 2) — TLC The Land Conservancy of BC
Farm Land Economic Viability Ad Hoc Review Committee - April, 2008
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Introduction
In the Central Saanich OCP (under revision), farmers expressed concerns about the future
of farming in the region which is threatened by:
* Encroachment by non-rural uses;
» Reliance on inexpensive water;
* Farm fragmentation;
* Loss of farm infrastructure, such as chicken processing facilities;
= Trespass and vandalism, and;
*  Complaints from neighbours in Residential-Settlement areas related to noise and
odours.

Added to these concerns is the economic viability of entering a farming business,
especially with the steady increase in land prices.

The Farmland Economic Viability Ad Hoc Review Committee wishes to explore
practical, new or innovative tools that may help to put more land/keep land in agricultural
production in the District of Central Saanich. These tools could be:

*  Adopted by the District,

* Fed into the revised OCP and/or the proposed future Agricultural Area Plan

* Berecommended to other governments (Capital Regional District, Province, etc)
This Tool Kit' is designed around two themes identified by the Review Committee:

1. Creating a favourable environment for agriculture

2. Taking a lead role in encouraging and supporting agricultural production in BC

Wherever possible, examples of how these tools are applied are provided. Tools related
to subdivision regulation, edge planning, development permit areas, and agri-tourism are not
addressed in this tool kit as these subjects are well covered in Protecting the Working Landscape
of Agriculture: A Smart Growth Direction for Municipalities in BC by Deborah Curran, West

Coast Environmental Law (2005) and related resources.

' Tool Kit is supplementary to the strategies listed in “Protecting the Working Landscape of Agriculture: A Smart
Growth Direction for Municipalities in BC” by Deborah Curran, West Coast Environmental Law (2005).

Central Saanich Toolkit (DRAFT 2) — TLC The Land Conservancy of BC 2
Farm Land Economic Viability Ad Hoc Review Committee - April, 2008
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The Tool Kit is divided into two sections:
1. Tools Central Saanich can implement
2. Advocacy to federal, provincial and local (e.g. regional) governments and others.
Each Tool includes information on its purpose, description, relevant legislation, and examples of
implementation. OCP Draft #1 (March 25, 2008) policies are linked to the Tools.

Although Central Saanich is considered ‘agricultural’ in nature, farming only employs
about 3% of the population. The 2008 draft OCP also notes that the contribution of agriculture to
the municipality’s economic base has declined over recent decades in comparison to other
economic activities. If Central Saanich wants to be a leading agricultural municipality in BC, it is
necessary to define the current status of agriculture in the District. Using this baseline, decisions
need to be made on what the future of agriculture in the District is to be, including actions to

achieve that future and measurable goals.

Central Saanich Toolkit (DRAFT 2) — TLC The Land Conservancy of BC 3
Farm Land Economic Viability Ad Hoc Review Committee - April, 2008


sribeiro

sribeiro


Table of Contents

INTRODUCTION. ...ciiiiiiiiniiiiiiiiiiiiienentietneectiersenensrssnesssessssesssssnns 2

PARTI:

Tools for Implementation.......cc.cieiiuiiiiiiniiiiniiiiiiiiiiiiiiiieeeecenreressenes 5
1. Permissive tax exemptions (Riparian areas)............cc.veveeneenennennennnn, 6
2. Lease municipal land for farming.............cocooiiiiiiiiiiiiiiiinneeeae, 7
3. Development policy: Agriculture to support the community.................. 8
4. Amenity charge........ocoovviiiiiiiiiii e, 8
5. Purchasing policy for re-sale items..............coeiiviiniiniinieiieieeinannnn, 9
6. Communication Strategy.........veuvviieiiniriiiiiii e eaaanans 10
7. Home plate restrictions. . ....euiueriririiiriiiii e eneinas 11
8. Alternative farm model Zoning................cooviviiiiiiiiiiieie e 12

PART II:

Advocacy to Federal, Provincial and Local Governments and Others 13
1. Resource inventory and analysiS..........couviiriiniiiinininieiiieieeneannn, 14
2. Permanent farmers market facilities in CRD.............ccovivveninininenannnn, 14
3. Agriculture SUPPOIT X . c.uevneenieiiieiieit et 15
4. Tax exemption for ecologically sensitive areas.............ocovevenenenenennnnn. 15
5. Payment for ecological goods and Services............oovvvvevienininneannaniin, 16
6. Community micro-1oan program...........co.vviiiuieiiininieeeieeseeieennnn, 17
7. Farm tax status for land under community processing facilities............... 17
8. New farms incubator Program.............euveiiriiniiniiiiiiiiiieeeeeneena, 18
9. Affirmative agricultural COVENants.............c..ooviiiieviieiiiieeieeanannns 19
10. BC farmland trust........cooiiiiii e, 19
11, Agriculture reIOn. ... vuueuiiniieiti e, 20

Central Saanich Toolkit (DRAFT 2) — TLC The Land Conservancy of BC
Farm Land Economic Viability Ad Hoc Review Committee - April, 2008


sribeiro


