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PURPOSE
The purpose of this report is to introduce a study of agricultural lands (see "Agricultural
Suitability Review for South Langford Neighbourhood Plan Area" attached) prepared by Brian
French, P. Ag, for the City of Langford, and to outline various options /strategies that Council
may wish to take with respect to agricultural lands in Langford.

BACKGROUND
In January of this year, the City of Langford contracted Brian French, P. Ag, of CF Land
Consultants to undertake a study of lands within Langford that are also within the Agricultural
Land Reserve (ALR). The intent of this study was to provide sufficient information to formulate
an agricultural management strategy, as called for in Council's policy of October 16`h, 2006 (see
below).

At the present time, there are 83 separate parcels of land representing 118 ha (292 acres) in the
ALR within the City of Langford. Of these, 28 are less than 0.8 ha (2 acres), 33 parcels are
between 0.8 ha (2 acres) and 2 ha (5 acres), 19 parcels are between 2 ha (5 acres) and 4 ha
(10 acres) and 3 parcels are between 4 ha (10 acres) and 4.8 ha (12 acres). There are no
single parcels of land in Langford that are within the ALR, and larger than 4.8 ha (12 acres).
The dominant land use is rural residential, and there are only three commercial agricultural
operations and several hobby farms.

To date , the City has received applications to exclude the following properties from the ALR.

Civic Address Proposed Re -Zonin g ALR App lication

3398 Luxton Road
_

AG1 (Agriculture 1) to BP2 ( Business
Park 2) For Exclusion

3420 Luxton Road AG1 (Agriculture 1) to BP2 ( Business
Park 2) For Exclusion

3660 Happy Valley Road N/A For Exclusion

3577 and 3579 Happy Valley Road N/A For Exclusion

The study of agricultural lands prepared by C&F Land Resource Consultants (Agricultural
Suitability Review for South Langford Neighbourhood Plan Area 2007) addresses exclusively
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those lands that are currently within the Provincial Agricultural Land Reserve (ALR). The
objectives of this study were to:

♦ Develop a reconnaissance soil survey of the ALR area;
♦ Produce a reconnaissance agricultural capability map of the ALR plan area;
♦ Carry out an agricultural suitability assessment for the ALR plan area;
♦ Assess the parcel size pattern within the plan area and suggest adjustments to

rationalize land use and improve agricultural opportunities;
♦ Consider and suggest infrastructure improvements to enhance agricultural use;
♦ Suggest possible ALR boundary adjustments consistent with the agricultural

suitability of the ALR lands and coexistence with proposed land use on the non-ALR
lands;

♦ Discuss the issues of agricultural suitability, parcelization and rationalization of the
ALR boundary with Agricultural Land Commission staff;

♦ Consider benefits to agriculture which might be offered in return for exclusion of
certain lands from the ALR and suggest a methodology for approaching the
Commission to initiate the exclusions.

COUNCIL POLICY

Council' s Agricultural Land Reserve Acquisition Fund Policy ( Policy No.: 3400-00-001) is as
follows:

1. That a new amenity fee secured at the time of all rezoning approvals in the
amount of $500 per residential unit and $500 per 3000 sq. feet of commercial floor
area, to contribute to the ALR Acquisition Fund;

2. That staff undertake an agricultural viability assessment of all ALR land within the
City of Langford using consultants as necessary;

3. That staff prepare an agricultural management strategy that would encourage
Council to acquire and manage all viable ALR land identified in the agricultural
viability assessment over time.

COMMENTS
The Agricultural Suitability Review raises several import, it points with respect to agricultural
lands within the City of Langford. These may be summarized as follows:

Edge Planning : Applications for "exclusion from the ALR should only be considered in the
context of careful edge planning and buffering to protect the present and future agricultural use
of the ALR lands. In particular, any significant increase in density on the block of small parcels
east of Happy Valley Road lying north and south of Latoria Road will need very careful design to
mitigate impacts of increase density". Council may wish to consider establishing specific design
guidelines for commercial as well as intensive and multi-family residential development to
ensure that the interface between agricultural and non-agricultural uses is designed to the
benefit of both uses . As policy, Council may wish to continue its practice of requiring nuisance
easements at the time of rezoning in favour of adjoining agricultural uses.
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The consultant also recommends that higher density, multi-family developments be allowed to
occur at the interface with agricultural lands. The form and character of this type of
development is controlled through the Development Permit process, and multi-family units
typically have smaller private/personal greenspace associated with each unit, and can therefore
be more readily accepting of the adjoining agricultural lands, as they provide a nearby open
greenspace, if only for aesthetic purposes;

Net Benefit to Agriculture : "Historically, the (Agriculture Land) Commission has considered
any exclusion of land from the ALR very seriously, and is reluctant to exclude land without a
corresponding and significant net benefit to agriculture to offset the loss of ALR lands". Council
has the opportunity to require a contributing benefit to agriculture at the time of rezoning, and
already requires a contribution to the Agriculture Land Acquisition Fund. Council may wish to
consider significantly increasing this contribution requirement for lands within the ALR, as well
as any of the following:

® Consolidation of titles - taking several small parcels of land within the ALR and
consolidating them into one larger parcel. This would be best achieved at Dewdney
Flats and along the north side of Latoria Road, east of Happy Valley Road;
Including lands with good agricultural capacity into the ALR (there would be limited
application for this option, as much of the land with good agriculture capacity is already
within the ALR);

® Significant land improvements (eg: importing organic materials or suitable clean soils,
improving drainage and irrigation works; providing farm structures and/or equipment);

® Secure tenure for farmers - moving agricultural lands from the private realm to the public
trust, and then offering those agricultural lands for agricultural purposes on a leasehold
basis would help to ensure long-term agriculture tenure on the lands;

Dedicating Agricultural Lands to the City of Langford : "ALR areas could be dedicated to
the public trust (City of Langford) and be made available to undercapitalized farmers on a lease,
or lease to purchase ha3sis' Reorganizing agricultural lands in this manner may also be viewed
by the Agriculture Land Commission as a net benefit to agriculture. Agricultural lands could be
farmed, on a leasehold basis, or developed into smaller community garden plots until interest in
commercial farming on a leasehold basis emerges.

Comprehensive Planning: "It is unlikely that the (Agriculture Land) Commission will be willing
to consider individual applications by property owners for exclusion without a strong rational for
the net effect on the ALR in the area". Council may, therefore, wish to submit a comprehensive
agriculture lands management policy to the Commission for consideration, prior to passing any
resolutions with respect to agricultural lands. Staff from the ALC have suggested that a
comprehensive policy for ALR lands would be welcome, and that the Commission would be
willing, in a sense, to "pre-approve" lands for exclusion, provided that they are part of a wider
objective secured by policy;

Suitability for Agriculture : "Poor drainage is a serious problem on the organic soils and an
important but less critical factor on the fluvial soils which have a high winter water table".
Council may wish to consider both a contribution to drainage and irrigation as a net benefit to
agriculture (as outlined above) as well as including in the South Langford Drainage Study the
need to provide drainage not only for future development, but also for future agriculture. There
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may also be a possibility to use collected rain/drain waters for irrigation purposes. A
cornerstone of any drainage strategy for South Langford should be that stormwater storage and
detention not interfere with the use of agricultural lands;

CONCLUSIONS

It is important to first note that the Agricultural Suitability Review identifies +/- 18 ha (45 acres)
of land for possible exclusion from the ALR. This represents 15% of the total area of the lands
that are within the ALR. Of these parcels (see map attached) most are below 0.8 ha (2 acres) in
area (and would therefore meet the ALC's policy for excluding small parcels). Some larger
parcels lying west of Luxton Road have been identified for possible exclusion, based on their
soil type and agricultural capacity.

Specifically, the Agricultural Suitability Review makes the draws the following conclusions, and
makes the following suggestions:

1. issues of drainage and irrigation can be resolved to help improve agricultural capacity;
2. certain agricultural lands within Langford are well suited to agricultural uses that are not

currently being explored or envisioned , as the principal land use on these lands is rural
residential . These lands could be put into production for agriculture if the tenure were to
change;

3. careful consideration will need to be given to buffering and edge planning on excluded
lands so that development on these lands does not have a negative impact on remaining
agricultural lands;

4. Single family housing has a high potential for conflict with agricultural land. Multi -family
strata title developments are often easier to buffer through common property and strata
title bylaws;

5. net benefit to agriculture will likely be a prerequisite to any successful exclusion
application;

6. consolidation of parcels within the ALR, infrastructure improvements and secure tenure
for farmers would be viewed as positive steps by the ALC;

and finally:

7. "the lands proposed for retention in the ALR have excellent potential for development of
a node of vibrant agricultural activity tailored to serving the food needs of the expanding
urban population of the Western Communities".

OPTIONS

That the Planning and Zoning Committee recommend that Council:

1. Direct staff to prepare a draft agriculture lands management policy based on the following:

a) That the lands indicated on the consultant's report as "lands to be retained in the ALR"
should be retained as agricultural lands, and that Council will seek opportunities to
obtain dedication of these lands for the purpose of protecting them as farmland
perpetually;
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b) That any consideration of applications to exclude from the ALR those lands deemed to
be unviable Agricultural land be subject to the applicant providing:

i. A viable plan to mitigate edge planning and buffering concerns between the
subject property and remaining agricultural lands;

ii. A benefit to agriculture, which may include: consolidation of other parcels of
agricultural land that lie within the "lands to be retained in the ALR", infrastructure
improvements for lands within the ALR, improving tenure for farmers and
dedicating ALR lands to the City of Langford;

iii. A summary as to how exclusion of the subject property from the ALR fits within a
comprehensive plan for agricultural lands within the City of Langford;

c) That Council take no further action at this time with respect to lands within the ALR;

Matthew Baldwin, MCIP Bob Beckett
City Planner Fire Chief

John Manson, P.Eng. Steve Ternent Rob Buchan, MCIP
City Engineer Treasurer Clerk-Administrator

:mgsb
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C&F LAND RESOURCE CONSULTANTS LTD.
4383 Happy Valley Road, Victoria, B.C. V9C 3Z3

(250)4 74-5072; fax: (250)474-5073; Email: cflrc@shaw ca

August 30, 2007

1. INTRODUCTION

1.1 Terms of Reference

We have been retained by the City of Langford to carry out an agricultural suitability review
of the lands designated as Agricultural Land Reserve (ALR) within the South Langford
Neighbourhood Plan area. The terms of reference for this review are contained in our
proposal letter dated October 27, 2006.

There are eight deliverables proposed for this review:

♦ Develop a reconnaissance soil survey of the ALR area;
♦ Produce a reconnaissance agricultural capability map of the ALR plan area;
♦ Carry out an agricultural suitability assessment for the ALR plan area;
♦ Assess the parcel size pattern within the plan area and suggest adjustments to

rationalize land use and improve agricultural opportunities;
♦ Consider and suggest infrastructure improvements to enhance agricultural use;
♦ Suggest possible ALR boundary adjustments consistent with the agricultural

suitability of the ALR lands and coexistence with proposed land use on the non-ALR
lands;

♦ Discuss the issues of agricultural suitability, parcelization and rationalization of the
ALR boundary with Agricultural Land Commission staff;

♦ Consider benefits to agriculture which might be offered in return for exclusion of
certain lands from the ALR and suggest a methodology for approaching the
Commission to initiate the exclusions,

1.2 Site Description

The South Langford Neighborhood Plan Area and proposed land use is shown on Figure
1.2(a). There are some 83 separate street addresses totaling + /-117.5 hectares in the ALR.
The parcel size ranges from 0. 1 hectare to 4.9 hectares . The ALR areas are all designated
Rural.

2. SOILS (See Figure 2)

A preliminary detailed reconnaissance soil survey was carried out at 1:10,000 scale for the
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study area . Five Soil Units were identified within the study area . The ALR lands within the
Plan area were developed from three main parent materials which were organic peat, glacio-
fluvial deposits and bedrock. Minor areas were developed from local stream deposits and
imported fill.

2.1 Soil Unit #1 - Organic Parent Material

Unit 1 was developed from organic peat built up and deposited in depressional areas within
the landscape during the post glacial period of the last 13,000 years. These deposits are found
mainly in the western portion of the Plan area and are deepest in the centre and west,
becoming thinner in the eastern extreme.

Most of this unit is undeveloped and covered in native wetland vegetation including
Hardhack, Reed Canary Grass and Willow (Salix spp.). Some of the eastern portion is in
permanent pasture use.

Unit I is typical of the Metchosin Soil Series as described in the publication "Soils of
Southeast Vancouver Island, Parksville, Qualicum Beach, Courtenay and Port Alberni Areas"
published by the Ministry of Environment (MOE) for mapping carried out in the 1980's at
1:20,000 scale. While the Langford area was not mapped, similar soil characteristics were
described in other areas and are applicable to the soil found in Langford. Metchosin soil is
described as being developed in very poorly drained depressional areas developed from well
decomposed humic parent material in the middle and bottom horizons and coarser textured
peat in the surface horizons. With adequate water table control, Metchosin soils have good
potential for a variety of crops including vegetables, forages and blueberries. Urban and
related uses are not recommended due to low bearing capacity and high water tables.

2.2 Soil Unit #2 - Outwash Parent Materials

Soil Unit 2 was developed from coarse textured outwash and occasionally local stream
deposits. Two Phases of this soil unit were identified: a well drained phase occupying
slightly higher elevations and an imperfectly to poorly drained phase in lower and
depressional landscape positions. The well drained phase was similar to the Beddis Series
identified in the MOE mapping. The imperfectly to poorly drained phase was due to a
fluctuating water table and did not have a close soil Series relative.

Beddis Series was described as being developed from rapidly drained fluvial terraces, post
glacial beaches and marine deposits . Beddis soils are stone free with loamy sand or sandy
loam surface horizons underlain by sandy subsoils. Agriculturally Beddis soils are described
as droughty, however, with irrigation and fertilization most crops can be produced.

As found on the subject area, it would be difficult to manage separately the well drained and
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poorly drained areas since there is a strong intermingling within the soil landscape. Because
the surface soil is quite uniform with little organic matter accumulation; some careful land

leveling could be employed to fill the depressional areas and create a more uniform drainage
environment. Subsurface drainage would be beneficial on all areas to control the strong water
table rise encountered on the subject area. Natural invert to local drainage ditches and
streams is unreliable in winter and independent water table control through pumping may be
necessary.

2.3 Soil Unit 3 - Bedrock

Bedrock and bedrock overlain by a shallow veneer of sandy and gravelly fluvial drift was
found on most of the area elevated above the soils of Unit l and 2. The lower reaches
sometimes had thicker coverings of parent material consistent with Unit 2 but the topography
was steeper and rooting depth was often restricted by the underlying bedrock.

2.4 Soil Unit 4 - Local Stream Deposits

Several local streams drain the near level area dominating the subject area and associated
uplands. Surface textures range from coarse sands and gravels to silty clay loam depending
on landscape position and stream activity. These areas consist of near level upper verge,
steeply sloping banks or inundated stream beds. Most of these areas would be protected by
environmental setbacks preventing development for agriculture. No attempt was made to
describe the detailed soil conditions within this unit.

2.5 Soil Unit 5 - Disturbed Soils

Significant areas had been subject to disturbance by the activities of man and which have
masked the native soil conditions. The main activity was filling with non-native soils or
wood waste. Some of this filling was in support of agricultural uses such as pot nursery stock
production or horse paddocks. Soil processing was being carried out on one property and
bulk filling on another. Soil processing and placement of fill in the ALR are non-farm uses
controlled by regulation under the Agricultural Land Commission Act. The disturbed areas
were identified by the notation "Made Land".

2.6 Transitional Soils

Soils do not normally have absolute boundaries and there are often transitional soil
conditions between larger identified soil units. Within the subject area, a transitional region
occurred between the deep organic soils of Unit 1 in the west and the coarse textured soils
of Unit 2 in the east. In this area, a shallow capping of organic soil overlays a fine textured
silty subsoil. Another transitional soil was sometimes found in low lying areas adjacent to
local streams where silts have been deposited during overbank flooding events.
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These transitional areas were not separated out at the scale of mapping intensity for the
purposes of this planning review since separate farm management would not be practical.

3. AGRICULTURAL CAPABILITY

3.1 B.C.L.I. 1:50,000 Scale Mapping See Figure 3.1)

The existing B.C. Land Inventory mapping is at 1:50,000 scale and has little relevance for
detailed land use planning purposes. Most of the ALR areas are mapped as Class 3M
improvable to Class 2M on the outwash soils and Class 03W improvable to Class 02W with
drainage on the organic soils. Also, the rating system has been updated since these soils were
classified in the 1970's.

3.2 Current Mapping at 1:10,000 Scale (See Figure 3.2)

3.2.1 Capability Unit 1

Capability Unit I occupied the large organic soil unit and had an unimproved agricultural
capability of 70% Class 05W - 30% Class 07W. With careful subsurface drainage and
improvement of surface drainage invert by improved ditching or installation of drainage
pumps, the land could be improved to Class 03W, or possibly 02W, and could support a
wide range of adapted crops including Blueberries, Cranberries, vegetables including lettuce,
Chinese greens, carrots, potatoes, celery, pumpkins, squash, corn, peas and beans. Forage
production would also be possible using lowland forage species.

3.2.2 Capability Unit 2

Capability Unit 2 was limited by low water holding capacity and a fluctuating water table.
The low lying areas were susceptible to periodic flooding during the winter months.
Separation of the well drained higher areas and the low lying poorly drained areas would be
difficult to manage and the unit was mapped as a complex. The unimproved agricultural
capability for the level areas would be 80% Class 5A - 20% Class 5AW which could be
improved with irrigation and drainage to 80% Class 3A - 20% Class 3AW and support a
wide range of crops including raspberries, strawberries, leafy and root vegetables, forage and
field crops. The areas at the toe of the bedrock slopes would have an unimproved
agricultural capability of Class 5A improvable with irrigation to Class 3AT and support a
limited range of perennial crops including raspberries, grapes and forages due to the highly
erodable sandy soils on the slopes.
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3.2.3 Capability Unit 3

Capability Unit 3 was severely limited by bedrock and/or shallow sandy soils over bedrock
and would have an unimprovable agricultural capability of Class 7R and 7RT. This unit has
no capability for agriculture.

3.2.4 Capability Unit 4

Capability Unit 4 occupied the local stream environments and would have an unimproved
agricultural capability of 40% Class 71W - 30% Class 5TI - 30% Class 4WD. No
improvement to this unit would be possible due to environmental regulations.

3.2.5 Capability Unit 5 - Disturbed Areas

The areas disturbed by filling with woodwaste had an unimproved rating of Class 7F,
severely limited by low fertility, however the land could possibly be improved by removing
the woodwaste and cultivating the underlying soil to a rating of Class 3A; that is assuming
the native soil is still intact. The areas subjected to soil storage and filling with subsoils
would be rated "A" for an Anthropogenic modified by the activity of man which would
preclude soil bound agriculture and rehabilitation would be beyond the capability under
normal farm practice. If soil has been placed without approval from the ALC, the
Commission can order removal and rehabilitation of the land.

3.2.6 Transitional Areas

The transitional areas would have capability ratings intermediate to the adjacent major soil
units. No differentiation of these areas was made for this review.

3.3 Feasibility of Improvements

Drainage of Unit I would be possible but a regional drainage strategy would be required to

provide adequate drainage invert. Because of the sensitive environmental concerns on
downstream watercourses, pumping would probably be required rather than deepening
ditches and streams. Subsurface drainage would be required to control the local water table.
Irrigation would be required for most crops in the summer. The availability of subsurface
supplies of groundwater is unknown but dugouts could provide adequate water.

Unit 2 would benefit from irrigation and drainage. Water is available in significant quantities
from the underlying shallow aquifer. Careful irrigation management would be necessary due
to the poor water holding capacity of these droughty soils. Frequent application of water
would be required for optimal crop yields, especially for sensitive crops such as vegetables
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and small fruits . Deep rooted crops could access the subsurface aquifer thereby reducing
irrigation frequency.

Drainage improvements would be difficult on the low lying areas due to the lack of adequate
natural invert in local streams and ditches during high rainfall events . Significant regional
drainage improvements would be required to provide effective drainage . Water table control
by installing small lift pumps would probably be most effective. Some land leveling could
be employed to eliminate the problematic low lying areas and allow more uniform
management.

4. AGRICULTURAL SUITABILITY

Agricultural suitability is a further interpretation to determine site specific adaptability of
specif crops or non-soil bound uses to land. It is more specific than agricultural capability
and relates soil, market and adaptive factors to the interpretation.

4.1 Capability Unit 1

Capability Unit I is largely undeveloped at present and supports native vegetation.
Considerable development effort involving clearing, cultivation, fertility amendment,
drainage and irrigation would be required to bring this unit up to an acceptable agricultural
standard. If these improvements were implemented, the land would be capable of supporting
a wide range of crops.

The current parcelization of the land in 1 to 3 hectare parcels limits the potential for
development of commercial size berry operations but could support small scale Blueberry

production, vegetables or forage for small scale livestock. Most of the parcels are
inaccessible by road although road allowances are in place . Road construction would be
expensive due to the low load bearing capacity of the organic soils.

The most suitable commercial use of the land is Blueberry production since the organic soils
are highly suited to Blueberries . Root vegetables such as carrots, beets , potatoes and stalk
blanched vegetables such as celery are highly suited to these soils. Leafy vegetables such as
lettuce, spinach and Chinese greens are very highly suited to these soils ifwell developed and
mellow. These crops are normally grown in raised beds. Cranberries are well suited to these
organic soils but require a large capital investment and are generally grown on larger
acreages to reduce the capital costs of infrastructure.

Non-soil bound agricultural uses such as dairy or beef feedlot , poultry barns or mushroom
barns are not well suited to this location due to poor soil conditions.
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4.2 Capability Unit 2

Capability Unit 2 is highly parcelized and almost all cleared and in pasture use at present.
The parcel size ranges from 0.2 hectare to 4 hectare and most parcels have dwellings. This
parcelization and development severely limits the suitability of the land for commercial
agricultural production . Some of the larger parcels have enough undisturbed land to develop
some intensive crop production in high value crops such as Raspberries , Strawberries and
vegetables but drainage infrastructure and improvements would be critical.

In the current parcel layout , parcels having 2 hectares or more of land area with Unit 2 soils
could be successfully operated as small scale commercial units growing berries or vegetables.
The Littler farm on the west side of Happy Valley Road and the Lavender farm on Happy
Valley Road are examples of viable, intensively managed small scale agricultural enterprises
producing high value crops . Crops most highly suited to the very well drained soils on Unit
2 include Raspberries , Strawberries , melons, squash , pumpkins , potatoes (especially
nuggets ), parsnips, tomatoes, cucumbers , peppers and other vegetables requiring warm soils
and early planting.

The +/-4 hectares of land lying north of Latoria Road on the gently sloping toe below the
bedrock knoll has an excellent south aspect which is highly suited to grape production. South
facing slopes are prized for grape production due to the high sunlight and heat
accumulations . The light textured soil is also highly suited to grapes.

Most of the smaller parcels are compromised by buildings and paved yards together with
long, narrow shapes . If some lot line adjustments could be carried out, the undeveloped
portions of these lots could be well suited to the above noted range of crops.

Unit 2 has excellent physical characteristics , sandy soils and good bearing capacity , for non-
soil bound agriculture including feedlots, poultry barns, mushroom barns and pot nursery.
However , the relatively dense rural residential development in this area would preclude
establishment of any of the intensive livestock or mushroom operations due to potential
conflicts with neighbors. Pot or in-ground nursery stock operations would be highly suited
to this unit and a large operation exists on Luxton Road south.

4.3 Capability Unit 3

Capability Unit 3 has no suitability for agricultural production due to rock outcrops and
topography which would preclude soil bound or non-soil bound agriculture.

4.4 Capability Unit 4

Capability unit 4 , the stream and riparian verge , has no suitability for agriculture due to
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flooding and environmental issues.

4.5 Capability Unit 5

Capability Unit 5 includes the areas covered with variable thickness of woodwaste and soil.
The disturbed areas covered with wood waste for paddocks or pot nursery have been adapted
for these specific uses . While the fill precludes soil bound use of the land, these non-soil
bound uses are well adapted to the well drained soils of unit 2. The areas filled with soil are
unsuitable for soil bound agriculture but could be used fro non-soil bound agriculture such
as greenhouses , intensive livestock or nursery stock . If the fill has been placed illegally, the
owner could be required to remove the material and rehabilitate the site to an acceptable
agricultural standard equivalent to the pre-existing condition.

5. LAND USE PATTERN AND PARCEL SIZE DISTRIBUTION

5.1 Land Use Pattern

The land use pattern on the ALR lands within the Plan area is complex . In general , the land
use can best be characterized as rural residential.

There were only three agricultural operations within the Plan area which could be classed as
commercial . Numa Farms is a commercial nursery stock operation with some 2 . 8 hectares
under in ground and container nursery stock. Happy Valley Herb Farm produces commercial
herbs on about 0.8 hectares of cultivated land. Littler Farm produces fruit and vegetables for
farm gate sale on al . 5 hectare parcel on Happy Valley Road.

There are several hobby scale operations with a few livestock or poultry probably kept to
sustain farm classification for assessment purposes.

5.2 Parcel Size Distribution (see Figure 5.2)

Parcel size within the ALR portion of the Plan area is dominated by small holdings. Of 83
separate parcels totaling +/- 117.5 hectares:

a) 28 were less than 0 . 8 hectares (2 acres) and, if created prior to December 22, 1972
by separate certificate of title , they are not subject to the ALC Act or Regulations
with respect to land use or subdivision;

b) 33 were between 0.81 and 2 . 0 hectares;

c) 19 were between 2.01 and 4 .0 hectares; and



South Langford Neighborhood Plan - ALR Issues Page -9-
Mr. Matthew Baldwin : August 30, 2007

d) 3 were greater than 4 hectares and none were greater than 4.8 hectares.

Parcel size is a critical factor affecting agricultural development potential. Considering the
soil limitations and environmental constraints imposed by local streams; the predominance
of small parcels within the Plan area imposes severe constraints on the development of
commercially viable agricultural operations in the area. Most of the titles are separate making
consolidation into larger management units difficult without a land assembly. Given the
significant level of improvements (houses) on these individual parcels, the cost of assembly
for agricultural purposes would probably be prohibitive. Current land sales are between
$150,000 and $300,000 per acre which is far beyond the realm of commercial agriculture.

5.3 Possible Adjustments

If some of the property boundaries could be adjusted or subdivided to create more rational
agricultural parcels; the opportunity for development of commercially viable agriculture
would be enhanced. Some tradeoff in terms of creating additional lots along the roads may
be necessary to achieve such consolidation of the agricultural parcels.

The western lands within Soil Unit I would benefit most from consolidation since this area
has the greatest potential for development of commercial scale agriculture. Highway 14
currently isolates a +/-4 hectare area containing 5 separate titles from the main block of +/-
24 hectares to the east which is comprised of 13 parcels, two of which are split by Highway
14.

The block of ALR land located north of Latoria Road would be a strong candidate for
consolidation into one or two parcels because the northern portion of this land has excellent
potential for grapes and the lower areas are well suited to berry production. Similarly, lot
consolidation or rationalization by lot line adjustment would render the block between
Latoria Road and the southern extent of the ALR more amenable to intensive agricultural
use. If these changes to the current fragmented land base were to be implemented, there
exists a significant potential for viable food production on these lands.

6. POSSIBLE INFRASTRUCTURE IMPROVEMENTS

6.1 Drainage

Almost the entire ALR area has some degree of drainage limitation ranging from severe in
the western organic Unit 1 to slight on the more prominent areas of Unit 2. Two issues need
to be addressed to rectify these limitations: first is development of a satisfactory outlet
(invert) for drainage water to go, and second is installation of subsurface drainage lines to
control the water table. The local ditches and streams cannot offer adequate drainage
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potential during heavy rainfall events when it is needed most . Pump stations will probably
be required to maintain adequate aeration in the rooting zone . The total pump capacity is
estimated to be less than 20H . P. for the entire area.

Soil Unit I has the greatest need for drainage improvement and this would need to be carried
out before any significant agricultural development occurs . Soil Unit 2 would benefit from
drainage improvements but the demands are less severe on this unit.

6.2 Irrigation

Supplemental irrigation would be required on all the ALR areas for intensive crop
production . While the organic soils on Unit l have a high water holding capacity , a soil water
deficit would occur during the dry summer period for shallow rooted annual crops,
Blueberries and Cranberries . Shallow rooted crops such as lettuce and spinach require careful
water management to ensure good yields. The coarse textured soils on Unit 2 would require
frequent irrigation to avoid moisture stress.

The presence of groundwater in quantities sufficient for irrigation is unknown in the western
organic unit . However, irrigation dugouts for capture and storage of surface water are
common on organic units and could service the irrigation needs ofthis unit, albeit with a loss
of arable land for the storage ponds. There may be groundwater potential underlying the peat
and exploratory drilling could prove this out. There is a shallow aquifer underlying Unit 2
which could be tapped for substantial quantities of irrigation water with shallow wells or
dugouts.

7. PROPOSED ALR BOUNDARY ADJUSTMENTS

7.1 Non-ALR Lands

The South Langford Neighborhood Plan proposes significant changes in land use within the
non-ALR areas of the Plan. Most of the changes reflect an increase in residential density
from the current rural residential character with lots typically ranging in size from 0.1 hectare
to 2 hectare on the lowland portions to "large" ( 1000m2) and "small" (550m2 ) lot residential
density.

A significant portion of this increased density occurs along the ALR boundary which will
result in a significant increase in population density and new owners who may not be familiar
with the consequences of living near agricultural land and farm uses . This can create serious
land use conflicts unless the development is carefully planned with adequate buffering and
other measures to mitigate conflicts.
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7.2 ALR Lands

We have reviewed the ALR boundary in the Plan area and suggest some potential boundary

adjustments to reflect the rationalization of agricultural capability, limitations of small parcel
size for practical agricultural use and isolation from other ALR lands. In addition, the area
east and west of Luxton Road has been considered for exclusion based on community need
for industrial land and civic purposes. These potential ALR boundary adjustments are shown
on Figure 7.2 and a total of +/-45.07 hectares are considered.

A major caveat attached to the proposed exclusion areas, especially those within or adjacent
to lands proposed to remain in the ALR, is that the exclusions should only be considered in
the context of careful edge planning and buffering to protect the present and future
agricultural use of the ALR lands . In particular , any significant increase in density on the
block of small parcels east of Happy Valley Road lying north and south of Latoria Road will
need very careful design to mitigate impacts of increased density.

While there are physical and cadastral justifications for consideration of the exclusion from
the ALR of some or all of the lands described above , it is very important to understand that
the final decision on whether any or all of the land will be excluded rests solely with the
ALC. Historically the Commission has considered any exclusion of land from the ALR very
seriously and is reluctant to exclude any land without a corresponding and significant net
benefit to agriculture to offset the loss of ALR lands. The offsetting benefit can take many
forms including inclusion of other lands with good agricultural capability, consolidation of
titles , significant land improvements or other benefits as may be applicable.

The proposed adjustments to the ALR boundary would leave two relatively large contiguous
land areas available for agricultural use. Fragmentation of these blocks into many individual
parcels diminishes the potential for effective agricultural use of the land on a commercial
scale and increases the potential for "gentrification" by owners wanting a rural residential
property, building a large house and without any intention to seriously farm the property.

Applying innovative planning and development conditions for the Plan area could improve
the potential for viable agricultural use of the ALR lands. Measures such as consolidation of
the ALR lands into larger commercially viable units with strong conditions on non-farm
buildings and uses would be an important component of such a strategy. For example, as a

condition of exclusion, rezoning and increased density on portions of a property, the
remaining ALR areas could be dedicated to public trust and be made available to
undercapitalized farmers on a lease or lease to purchase basis, similar to the affordable
housing program.
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7.3 Edge Planning and Buffering

Careful attention to edge planning and effective buffering along the ALR boundary adjacent
to residential or commercial density will be required to prevent urban - farm use conflicts.
Some areas have boundaries well defined by physical buffers such as creeks and rock bluffs.
Other areas have very little definition between ALR and non-ALR lands and will require
careful attention.

Most of the non-ALR areas adjacent to the ALR are proposed for single family residential
use. Experience has shown that this type of use has a very high potential for conflict with
intensive agricultural uses, either crop or animal based . This is probably attributable to the
fact that when many residential neighbors abut a single agricultural operator , the potential
for one or more residential owner to come into conflict with the farmer is high.

This problem can be partially mitigated at the time of re-zoning by requiring all lots abutting
the ALR to carry a covenant or release recognizing and accepting the neighboring
agricultural use and the right ofthe farmer to carry on legitimate agricultural activities. While
this offers some protection to the ALR occupant, the power of numbers can overwhelm local
government and stifle the voice of a single farmer. Also, Covenants can be rescinded or
amended with changing policies and political will.

Another way to reduce the potential for conflict between the ALR farm use and adjacent
urban uses is to install higher density multi-family buildings adjacent to the ALR boundary
with greenspace buffering, vegetation and fencing between the ALR and buildings. Since the
multi-family residences do not have a private back yard, the residents are more likely to look
on the farmland as their defacto greenspace and back yard. Since the residents have no
individual rights to the intervening lands, which is held as common property, the bylaws of

the strata council can govern the use of the buffer lands and enshrine the rights of the
legitimate agricultural use of the adjacent ALR lands. While this will install more people
adjacent to the ALR, it can also have beneficial spin-offs by creating more local market
opportunities for the farmers.

Whatever the method employed , very careful attention will need to be paid to edge planning
and buffering to ensure peaceful co -existence between the farm and urban neighbors. The
ALC is very concerned to avoid creating negative impacts from its decisions and will
carefully review any proposed exclusion to ensure that this issue has been addressed.
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8. ALR PROCESS ISSUES

8.1 The Commission Mandate and Factors in Decisions

The Commission is mandated to preserve agricultural land and enhance agricultural use of
lands in the ALR. This mandate is very narrow and the Commission is not required to
consider economics, present land use, market conditions or other temporal factors in its
decisions.

As part of any request to exclude land in the South Langford Plan area, the Commission will
ask four critical questions as part of its deliberations:
a) Is the land proposed for exclusion suitable for agricultural use, either soil bound or

non-soil bound? If it is suitable for agricultural use, why does it warrant
consideration for exclusion?

b) If the land is excluded from the ALR, will the exclusion have a negative impact on
adjacent agricultural lands in the ALR or the agricultural fabric of the region?

c) If the land were to be excluded, would it create an expectation for other landholder
to expect similar treatment or be able to claim that a precedent has been set?

d) In considering the validity of excluding land from the ALR, irrespective of its
agricultural capability, the Commission will want to know if there is any net benefit
to agriculture being offered as compensation for the land to be excluded.

8.2 Considerations for the South Langford Plan

It is unlikely that the Commission will be willing to consider individual applications by
property owners for exclusion without a strong rationale for the net effect on the ALR in the
area. This is especially true since the ALR in the South Langford area represents virtually all
the ALR which might feasibly be farmed in Langford.

The traditional method for dealing with an Area Plan involving possible adjustments to the
ALR boundary is through Section 29(l) of the Act which allows a local government to make
application for land within its boundaries to be excluded from the ALR. This method of
application is generally applied if several properties are involved and local planning issues
are involved.

In practice, the local government usually works with the ALC planning staff prior to the
application being submitted to resolve planning issues and develop a better understanding
of the rationale for the exclusion application. This is often an iterative process which may

seem time consuming but usually results in a more favorable outcome once the application
reaches the Commission for its consideration and decision.

The City of Langford is not prepared to follow this model and will allow individual land
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owners to make application to the ALC. However , Council may adopt policies which set out
the conditions under which any redevelopment of lands excluded by the ALC may take place.
It is through this process that the benefits to agriculture may be achieved . A very clear
process needs to be developed to ensure that the expectations of the Commission and
Langford are achieved.

8.3 Proposed Adjustments to the ALR Boundary

We have considered the lands within the ALR in the South Langford Neighborhood Plan area
and based on soil, agricultural capability, suitability, location and parcel size parameters, we
have prepared a map showing lands which might be reasonable candidates for exclusion
from the ALR contingent on provision of offsetting agricultural benefits. There are several
clusters of small lots which have been disturbed by buildings to the point where little
agricultural opportunity remains. There are three nodes of smaller parcels which are isolated
from the larger components of ALR land and which are unlikely to be suitable for significant
agricultural production. There are fringe areas around the ALR boundary which have
marginal or no capability due to rock outcrops, watercourses or topography. There is also a
block of land around Luxton Road, some of which has moderate capability and some of
which has been debilitated. All the areas identified for consideration of exclusion from the
ALR still have characteristics such as impact on lands to be retained in the ALR, residual
capability or other values all of which would warrant provision of some offsetting benefit to
agriculture which, when considered by the City of Langford and the ALC, would offset the

direct or indirect loss of agricultural opportunity or other values important to the community.

The total area proposed for consideration of conditional exclusion from the ALR is +/-45.07
hectares. While some of these lands were identified as having attributes which would render
them difficult or impractical to manage for commercial agricultural use, there remain issues
such as the impact of excluding the lands on the remaining ALR lands and other issues as

discussed above. Other area have reasonable agricultural potential but could be considered
if adequate agricultural compensation, for example inclusion ofhigh capability lands into the
ALR, were to be offered up. Key to any successful application for exclusion of these lands

will be a set of policies to ensure the enhancement of agricultural opportunities on the
remaining lands in the ALR and an overall benefit to sustainable agriculture in Langford.

8.4 Agricultural Enhancement

The increasing population and urban densification in the Western Communities means there
is an increasing customer base for locally grown farm fresh produce. As more and more
people become concerned with the quality of their food and with the increased demand for
organically grown foods, the limited arable area in the Western Communities outside

Metchosin should create an increased opportunity for local farm products.
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The Metchosin farm market does a brisk business every Sunday in the summer and attracts
customers from as far away as Victoria. If production of a variety of farm products could be
encouraged on the ALR lands, a farmer ' s market with ancillary attractions such as a bakery,
coffee shop and craft fair could attract significant interest and provide a unique rural focus
to the expanded mixed use community of South Langford . It is often difficult to maintain
interest in farm markets over winter . The market at Matticks Farm is an excellent example
of a farm market which attracts a strong, year around traffic . While the emphasis is not on
local produce as much at Matticks, successful elements which sustain the interest could be
incorporated into a market in Langford.

A major problem with maintaining agricultural activity in areas like South Langford is the
competition for land afforded by rural residential owners with little interest in agriculture
beyond getting the minimum revenue to qualify for farm taxes . No fanner could afford to pay
the exceptional prices of up to S300 ,000 per acre now demanded for small parcels in the
ALR. If there were to be a component of public ALR land available for lease to qualified
undercapitalized farmers, there might be a much better environment for creating a sustainable
agricultural community in South Langford.

9. SUMMARY

The South Langford Neighborhood Plan area contains some 117.5 hectares of land in the
ALR on +/-83 parcels of land. The parcel size distribution has 28 parcels less than 0.8
hectares , 33 parcels between 0.8 and 2.0 hectares , 19 parcels between 2.01 and 4 .0 hectares
and 3 parcels between 4.01 and 4.8 hectares , the largest. The dominant land use is rural
residential with most of the land in native pasture . There are only three commercial
agricultural operations and several hobby farms . Dumping of soil has occurred on at least
two properties.

Soils on the ALR lands were divided between the wet organic soils in the west and dry,
sandy fluvial soils in the east . Several creeks, watercourses and associated wetlands traverse
the area . Poor drainage is a serious problem on the organic soils and an important but less
critical factor on the fluvial soils which have a high winter water table . The drainage
problems could be resolved by installing subsurface drainage and improving outlets.
Irrigation water should be available from dugouts or shallow wells.

The existing agricultural capability for the organic soils was very low, Class 5 to 7, due to
the very poor drainage conditions. With proper drainage the land could be improved to Class
3 which would support a wide range of crops under moderate management . The existing
capability for the fluvial soils was Class 5 due to droughtiness and high water table in the
winter. With proper drainage and irrigation , this land could be improved to Class 3 with a
minor component of Class 4 in low lying areas.
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The organic soils would be highly suited to growing Cranberries and Blueberries. It is also
well suited to growing root crops such as potatoes and carrots as well as leafy vegetables.

The fluvial soils are well suited to small fruits and berries such as Raspberries and
Strawberries. Grapes could be grown on the well drained areas and especially on the south

facing slopes on the north side of Latoria Road.

If lands within the area are proposed for exclusion , careful consideration will need to be
given to buffering and edge planning to ensure that development on the excluded lands do
not have a negative impact on the adjacent ALR lands. Single family housing abutting the
ALR has ahigh potential for conflict with adjacent agricultural lands . Multi family strata title
developments are often easier to buffer through common property and strata title bylaws.

A tentative plan showing possible lands which could be considered for exclusion has been
prepared . The criteria for suggesting exclusion were based on parcel size , location,
agricultural capability and suitability for agriculture . Some 45 hectares of land were proposed
for exclusion . Significant offsetting benefits to agriculture would be required as a condition
of exclusion and to ensure the viability of agriculture on the remaining ALR lands.

In considering an application for exclusion, the ALC looks at many factors within its narrow
mandate to preserve agricultural land. As there were many issues involved in implementing
the South Langford Neighborhood Plan, including ALR issues, carefully crafted policies will
need to be developed to ensure that the components of net benefit to agriculture can be

guaranteed to the Commission in support of exclusion of land from the ALR. Since there is
limited opportunity for inclusion of other lands in Langford into the ALR, other benefits
related to consolidation ofparcels, infrastructure improvements and secure tenure for farmers

may need to be developed.

The lands proposed for retention in the ALR have excellent potential for development of a
node of vibrant agricultural activity tailored to serving the food needs of the expanding urban
population in the Western Communities. The key factors required to ensure a successful farm
community in Langford are firstly, providing a securely tenured, reasonable cost land base

to farmers and secondly developing a strong infrastructure supporting the farm community.

Yours very truly,

C & F LAND RESOURCE CONSULTANTS LTD.

Per:

Brian M. French, P.Ag.
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