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Source: N ew Yorker , Aug .16, 1969 , P .27. 
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11And s o you are really going ?" said Walte r as h e settled 
h iniself in an easy chair in front of my study fire . 

" Yes," I answered . 11 1 a r.1 . 1 h ave decided. " 
Walter reflected a momer:t . Then he ob served , 111 don ' t k n.:iu 

but. wha t you are right . 11 Yet his ton e ·was not of absolute 
conviction, as his next r ema rk showed . " But don I t you think, 
a ll the same, tha t you c ould grow fruit i n Engla nd? Many 
peopl e do. You know· that hundreds of acres are be ing pl a nt ed 
with app le t rees in Notingha.mshi re and Li.ncolns h i re. 11 

iii. 

11Yes: I am quite aware of that. But -what are the pros pects? 
Co n s id e r the price of land -J. 100 per acre , anywhere within 
easy rea ch of London - p e rhaps mo re. After waiting the cigh t 
o r ten years whilst it is growing up, you ma y at the end of t hat 
time find it i s spoilt by the erection o f factori es, belching 
out smn ke and oth er i mpurities , poisoning the atmos phere al.J. 
round your trees, ,: 

• e • • • • • ·• • • • • c. • • .., ~ • • 

11 Then, in your opinion, an orchard is no t exac tly a garden 
of Eden? ' 

" Not in Eng l a nd , at an y r ate ." 
0 Is it so anywh ere - in any part of the wor1.c1? 11 

"Yes: in Canada. At l east , so I am told. I mean in British 
Columbia. It certainl y i s a f.J.yi ng occupation ~-n Oregon and 
was hin p: t on and oth e r Western States of Affieric&. And in tbe 
Okanagan district of British Columbia it is equa lly profitable. 
In tl1o se parts of the worl d th e industry i s old enough to hav e 
been thoroughl y t es ted, and the results are s a tis fact.o ry. 11 

Beal:by, J.T., Frl!_ft Ranch?:.E..S. .. .?:.~~ 
_British Colu~'.'.1~i0~, London: 
Adam and Cl arlcs Black , 1911. 
pp. v-vii. 
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ABSTRACT 

During the last decade, a great deal of concern has been raised 

in British Columbia over the loss of agricultural land to urban 

development; notably. the reduction of orchard land in the Okanagan 

Valley. Good agricultural land in British Columbia is in relatively 

-short supply, and the Okanagan Valley is the only area in western 

Canada where tree fruit can be commercially produced. In response 

to this concern, the provincial government adopted the Land Commission 

Act in 1973 in an attempt to preserve agricultural land in Briti$h 

ColuJT1bir1. This thes5.s ex;:,mines the exte11t nf •1Than ~ncroacr_rrt':'ri1: 01'.1 

orchard land in the southern Okanagan, factors involved in the land 

conversion process, and evaluates the impact of the Land Commission 

Act on the process. 

The rural to urban land conversion proc es s is conceptua lized as 

a complex set of independent but interrelated decisions being made by 

numerous actors. Each decision in the process is influenced by the 

personal motives and preferences of the actors, the locational and 

physical charac teristics of the site, · and by public policy, which 

establishes the framework in which private decisions ate made ~ Public 

policy fs viewed as the key element in the land conversion process; it 

is public policy which must be changed if the developing land use 

patterns are considered contrary to the public's ~nterest . 

An air photo interpretation and computer mapping analysis 

revealed that the majority of urba n development was loca ted on the 



best agricultural land, and that this trend was accelerating between 

1963 and 1970. Moreover, urban growth tended to occur in a very 

scattered form, which alienates additional orchard land. 

held with orchardists, realtors, and government officials indicated 

that orchard land has been the most attractive location for new 

urban devel_QEment. 

Prior to the Land Commission Act, urban development occurred 

on orchard land despite public land use controls. Direct influence 

v. 

on land use was provided by zoning by-laws, but these were not designed 

to preserve orchard land; in fact, they encouraged conversion by 

placing more restrictive zoning on agricultural land. Other public 

policies, such as subdivision, taxation, sewage disposal, and water 

supply regulations, indirectly influenced land conversion by making 

orchard land very attractive for development. 

The Land Commission Act altered the land conversion process 

in the southern Okanagan by the establishment of an ''agricultural 

reserve," in which subdivision and urban uses are restricted. The 

conversion of land to urban uses requires the exclusion of land from 

the agricultural reserve, and these decisions are made in most cases by 

the Provincial Land Commission. This new public policy can be expected {fl_ 

to reduce the scatteration of urban development in orchard areas, 

reduce the amount of good orchard land taken ' out of production, and 

result in a more compact form of urban growth when it does occur-on 

orchard land. 

However, the reasons why orchard land was convert ed to urban 

uses in the past will continue to exist in the future, and in many 

ways orchard land will still be the most attractive for development. 

' 



As population and the demand for residential property increase, 

p·ressures w:i.11 mount to have land excluded fron:i the agricultural 

reserve unles s alternative areas are feasible for development. 

This n~v public policy views the loss of orchard land as the 

primary problem ; however, the main problem is uncontrolled urban 

growth. The loss of agricultural land is only one consequence of 

such growth. The preserva tion of agricultural l and must be viewed 

vi. 

as one component of an overall provincia l land policy stressing the 

definition of objectives, the coordina t ion of regulatory t echniques, 

the cooperation of administrative agencies, and the introduction of 

positive policies and prog rams to t ake more i nitiative a nd r es pon­

sibility in shaping the form of future_ urban growth and the resolution 

of conflicts such as the loss of ag ricultural land. 

Committee Memb ers : Dr . C. N. Forward · 

Dr . · A. Hed l ey 

Dr . J .. 0' Riordan 
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INT.l 0DUCTION 

Woe unto them that lay house to house •• • until there lie no 
place ••• 

Isaiahj Cha pter 5, ersc 8 . 

Uncontroll ed growth, occurring sporadic;illy , spread.i.nr; without 
discrimination, would s lowl y but surely obl itera t e tre valleys, 
i nexora bly cover the landscap e with its sm ('ar , irr evocably 
destroy all that i s beautiful and memorable. No r,1atte r how 
well designed each individual subd ivision might be, no matter 
if small parks wer 2 interfused with housing, the gre8t land, 
s cape would be expunged . 

Ian McHa.r1::;, 1969 , p, 83. 

Both Isa.iah a:1d l1cHa.rg a re foretelling the confl. icts and problems 

thD, t ma.y result from uncontrolled ui. ban growth. l1cliaq; r s co:tc~J:n re-

presents only one v oice o f innumerable outcries being raised against 
1 

J. 

the d e l e t er jous impact that man is hav ing on his environment . J:'13.ny 

of these delete r ious i mpacts can be directly attributable to the r apid 
2 

increase in population. A population increase creates 2. demand for 

2d<lition2. l J.iving space) which has 1-, rgely b een accomn oclaLed throur,h the 
3 

development of high deasity apartments near t~ e city centre , or l ow 

tl ens i ty dw e :: _l :i. ngs at the periphery of the city, primax il; single fa r,1i l y 
4 

homes. Fringe areas have become parti cularly attractive for develop -

ment with improv ements in tra nsportation syst ems, especia lly tho se d e­

signed to accommodatf; the private automobile . Thus~ people ca n enjoy the 

economic advantages and cultural opportunities of the urban centre as 
5 

well as t he amenities of country l iving. Peripheral urban growth may 

occu r as co ntinuous compact ~evel op~ent or ti th interstitial vacant 

land. These patterns of land us e are frequently refen;c~l to as "urban 

sprawl", a l t hough the term is most commonly appli ed to the latter . 



2. 

Sprawl, in any form, has significant economic, social and environmental 

consequences. 

Studies examining the consequences of urban growth criticize the 

process in terms of the problems created, and are orientated from either 

the urban or rural points of view . Sprawl has been termed an uneconomic 

process because of high land appreciation resulting from speculation, 
6 

as well as the high costs of servicing scattered development. Others 

argue that the majority of new developments are aesthetically unpl easant, 

indicating the destruction of the landscape during construction, the 

amount of vacant and abandoned land from scattered developments, and the 

monotony of building styles. Still others argue that the main problem 

is the loss of open space, especially open space that could be useful 

to future urbanites, such as land for visual amenity and recreational 
7 

opportunities. 

Studi es with more rural orientations stress the negative impact 

that urban development has upon farming, such as the problems encounter­

ed while trying to continue operations in the face of urban encroachment. 

Others emphasize the direct loss and alienation of prime agricultural 
8 

land resulting from the conversion process. A few authors hav e 

concentrated on sp ecific types of agricultural land, nota bly land which 

has the soi l and climatic attributes necessary to produce specialty 
9 

crops, such as tree fruits. This type of land is extremely scarce in 

some areas and its conservation is viewed as esse ntial to long t e rm 

agricultural production, esp ecially if there is suffici ent marg ina l 

land available to accommodat e the demand for new dev elopment. 

Agricultural land is relative ly scarce in Briti sh Columbia , with 

the best arable land be ing confined to specific a rea s in th e southern 

part o"f the province be cause of the more f avourabl e clima tic conditions . 



3. 

''Only four percent of B.C. territory is represented by arable l ~nd , and 
10 

o n ly two and one-half percen t is culti.vated; 11 th e o ne and on e -half 

p ercent of uncultiv a t ed arable l and could only b e brought into product -

i on with considerable c ap i tal i1 vestn:cnt . Tota l fci_rm area in British 

Cohmbia amount~ to 4. , 506,5 52 acres out of a t ot<'..l land area of 

229 ,938 ,560 ac r es. Of t he former, only 788,8 9( a cres were planted to 
11 

c: rops in 19Gl. The most significant agricult1..,r2. l a r en.:- i n British 

Columbia arc the Lower Fraser Vall ey , th e Ok.,:1nagan Va l ley , Southeast 

Vancouve r Island, the t'cace River District, a 1d the Koot c.. nays. However , 

these areaG , especially t he Lower Fraser Valley and Southeast Va ncouve i: 

l f:land, have J. sc. developed as the ma jor urbanized regi01is i n Br itish 

Columbia . Th es e t:-wo areas have a l s(1 been t he f oci of mot~t: E;t,·dies 
Le 

c oncerned with r ural-urban land us e conflicts. No studies have be en 

mad e on the effects of urbanizat ion in the Okanagan Valley . 

'::'.h e Okan ,,.ga n Val iey ran1:s s e cond to the Lowe.:c Fraser. Valley ir1 

agricuitural i mportance in British Columbi a i n t:errc,;; of t:o t::.-.1 farm c£H,l1 

i nc0m~ ; over fifty perc ent of this value is der;ved from t he p r oduction 
13 

of tree frui ts . British Co lumbia is one of the ma jor f,:uit: p r o<lucir1g 

areas in Ca nada , r a nking second behind Onta rio~. and ahead of Queb e c and 

Nova Scotia. Ninety percent of British Columbia orchards a re located 
14 

in the Okanagan Va ll ey. A wide variety of tree fru its can be grown 

success fully in this are.'.l due to a combination of good soil conditions, 
15 

mild wint.ers , ho t and dry summe r s , and ext ensive irrigat:L cn sys tems. 

Moreover , this c ombinat ion of physical fo.c tors also c ontributes 

to ci1e desirability of th e area as a pla ce to l ive , a nd a~ a tourist 

r esort in the :ummer mo nths . Population has been increasing steadily 

since 1950, with _growth since 1966 ,;.ell above th e provinci.:i l average . 
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This growth has been the result of indus trial incentiv es programs, 

A 0 R 0 D.A. projects, an increase in mining activity, and tile expansion 
16 

of tourism. In-migration provided the ma jor component of this 
17 

growth, which led to an increasing demand for living space in both 
,· ,,, 
, , ., 1' ' 

the urban and rural area s. Cor1c~pi ,'\ras expressed that the new develop-· 
18 

ment would occur on prime agricultural l and. 

The orderly development of urban growth, and the n .. ':o lution of 

rural-urba n conflicts is th e- function of various agencies responsible 

for land use planning. In Br:i.tish Columbia , this respons ibility is 

primarily the function of the De p2.r.tment of Municipal -Affairs . Through 

the Huni ci pa l Act , this responsibility is further delec:;ai:ed to vari.cws 

Jntmic:Lpali.ties and regional district:s . The l t'. tt"er were est.1bL .. shed in 

1966 · for the purpose of exer.d;'sing, pla nning control in rural areas. 

Direct l and u se control is ~1ercised through such techniques as zoning, 

developmenl contro l, and r.egionB.l ph'nning. Indirect inLLuenc, · on L::nd 

u se is exercis ed by various agencies whos <~ res. onsibi.1.iU.es cover 1_;uch 

thing s as suhdivisio,1 regulations, wat e r supply, sewage disposal , and 

taxation. In spite of these methods, prime agricultura l 12nd has been 

continually and steadily lost to urLan develorm1ent thro,;ghout Briti"h 

Columbia . The need for new techniques and programs to reduce the loss 

of agricultural l and became very apparent. 

In August, 1972, the Brit i sh Columbia provincial election was 

uon by the New Democratic Party. One of i ts election promises was to 

· introduce new leg i slation to . reduce the loss of agricultura l land t o 

urban devel opment. On December 21, 1972, a freez e was placed on the 

subdivision of all agricultural l and in British Columbia. Thi s action 

was implcmente,1
. throus h an ·Order-in-Council under the Environment and 
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and Land Use Act, and was adopted as a temporary measure until new 

legislation could be drafted. The new legislation (Bill 42 or the Land 

Connnission Act) met with violent opposition from the other political 

parties and private groups after its introduction on February 22, 1973. 

Opponents argued that it gave too much power to the government and 

infringed upon basic human rights. The bill was subsequently amended 

and reintroduced on March 28, 1973. The amended version clarified 

many points of confusion of the original bill, reduced the extent of 

its control on land, and specified that the Act would be initially 

administered by local municipalities and regional districts. These 

changes apparently satisfied the opposition (as newspaper coverage 

virtually ceased) and the bill was finally passed on April 17, 1973. 

The Act created a Provincial Land Commission, charged with establishing 

agricultural reserves, in which subdivision for urban purposes is not 

allowed, except through an appeal for exclusion made through a regional 

district. Agricultural reserve boundaries can only be changed after a 

decision by the Land Co~ission. The purpose of the legislation is to 

preserve agricultural land from loss due to urban expansion. The 

question remains whether this new legislation (a change in public 

policy) has altered the rural to urban land conversion process enough 

to accomplish its purpose. 

SCOPE AND OBJECTIVES 

The purpose of this thesis is to examine the nature and extent of 

the rural to urban land conversion process in British Columbia, with 

particular reference to the loss of agricultural land, and to examine 

the implications that a change in public policy will have upon the 

process. It was decided to concentrate upon a particular form of 



agriculture providing th e ma jor agricultura l a c tivity in a spec i ·fic 

area , a nd which has experienced considerable urban growth in r ecent 

years . TI1e southern Okanag an Valley of British Columb i me t these 

c riter i a on a ll counts, and beca use t he fr eez e on the subdivis ion of 

farm. land was specifi cally 11brought i n t o save farmland more in the 
19 

Okanaga n than the Fraser Va ll ey . 11 

Th e particular study a r ea chos e n was tha t area wi t hin the water-

shed bounda r y of th e Oka naga n River, and wi thin the bounda r ies of the 

Reg ional District o f Olr a nagan-Similkarn cen . The southern pa.rt of t h e 

Okanaea n ValJ.ey ( south of Peachland) is where orchardirig fo rm s t h e 

pr e dominant agricultu r a l ac tivity, and whe re th e wides t va riety of tre e 
20 

f ruits can be grown. The waten;h e.·:l are2 provid ed an er,.cd. l y defina ble 

e eographica l bounda ry, whi l e the bounda y of th e r egiona l dis t r ict 

provided t he opportunity t o examine rura l lancl us e controls imposed hy 

a sing l e adminis t ra tive unit. Thus> the study are2. is bo11 nded by th e 

watershed to the east a nd wes t , t he regiona l di ~t r ict bounda ~y to th e 

no~:tl,.) ancl tl! c Ca nada-Uni teC::. States l;order to th e south (Fit; . 1) • 

TI1e fir s t objective of this thesis is t o outline th e extent of 

the e:onflict betwe en urLa.n dev elopment and l a nd uith a capa bility f or 

tree fruit pr oduction in the sou t he r n Okanagan Va ll ey , as de fined by 

the British Columbia Land Inv entory ( B.C.L 0 I. ) class ification sys tem, 

and to i ndicate the trend tha t has occurred in• th e l as t decad e . The 

second obj_ective is to examine t he nature o f those f a ctors i nvolved in 

.t he conversion of orchard l a nd to urban uses .in order to provide a basis 

for evaluating changes in public policy. This convers ion process is 

conceptuali zed as a complex ser i es of independent but i nterre lated 

decisions be ing ma de by numerous actors . Each decision in the proces s 

6. 
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is influenced by the personal incentives and motives of the actors, the 

locational and physical characteristics of the site, and by public 

policy, which provides the framework in which private decisions are 

made. For the purpose of this study, public policy is viewed as the 

key element in the land conversion process. It is public policy which 

has to be changed if the development patterns are considered contrary 

to the public's interest, both present and future. In British Columbia, 

the encroachment of urban development on agricultural land was deter­

mined as being contrary to public interest. Public policy was changed 

through the introduction of new legislation, the Land Commission Act, 

the purpose of which is to preserve agricultural land. Thus, the third 

objective of this study is to evaluate the impact that the Lane Com­

mission Act will have upon the land conversion process, and to assess 

its probability of success in preserving orchard land in the southern 

Okanagan Valley. 

The last objective evolved during the preparation of the 

thesis. The thesis was conceptualized in the summer of 1972 with an 

initial objective of examining the land conversion process in order to 

suggest legislative possibilities for preserving agricultural land. 

The introduction of the land freeze in December, 1972, and the sub­

sequent adoption of the Land Commission Act neces sitated a reorientation 

of the thesis. However, it provided a unique opportunity to examine 

the new agricultural land preservation legislation. Consequently, th e 

last obj ective was revised in order to evaluate the Land Commission 

Act, and the fulfillment of the first two objectives provided the basis 

for this evalua tion. 

The first chapte r of the thesi s examines th e relevant literature 

on the land ccnv ersion process and presents the conceptual framework of 



the study. Chapter II fulfills the first objective by first outlining 

the historic development of the Okanagan, for both orchard and urban 

uses; and second, by presenting the results of an analysis which 

utilized air photo interpretation and computer mapping to illustrate 

the extent of conflict between urban development and agricultural land 

capability. The second objective is partly fulfilled in Chapter III, 

which examines the private sector, with emphasis being placed on the 

role of the various actors, notably the predevelopment landowner, the 

speculator/developer, and the urban consumer. The factors involved in 

these actors' decisions to buy, sell, or develop land are illustrated. 

The second objective is also partly fulfilled in Chapter IV, which 

examines the role of public policy (prior to the Land Commission Act) 

in influencing the land conversion process in British Columbia, and 

in the southern Oka nagan in particular. The chapter outlines the 

9. 

public agencies involved with land use decisions, the purposes of the 

enabling legislation, and the techniques available to influence land 

use. As this study views public policy as the key element in the land 

conversion process, Chapter V first outlin~s some of the main approaches 

that have been used to preserve agricultural land in North America. 

Within this perspective , emphasis is placed upon an examination of the 

Land Commission Act in order to fulfi l l the third objective. The 

rationale for the Act and its expected influence on future decisions in 

the land conversion process are examined in the light of its probability 

of success in the preservation of orchard land in the southern Okanagan. 

Finally, the conclusion and implications of the study are presented. 
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CHAPTER I 

THE RURAL TO URBAN IAJ.\'D CONVERS ION PROCESS: 

LITERATURE l~VIEW AND CONC EPTUAL FPAMEWORK 

Land i s a many splendorecl t hing. To some , it i s so:Ll - h ow 
many bushe ls of corn wil l it raise? Tc othe rs , i t is a smal l 
piec e o f the earth 1 s surface , rare as a gem , something t o be 
cher i sh ed and en j oyed like an o l d masterpiece. To s t i l l others, 
i t i s space - something on which t o build a home , · an apartment , 
a shopping centre. 

12 . 

William Scofield, 1963 , p. 64 . 

Spa t ial rela tionships in t he man-environment system are c l aimed 

t o be t he unifyirrg feature of geog raphica l r esearch. As such , 

geogra.phers have a fundament 2 l i nteres t in pattern s of activity on 

the earth' s s 1.! r f a. c e . 11'.!:!:e a nalys i s cf land-1.!s c p.:i.tte ::-:-1::; h.:i.s lo~g 
1 

exhi Lit particular fo r ms and loca t iona l attributes , resul ting from 

spa tia l v ari.a.t:i.ons of natura l featur e s of the l and and of r,,a n 1 s us e o f 

l an<l in both urban and rural enviroi1a1ents . Land use patte:r.ns a:ce nev er 

s tatic. The y a.re especially dynamic in urba n a reas wh e r e the dema nds 

for sp.::.ce o f increased populatio n are particularly evident. 
2 3 

Urban expans io n occur s in both v ertical a nd hori zontal dimens ions . 

This study focuses on th e horizontal a s pects of urba n expa nsion, the 

concomita n t conv ers ion o f l a nd from r ura l to u r ban u ses, a nd the 

r esul ting l a nd use conf l i ct s . An exami na tion of the li teratu re on 

l and convers i on a nd l a nd use confl i c ts rev ea l s that th e p r obl em is 

be st understood and most ge ne r a ll y approach ed frn:n the u rb.::.n growth 

po i nt o f v i ew. Prob l ems, s uch as th e l os s of agri c u1.tu ra l l and , are 

v iewed as a consequenc e of urba n growth. 
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IAND USE THEORIES Al\TD URBi\N EXPANSION 

'.rhe expansion of urban areas into the rural hint erland involves 

the conversion of land from rural to urban u ses . A variety of theories 

0 1.· mode l s have been postulated to expl a in or predict t11c pat t erns of 

development . 

GENERAL Il,ND USE THEORIES 

Land use theories or models which h ave bc: en devel.)ped to expJ.a:i.n 

l and use patt e rns are orientated to ei ther the rural or urban spheres. 

Rural models at t empt to expla in agricul tural l and use patterns while 

u rban models explain var_;_ ations in urban uses. Ea ch of the models i.s 

concerned wiLl1 des cribing what exists and why, and each model i s 

construc ted under a v 2. r i ety of limi ting assu ,1ptions . 

ThP. classi c th eory of agricu l tura l l and use patt erns was post­

ulated bv Von Thunen in J.82.6, in which the intensity of use declines 

·wi th d{stanc c from the ma rke t pl ace : 

for as t heir transpor t at ion costs increased, the operators 
would hav e !.o compensate by reducing ,their investment . The 
result ing l and u se pa ttern, therefore, would become one of 
conc ent ric zones or belts surrounding th e market, t he outer 
boundary of each zone being determined by the di stance a t 
whi ch f anners practicing a pa rticula r fanni ng system cou ld 
no longer make a profi t because of increasing transportation 
costs .LI-

The theory assumes a flat plain with homogeneous land characteri s tics, 

a single market, and a trans portation system ba sed upon t h e horse- drawn 
5 

cart . Distortions in this land us e pattern occtir as a result of 

variations of th e asswuptions which arc f ound in real i ty . 

Sinclair points out that t his model of agricultura l l arid u se does 

not apply i n t he modern world because o f development s in the transport­

ation field, organization favouri ng large scale production , the 
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existence of mu ltipl e ma r kets , regional specia liza tion, and because 

"competition for l and between various agricultura l l and uses i.s 
6 

complicated by increas ing competit i on f rom nonag ricultural uses ." He . . 

a l so suggests t hat "in many advanced industria l ized parts of th e wo rld, 

the basic forces determi ning ag:r.icul t ura l land use near urban arc .. s are 
7 

associat ed with ur ban ex;>a nsion ." 

Consequently, Sinclair postulated a reversal of Von Thunen ' $ 

theory because "the spreading u rban region influences rural l and use 

far in advance of the built-up area, " a nd th e land use pa ttern "i.s t h e 
8 

result of the very natur e of the expansion process ." This process is 

a resul t of :. " 1) urban and rural land price differences ; 2) the flex-

ibility offe red to a ll l a nd users by modern automobile tra nsportation ; 
9 

and 3) the whims and judg ement:-; of huma n beings . " As the urban centre 

expands , urba n uses a r c able co outbid agriculture for the use of l and. 

With urba n uses bring ing the higr1est price :fo r l anci, fcnme.i:s v,i tl1 l ancl 

i mmedi ately ad jacent to urban a r eas are reluc tant to invest capi.taJ. in 

maintaini ng or vpg~a dinr; their operations, a s the conversi on to u r ban 

uses i s i nevitable . La nd on the urban per:L phrey i s gradua lly taken 

out of production in anticipation of sale to urban uses . As a result, 

Sinclair postul a tes that agricul tura l l and uses will genera lly inc reas e 

in intensity as di sta nce from the urban centre increases due to the 

uncertainty a ssoci ated with ma inta i ning agricul tura l production in 

areas ·und e rgo ing active conversion from rural to urba n uses. 

A variety of o t her model s hav e been util ized to expla in agricult­

ural l a nd u se patterns , including: interregional equi librium models ; 

dynamic economi c models ; decision ma king models ; input - output mo de. l s ; 

spatial equ i librium mode l s ; · and behavioral models . Each model view s 

the system from different points of view and unde r different asswnptions . 



Ea ch will have ut i li ty under diffe r ent ci r cums t ances . D .W. Harve y 

examined a nd summa rized each mode l and stressed th a t: 

15. 

i f we recog nize the a l l-important fact that geographica l pa tte r ns 
are the result of human decisions , then i t clea r l y follows that 
any t heoretica l mod e l deve l oped to e~pl a i n agricultura l l oc Rtion 
patterns must t ake accou nt of psycholog ica l and socio logica l 
real i ties , and this can on l y be accompl i shed if th e no r ma tive 
t heorie s of ag ricultura l location arc made more fl exib l e and . 
blend ed wi th the i ns i ghts provided by the mode l s of behavior. 10 

Numerou s models hav e a l so been deve loped to exp lain l and us e 

pa t t e rns within the urban area . Th e f i rs t , a nd perhaps t he hes t known , 

i s t he Concen t ric Zone Th eory of u r ban st r ucture proposed by Pa rk and 

Bur gess. "Th e essence o f t his mode l i s tha t as a city grows it expands 
11 

r adi all y f rom i ts centre t o form a ser i es o f conc entr i c z~ne s . 11 These 

zones incl ude th e centra l busi ness distri c t , light manufac t uring , l ow, 

medium and h igh clas s resid en ti a l areas and fi nally a c ommu t ers ' zone . 

Burgess l a t er added two additional zones ; a n agricu l tu r a l zone wi thin 

the commu t e r s ' z one , a nd a zone compri sing th e hinter l c.111.d o r urba n 
12 

centre . As a ci t:y gr ows there i s a tendency fo r e :0:ch zone t o expa nd 

outward into the adj a cen t zone . 

In 1939 , Hoyt p ropos ed a n a l ternative t heory of urba n st r u c ture , 

suggest i ng t hat l and use patterns within a ci ty would oc cu r sector.a l ly 

r a ther then in zones. Th e se c to r a l mode l was deve loped primaril y to 
13 

explain r esidenti a l l a nd us e pa tterns . As the, city g r ew t here wa s a 

t endency fo r th e s ectors to expand axi a lly . · A thi r d mod e l of urban 

structure was f ormulated by Har r is and Ullma n i n 1945 , ba s ed u pon the 

concept o f mult iple nuc lei. They sugges ted that a city doe s not g r ow 

outward f r om a s ingl e c e nt re but r ather a round severa l distinct poi nts . 

These node s will v<.1ry f rom c ity t o c ity and depend upon such vari.:i blcs 

a s t r ansporta ti on sys t ems. a nd L.rn d configur;::iti on . 

111esc ':hcories provi de some unde r standi ng of the process of l nnd 
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us e pattern changes on the agrarian fringes of the c i ti es . However , 

Boyce asserts thnt thes e mode ls are stntic in nature a nd do not take 
15 

" into account the dynamic na tur e of metropolitan cha nge . It He s ug.~; c s ts 

·that urban development a t the edge of the city shoL~ l d be view ed in t erms 

of an ana log to wave th eory. Urba n dev elopme nt occurs in surges a t t he 

peripher y which r e sul ts in land being conv e r ted from r ura l to urban u s es . 

In summa ry , a n examination o f both ag r i.cultu r..J l and urban l and 

us e mod e ls revea ls tha t at th e edge of a c i ty there i s n zone which is 

neither ag ricultura l no r urba n , but rather a transition - rea between 

both uses of l and. Thi s area has been tenned the rura l -·ur ban fring e . 

DEFINH~G THE RURAL - URTu\ N FRINGE 

Out toward the fring es and ma r gins of cities co~ ~s a reg~on 
where they begin to be l es s themselv e s than they a r e at th e 
~entre , 8 pl ;:i c e wherP the city l ooks countrywar ci . No sharp 
boundary defi nes it ; t he r e is ra ther a gradua l t a pe ring of f 
£re!':'. th e \1rh;:i,1 hrnp of dv:i J.j zation toward t he r ura l t ype . 
It i s the city t ~inned ou t .16 

Since Doug las first discussed th e zone of transiti c•~ betv een rur al and 

urban use s, th e 2. one ha s been desc:ri bed by numerous a uthoJ~s i n c.i va r i.ety 

of di ffer ent: ways, a ll of which contribute to confu s ion in our und er-

standing of the nature of urba n expansion. Th e literature abounds with 

such terms as "fringe, urban fringe , rura l fring e , rura l - urb,H1 f ringe , 

s uburba n fr i ng e zone , suburban, suburb, s lur b, commut i ng z one , urb an 
17 

shad ow and exurbia. 11 Firey s uggest s that" the " ru r ban f ri nge " i s the 
18 

a r ea o f mar g inal ity between alternative t ypes of utilizati on. Mar tin 

defines the r.ura l-urban fringe as " that area of int:erpenctrat ing rura l 
19 

and urb a n land uses pe ripheral to the modern city." " Suburb a nd 

suburban" are terms that have been used to describe the agg lomerntion 
20 

of developme nt within the transition zone. A number of authors 

subdi vide th e area of transi t ion into s e,:,;:ira te zon.cs such as " fr i nge 



21 
and suburb," 11 satellites and suburbs , " 

23 

22 
" urban fringe and rura l -

24 
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urban fringc , 11 "urban fringe and urban shadow, 11 

25 
and 11urban fringe 

and rural fringe . 11 Perhaps the most corrmwnly used term to de s cribe 

the entire t rans ition area is the "rural -urban fringe. " 

In mc.1ny cases the definition of the same term varies from author 

to author. An a tt empt to overcome thi s confusion was made by Kurtz 

and Ei cher ,,ho reviewed a nurnbe.r of definitions tlBt h <id nppeared in 

the literature and concluded that the 11 fringe 11 should be defined as: <. 

tha t area locate~ beyond the limits of th e legal city, in the 
agricultu r al hinterland, e~1ibiting characteristics of urban 
and rural land uses and with no consistent pa tt e rn of farm 
and non- farm dwellings . The re s idents are involved in rura l 
and urba n occupations, the area is unincorpora ted, relative l y 
l ax zoning and few municioal services are provided . It shows 
potentialities for population.growth in increasing density 
ratios between urban and rural,26 

simil,rities of definitions . He conc luded by defining the rura l-urb an 

fringe as! . 

t h e zone of transi tion in land use, social ancl demographic 
characteristics, lying between (a) the continuous ly built­
up u rban and suburh an areas of the central city , and (b) the 
r ura l hinterland, characterized by the almost complete ab ­
s enc e of nonfann dwellings , occupations and l a nd penetration 
o f urban utility services; uncoordinated zoning or planning 
r egula ti ons; area l extension beyond a l though c ont iguous wi t h 
the poli tica l boundary of the centra l c ity; and an a c t ua l 
a nd potentia l increase i n populati on density, with t h e curr­
ent density above that of surrounding r ural di stri c ts but 
l ower than the central c ity . These charact~ristics may 
differ both zonal l y and sectora lly, and will be modified 
through time . 27 

Both definitions des c ribe characteristics of the r uraJ. .,.urban L 

fring e but fai l to opern tiona l ize any of the components . In co nt rast, 

a stucly of the Lower M.1inl.1nd around Vancouver .specified t hat a true 

agricultural nrea ( in t~e region studied ) would have a populat i on 

L.. 



18. 

density of l ess than 0.3 people per a cr e , and that suburban re s ident ial 

areas would have a density greater th an 3 .5 persons per acre; therefore , L 

areas in the ru ral -urban fringe would have a population density be tween 
28 

0.3 and 3.5 pe op le per acre. 

THE NATURE OF URBAN EXPANSION 

Land use patterns r esulting from peri pheral urban expansion take 

a variety of forms , ea ch occurring as a result of diff~rent coml1ina tions 

of f actors, both private and public. Gregor i dentified seven sp2tial 

patterns of growth , ''l) peripheral expansion of the urb,rn cor e , 2) urban 

encirclement, 3) l ea p-frogging , 4) indu s trial dispersion , 5) planne d 

dec entra lizati on, 6) radi a l expansion a l ong transpo rt lines , a nd 7) dis -
29 

pers ed urban tracts . 11 Harvey c;nd Clark simp l ified the pa 1·.terns to 

three basic types: low density continuous deve l opmen t, ribbon deve lop-
30 

ment, and leap -frogg ing development . In addition to these , develop -

ment may occur as satell i te or new towns . 

The te rm 11urban sp raw J. 11 has been used to des cribe all forms of 

urbar1 expansion; however, the t erm is usual ly as sociated wi th t he low 
31 

densi.ty, discont inuous and scattered form of deve lopment. Cl awson 

suggests tha t ui:ba n spraw l is a lack of continui ty i11, expans ion and 
32 

that it connotes a hit or miss proc ess of devel opment. Whyte 
33 

indicates that sprawl is the lack of pattern of urban growth, whi l e 
34 

Ga ttman suggests that sprawl is "u rban growth exceedi ng al l bounds." 

Fellman indicates that "there is irregular ,frequently irrationa l s prawl 

o f the fringe area over the landscape with no concen t ration of the 
35 

varied activiti er. is discrete: urban clus ters ." 

l.. 

Ha ny cuthors de libe ra tely a tt empt to evoke an emotionnl re sponse in L.. 

the reader. Gotb,ta n ' s u·se of the te rm "urb:rn spr<lwl " he.ls a connotation of 



o f uad or ugly, 
37 

36 
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while Whyte s t resses tha t "aesthetica lly , the r esul t 

i f:l a mess. 11 Woodbury states that this "rapid, almost h eadlong growth., 

L 

is produc ing a dispersed, l and devouring pattern of settl ement , which in 
38 

many respects deserves the derogatory lab e l - u rban sprawl." Perhaps 

the most vivid des cription of urban sprawl is pre sented by McHa rg in hi s 

prediction tha t urban growth on t he outskirts of Baltimore , V;aryland will 
39 

11 inexorabley cover the l andscap e with its smear. 11 

This scattered pattern of growth is primarily the re sult of a 

l arge number of inde pendent decisions being made about th e deve lopment 

o f a city a nd it s periphery. In many areas land speculation is a major 

factor whi ch influences th e pattern of growth and some suigest that 

t his contributes to sprawl. ~owever; " it is the l ack of coordi.na tion L... 

of t he dec i siou to speculate which produces spra, · l and not the specul-
40 

ation i.t~ e :i.f.'! La ck oi coor dina tion is the es s ence of th e specula tive 

p l.'. u(: e:,::;. !\i.,anu spec..:ulatots, s prawl, a nd i ntermingled i dle land a r e a ll 

natu-r ;::i.l outgr61s·ths of economic and institutiona l forces, · not peJ.:versions 
lt l 

Natural and man ma de features, may also contribute t o ur ban sprav!l. 

Rivers , flo od plains, canyons , or steep terra i n may limit certain areas 

for development, whi l e gentle s l oping l a ncl with a v.iei-1 may enhanc e the 

potentia l for deve l opment. Ac cessibility i s i mportant a s deve lopment 

is more likel y t o occur in a r eas s erved by ma jor t ra ns porta tion 

arteries. Dev elopment may a l so be complicated by t .he nature of the 

l and tenure system . A developer has to "deal with discrete tra cts in 
42 

di fferent ownerships," whi ch make it diffi cu l t nt t imes t o ·obtai n 

contic~ous t racts for development . 

Public policy "contributes to sprawl by imbala ncing t he attra ct­
/+3 

iveness of cumpetin·g areas . " Certain tracts of land may be given an 

L.. 
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incentiv e th rou[;h thei r "l ocat i on with respect to t rans por tation, to 
44 

water s upp l y, to sewag e, and t o other services, " which increase 

their potential for development , as well as through such policies as 

t axation and zoning. 

Fi nally, a variety of consumer de..-nands for living space may 

place r;reater emphasis on some l oca tions than others . Fr eedom and 

privacy associated with large l ots in rural areas or a desire to 

es c ape the congest ion of urb a n life contribute to the attractiveness 

of fringe areas. View lot s or areas of natural vegetation may 

contribute to the preference of specific si t es. 

All t hese fact ors work i n c ombination as causes or catalysts for 

growth in th e rural-urban fn .. nge, and ensure tha t a great deal o f t he 

g r owth occurs in a scattered hapha za.rd fashi on. 'rhe resulti ng spraw l 

is a s sociateci with a varie t y o f social and economi c probiems in both 

rural and urban a r eas. 

PROBLEMS ASSOCIATED WITH URBAN EXPAN'SI ON 

The sprea d of urban centres into t he r ural-ur ban £rinse , " even 

when change is order l y , has a t tendent problems, hut when i t i s di s-
45 

orderly , they mul tipJ.y manyfold . 11 The li terature abounds with exampl es 

of the s e probl ems , which t end t o be exami ned from either t he ru ra l or 

urba n point of vi ew. 

Urban Prob lems 

The process of convert ing land from r ura l to u r ba n uses is 

associa t ed wi th a great apprec i at i on in l and values. A s tudy by 

Schmid showed that farm l and va l ued at $3 00 . 00 per nc r e wo uld incre:1sc L 

to $10,072.00 per acre when sold for urban purposes ; appreciation 
46 

ac counted f or $3,441.00 pe r acre . These costs place a n i nitia l 
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h eavy economi c burden on the prospective home buyer. 

One of th e predominant themes in the literature is r e l a t ed to t he 

eco nomic costs of servicing expanding and sca tte>red developments. 11/c 

sprRwlcd or discontinuous suburban development is more costly a nd less 
47 

e fficient t han a more compact one. 11 Services i nc lude such thif18s as 

roads , ditches , watermains~ sewers > electric powe r> and tel ephone. 

However , 11 th e cost per hou sehold of supplying these utilities tends 
L1-8 

to drop as densi t"es increase .ir Moreover, Pearson :.ound tha t 11
, •• 

fi.9 l._. 

servicing costs can be r educed by keeping t he lo t area t o a minj_mum." 

Taxes are l evied to pay for the cost of servicing new developments . 

This places an increasing burd en on t he farmer in the fr inge as his 

t axes rise a.ccordingly . "The ave r age suburban person receives t m,~n= 

ship se1.-vi ces to twice as gr.eat a va.lue a s t he average f a nr.. person, but 

pays onl y hal f as much as the average fann person t oward the provi s ion 
50 

of these services . 11 As the cost s of supplyiug services to scattered 

ru ral settlements is relatively h i gh~ many services are not provided . 

The provi sion of services such as paved roa ds, sewers , lighting~ poll.cc 

an<l fire protection, parks and 
51 

s chools in the friuge is usua1 J.y much 

l ess than i n the city, and most f ringe resident s voi ce dissatisfaction 
52 

with the extent of their services a.nd facilities. Al though the lowe;~ 

services genera lly mean lowe r costs, which provides one of the economic 

incentives for moving to th e fringe, it is not long befo re thes e 

services are demanded by the n ew resident. 

Another consequence of urban expansion and urban sprawl i s 

the los s of open space , whe ther farm l and , forests, or other natural 
53 

features . Op en spaces, close to urban c en t res will be in greater 

demand in t} e future f or both visual and recr eational benefits , 

especially as per capita income and leisure time increase . Whyte 

suggc.sts th,1t prcserva.tion should be pm:sued because 11 
•• • open space 

t.... 

/ 
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must be sought as a positive be nefit in it s own right, now , and should 
56 

be primarily ju s tified on t his basis." Aesthetics a re anothe r ma j or 

co ns ideration ; a small amount of poorly designed development is 

sufficient to disfigure an ent ire area . The pr oblem is to develop and 

administer policies desi gned to promote this pres e rvation. 

Rura l Problems 

As urban areas e)~pand th ey gene rally encroach upon l and which 

was previously in agricultural production . Thi s los s of agricu l tural 

land is viewed by ma ny as one of the main problems associated ·1,1ith 

urban expansion. 

Thus a limited supply of land is bei ng rapidly reduced , On 
the other hand, the same proces s i s increasing the d emand for 
the ag ricultural products of the land , al so at an increasing 
rate. As a result of these , as well as other land depleting 
and dema nd increasing factors, l a nd f or agri culture may become 
critically scarce.57~ 

Kerr found that in Orange County, Cal ifornia~ " bearing acreage s 

decreas ed from 167s500 acres in 1947 to approxima tely 62,500 Ly 
58 

J.s.nua 1:-y, 1969 . 11 Even i.n the Fraser Va lley of B,.C., "fann J.ancL •• 

will continue to giv e give ground under the onslaught of m:ban cl evelo p-
59 

ment. 11 

The loss of fa rmland has two components: the los s of l and for 

actual construction , and land alienated due to scattered deve lopments . 

"The fragment a tion of agricultural l and, ra,ther tha n j ust encroachment 

on its edges has been studied intense l y because it crea tes a greater 

dis r uption of farming activiti es and accelerates the r a te of l and 
60 

transfer ." Crerar found tha t in easter n Canada, 382 a cres of f arin -

l and were lost for each 1000 increas e in population , and that this 

fi gure was almos t four time s th e area required t o accommodate th e same 
f,l 

population with consolidated subdivision. '~hus arises th e f requent 



23 . 

paradox o f first class agricu l tur a l land s t anding i dle , grown t o weeds , 

too small in size to be farmed because of the surrounding residential 

lotsy yet un.rnarke table because of th e surfeit of lots relative to 
62 

housing demand . 11 The lo ss of prime agricultural l a nd means tha t in 

the f uture marginal land in other areas will hav e to be brought into 

product ion in order to feed increasing populations. This can only be 

accomplished through larg e capital inves tments . 

Some writers argue that the problem is more specific; in some 

areas land is being lost which has the capability o:C producing specia-

l ty crops such as tree fruits. In some ways , this is a mor e serious 

problem, es pecio lly if there are very few alternat ive 2reas where the 

c rop can be successfully produce1. Mo s t of the studies have been 

concerned with the loss of agri cu ltural l a nd in California , which c an 

produc e a wi de va r ie ty ot truit product s a nd whi ch has also experi e nc ed 
63 

a rapid inc rease in popul ation . The lo ss o f such specia l ty crop l ands 

in Canada i s perhaps more critical because there arc only a few area s 

where tree fruits can be grown successfully because of climatic 
64 

l imitations. 

In conclusion) there are two schoo l s of thought on urban sprawl: 

one argues that it destroys l andscape quality 1 consumes valuable 

agricul tura l l and , and r esul ts in unnecessary soc i a l a nd economic 

cos t s; the othe r stresses t hat the l and use changes are a r esult of 

t he marke t mechan i sm and therefore represents the h i ghes t and bes t use 

of the land. 11 Spraw l occurs , in fact, because it is economica l i n 
65 

t erms of t h e alternatives available to the occupants. " However , i t 

is only economic al as a result of present public policies and regulat­

ions. The problems and costs r esulting from urban spr.3wl are not borne 

by the dire~t consumer but by society at large. 



THE RURAL TO UH.TIAN LAND CONVERSION PROCESS 

Numerous mode l s and theories have been developed to explain 

either the l and conversion process or the resulting pattern of la nd 

uses. Most models are explanatory or nonnative in nature and " appronch 

the conceptualization of urban /and rural/ spatial structure in the 
66 

traditions of economic theory. " Basically , l and use patterns and 

land use changes are viewed as the outcome of numerous supply and 

demand factors operating under the market mechanism syst em . Land use 

is determined by the price an operator is preparetl to pay, which 

theoretically results in the highest and bes t u se o f land . 

In theory under conditions of perfect compet i tion such a 
system would result in an optimum allocation of land amongst 
competing us es : values of individual sit es would be maximi­
zed, since each is us ed for its highest and best use, and 
hence, the aggrega te of land values will be at a maximum, 
s i nce no user could gain by swi tching s i tes. The spat ial · 
pattern of land v a l ues would Plso be the optima~ one .67 

The conversion of land from rural to urban uses is the result of 

numerouE; individual decisi.ons. As such, the land convel"sion process i.s 

bes t understood from the point of view of decisi.oD.- maki ne theory. Thi::: 

theory has be en traditionally based upon economic theory wh~ch makes 

rigid assumptions about man ' s behavior. · However, theories have also 

been developed emphas izing the behavioral aspects of decision--uwking , 

in whi ch t h e assump t ions o f ec onomic theory a r e re l axed . 

THE DECISION-MAKING PROCESS 

Decision-making is the process of determining , evaluating and 

choosing be t ween alternative courses of action . A decision-making 

fr amework bas ed upon normative economic theory r e lies on. the concept 

o f " economic man", who ·11 is assumed to hav: fulJ. knowledge of his 

environment, a-well organized and stable :;ystem of preferences , and 
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a c omputational skill to evaluate alternatives in order to maximize the 
68 

highe st point on his preference scale. " Preference maxi mization is 

usually expressed in monetary t erms . The framework for e co nomic man is · 

illustrated in Fig. 2, which shows the type of considera tio ns and inputs 

necessary for a land use decision. 

The assumptions inherent in normative economic th eory a lso provide 

the limita tions for its use in the real world. Ma ny authors fe e l th a t: 

all owance mu s t be ma de for man ' s finit e abilities to perceive 
an d s t ore info rma tion, to compute optima l solutions , and to 
predict the ou t come of future events , even if profit were hi s 
only eoal. Most likely, h owever , hi s goa ls arc multi-d imensi­
ona l a nd optimi za tion is not a rel event criterion . 69 

Theoretically, a deci sion-maker has an immense mm1ber of a l terna -

tives , or combina tion of a l terna t.ives , open to him. However, in 

r ea lity this theoretical rang e of choice is limited to a pra cti cal 

range of choic e by a l a ck of awareness of possible choi c es , by the 

insti tutional restra ints of publ ic policy, and by social attitudes a nd 
70 

traditions. The pract i cal r a nge of choice is furth e r limited by an 

individua l' s decision-making cri teri a , his percep tion of the environment~ 

persona lity, age , hea lth , experi ence , etc. 

An individual ma y also utili ze var i ous choice processes i n hi s 

deci sion- making . Ka tes identi fied thr ee types o f c hoice proces s es; 
71 

conscious; habitual; and unconscious and trivial. A conscious choice 

process involves the cons ideration of objec~ives and of alternative ways 

o f fulfilling the objectives. Habitual choic es rely on tradit ional or 

r epetitive behavior; however , they may have been originally derived 

from a consc ious choic e process. Unconscious or trivia l choice processes 

are no t identi f i ed with any particular assessment or evaluation of 

alternatives . Most decision -making is the result of th e habitual or 

unconscious choice processes as many day to day deci sions do not warra~t 
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the expenditure of time and effort necessary for conscious choices. 

"Choi ce, however it is made , is made under a variety of conditions 
72 

of knowledge as to alternatives and outcomes . 11 The degree of know-

ledge of alternatives will depend on an individual's education, age, 

experience, and background. Assessment of the consequences of alterna­

tives also depends on these factors as well as the probabi lity of 

occurrence of the outcomes. Decisions are made unde r conditions of 

"riskir when all possible outcomes are known and t he probability 

associated with each. When no probability can be allocated to a future 
73 

outcome, the situa tion is termed "uncertain. " Ciriacy-Wantrup 
74 

suggests that time increase s the degree of uncertainty; the probab i 1i t y 

of success is harder to calculate over longer time pe riods. Decision.­

makers tend to resort to habitual choice processes when faced with a 
75 

high degree of uncertainty. Wolpert indicates tha t: 

Within this environment of uncertainty, the fanner [o·r any 
other deci s ion-maker/ must make choices and must bear the 
burden of outcomes·.- All farmers are faced wi th simila r prob•· 
l ems, but actual decisions vary because farmers have differ­
ent goa ls, different l ev e ls 6£ knowledge and vary in their 
aversion to ri sk and uncertainty.76 

However , even when t he same degree of i.nforma ti.on exists for a ll 

decision-makers , decisions will vary because of t he " perso na l perception 
77 

of the same information differs. 11 

Decis i ons will also vary depending on the criteria that are used 

to guide the decisions. Normative economic theory assumes that man will 

try to maximize profits . However , behavioral theory . recognizes that 

this rigid as sumption would not always be valid. Instead, a decision-
78 

maker may use the "regret cri terion;" in which he atte.-npts to minimize 

losses. To overcome the problem of measuring pr ofits or losses only in 

monetary terms, the concept of utili ty was developed which r ecognized 
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that c riteria other than mo ney c oul d be utilized to arr i ve a t a 

decisi on . 

Behavioral concepts also rec ogn i zes that the decision-making 

process may be limited by the capabilities and desires of an i ndividual 

to examine all pos s i ble alternatives and consequences . As a result, a 

decision-maker will tend to accept the fir. st "sat isfactory" alternative 
79 

he encounters. TI1 e decision is based upo n an individual ' s subj ective 

assessment of th e situ a tion and pa s t experiences , which in many cases 

reflect ha bitua l behwior . 

An i ndividual ' s decision-making framework, based on behavioral 

theory , is a complex combina tion of education, experience , personality, 

motives and perception of the situation in whi ch a deci sion has to he · 

made (Fig. 3). I ndividuals may react dif: feJ~entl y when fa c ecl wi th 

identica l situa tions . In land use t e rms, "thes e differ ence s and v a ria­

t ions have a spat ial dimensi on and are not randomly distribu t ed among 
80 

tl e popula tions. tr A behavioral approach. to deciE',i.on- foaking c,1n help 

to explai n which agrj_ c ultural land is convc:.r ted to Fi:ban uses, and why 

this conversion occur~, in a scattered fashi on . 

DECI:~ION MODEL OF THE IAND CONVERS ION PROCE SS 

A behavio ra l approach to u r ban g r owth and land u se pa t ter ns based 

upon "the decision as th e critica l point in the behaviora l s equ ence in 
81 

a loca tiona l acti on , " h as been deve loped by Chapin and his colleauges 

at the University of North Carolina . Th i s approach proposes a concept u.-:i l 

sys t em based upon a values - behavi or patterns - consequence. framewo r k . 

In its most basic form, and viewing the components in reverse 
order , this fram ewo rk seeks explanations for any particu l ar 
man-induc ed phenomenon being studied ( in this ins tanc e , u rban 
growth .:rnd dcvcl opm0nt ) in terms of hum::in behavior ( p:i t terns 
of activity), with behavior patterns being a function in t enns 
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o f peop l es ' va l ues ( or th e attitudes held conc erning these 
a c tivitie s ). A fourth e lement in the framewo r k has to do with 
control processes ( s trategies or plans ) th;-it i nfluenc e the 
int erplay among th e firs t three components . 82 

30. 

Thu s , l and us e patterns and the conversion of land from one use 

to another is a r esul t of t he decis i on-making structure of a large 

number of i ndiv idual s . 

We may conceive t he l and development pattern of a city a t any 
pc1rti cul2r point in time as th e cumulative effect of a myriad 
of dec i sions and actions by i ndivi dua l ent i ties and groups , 
consisting of households, in s titut ions, corporate intere s ts 
and goverruncn ts.8 3 

111E~ rural t o urban l and con.version proces s i s viewed as a 

complex set o f deci s ions by assorted i ndiv i dua l s and groups, 
g uided by his own inc ent ives - the household by bas i c needs 
and pre fer ences, the dev e lo per-entr epreneur by the profi t 
motiv e , th e precl eve l opment l andowne r by a mixtu re o f pecuni­
ary and pers onal motives .84 

In th e con~cr s io~ proc ess, land 

1.t is prepared for urod n c(msw1tp"i.:iun. 

From t he ber;inning of t he process , when l a nd must be re l easec 
by willing s ell ers i n different sectiocts of t he me trr>poJ.ita n 
community, t hrough t he ent ire development process i nvo lving 
differing behavio rs of real estate mBn, developers, mort13a~e 
financiers , and bt1 i lders , the comb i nation of possible outcome~ 
multiplies r apidly . Next , according t o the opportunities 
emerging f rom t he past of the development process , h ouseholds 
make their locational decisions , some taki ng up r ental accommod­
ations , some acquiring l ots and negoti at ing for a house through 
an a r chitect or bu i l ding contractor, and some buying th e complete 
shelter packag e. Because of imperfect know l edge that both 
p r oduc ers a nd c onsumers have of thi s process a nd the poss ible 
vari ability ent ering into decisions along th e wa y, the ou tcomes 
are no t ea sy to forecast .85 

In addition, considerabl e va r ia t ion can occur in locations and patterns 

of development. 

"The t ransition of a unit of l a nd on th e periphery of an urbnn 

area can be traced f rom a n initial state of non- urba n us e through 

several stages of dev e lopment to a s t ate of active res id ential use by 
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86 
a hous eho ld" (Fig.4). The major actors in this decision process are 

the predevelopment landowner , th e deve loper and the h ousd1ol.d. The 

decision-making p rocess of each actor i s limited by t he range of 

·lterna tives open to him at any point i n time, 2-.nd by a variety of 

factors which serve to influence a decision. Factors i nfluenc i ng 

<lecisions can be categorized as to three t ypes : contextual (including 

socio-economic and public po licy), property, and deci sion aiertt 
87 

characteristics . Public policy provides the insti tutiona l framework 

within which private decisions are made and establishes regula tions 

which influ~nce thes e decisions. As such, public policy is .vi cv7ed as 

th e key element in the land conversion process . If th e developin2: 

pc1t t ern o f land us e j_s deemed contrary to t he best int erest of f,; ociety , 

it is publ i c policy whi ch has to b e changed to effect.1.u1 t e <1 differ c1~ t 

patte rn of development. The conce~tua lization of the l and conversion 

process i s illustrated in Fig . 5 and fo rms the framework fo r the 

C):amination of u r bGil encroa chment on orchin:<l land in tLe southerr, 

Okanagan Valley , 

A large number of actors arc involved in the cc,nvcrsion of land 

from rura l to urban uses. For the sake of simpl i c ity, they are grouped 

into three genera l categories: the predevelopment l andowner , the 

specul a tor/deve loper , a nd the urban consumei . I t mus t be emphasized 

t hat the rol es of each group ar e not clearly deroarca t ec and tha t a 

v a riet y of rol es may be played by th e same individual or group. However , 

also invo lved in the process arc 

land appr.'.l i sers , s urveyors , engineers, l.:ind economists , m:,rket: 
analysts, l awyers , gencrol insurance agents, buildi ng suppl i ers , 
contractors, sub-contractors, r eal.t ors , brokers , i nvestment 
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e roups , saving and l oan associations, financial in s t i t utions 
and utiliti es compa nies. 88 

34,. 

It is beyond the scope of thi s s tud y t o examj_ne each of these in detail . 

Ea ch acto r ha s a di fferent rol e to play i n the process end is 

subj ec t to dif fer en t motives and desires . The choice of options open 

to each actor is limited b y a v a riety of f act ors. TI1ese d ifferenc es 

ma y all contribute to an uncoord inated approach to residcnti ~l 

d eve lup:_; ent . 

.:f.he Predevel_o E_ment Lar,clow nc.r - The prcdevel cpmcnt landowner i s 

_ defined as the pe rson owning land f or other tha~ u r ba n purpos es, either 

present or futu re , His d ecision t o sell suppl ies land for urba n purpo ~:es . 

,,.,rhe l a ndowner ' s decision to hold or s e ll Lhe lane. d epends upon income 

ancJ. s a ti s f a ction received from the l and a nd hi s C}:per:-. t ati ons D.bo"J t the 
89 -

land' s va lue c ompared t o it s p resent market v alue. " A l a ndowner's 

product s procuced. "In addi tion, the landowner 1 s dec ision al so dep ends 

on thi s rela tive sat:J.sfaction from such quc.11.itati.ve M~p ects as fanni ng 

as a w2 y of J. ife, the l a nd as a r esidence , love o:C the la nd , or privacy 
90 

and status ." Thus , a decision to hold or sell ~-s a combina tion of 

both economic and so c ial f a ctors and may vary wi~h an individual ' s 

pos it i on in th e life c ycle . 

The Speculator / Deve l op e r - Th e specul a tor i s an individua l or 

c ompa ny who lmys and ho l ds land f or an anticipa ted future economic ga i n . 

. Profit is t he motivating force, as it is in the e.n tin, convers :i.on 

p r ocess. "In one sense, everyone who owns, buys , or se l ls la_nd (with o r 
91 

without improvements ) is a spe culator . " In fact, i t · i s extre1;1.e ly 

difficult to di s tinguish be tween a farmer, a speculator , a nd ;:i developer , 

as • . • "not a 11 fo.nncrs rema i n genuin e f armers as the city encroa ches, 



Some of them perceive that real estate speculation may be a better 
92 
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business than dairying or vegetable culture." As urban development 

approaches, a farmer is more likely to take on a speculative role. 

The developer is an individual or compc1ny involved in "selecting 

a site, programming the site for development, and arranging for active 
93 

development of the site." He may purchase land from either the 

predevelopment landowner or the speculator, as well as owning land for 

his own speculative purposes. Dudycha feels that: 

the developer plays the central role in the residential deve­
lopment process: he is involved in each of the key decisions 
which result in a parcel of land changing state. Not only does 
the developer make the initial commitment to a particular loc­
ation but he also determines the type and price of new develop­
ment within limits set by planning controls, consumer preferences, 
and credit availability.94 

The spatial pattern of development in the rural-urban fringe is 

a direct result of developers' characteristics. Brodsky suggests that 

a scattered form of development is more likely to occur when there are 

a large number of independent developers each making separate locational 
95 

decisions. In addition, these developers are likely to spread their 

risks by building at several separate locations. The choice of a site 

for development is influenced by a number of factors,including the price 

of the land, accessibility, public policies, topography and an assess-

ment of urban consumer demands. However, 

land development is obviously much more of an ad hoc process 
than we had previously supposed. The unsystematic manner in 
which developers approach the production of residential lots 
indicates that most of the decisions made at this stage in 
the development process are probably made on the basis of 
their own experi ence and general awareness of 'what's going 
on' in the local development industry rather than on the 
basis of what new techniques and ideas are availabl e . 96 

The success of a developer depends upon his ability to provide 

the size, location, and type of residential packages demanded by the 
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consumer. "Housing is unique among consumer durables . It represents 

a compl ex package of goods including a house, a lot, a neighborhood , 

and a set of spatial relationships linking it to the rest of the urban 
97 

area." 

The developer can also be considered as the major decision maker 

in the residential development process because he take s the initiative 

in deciding which tracts of land to develop. The actua l development of 

a site may be limited by public policies and regul a tions such as zoning 

by-laws and subdivi sion regulations. The conversion of land from one 

use to another requir es a number of applications for permits and the 

appropriate approva ls. Some sites may be subj ect to f ewer restrictions 

than others. The development of land for r e sident i a l purposes may 

involve a number of negotiations be tween t h e public and private 
98 

s ectors. Th e developer- a cts as t he initi.ator Hhilc th e public 

agencies , who adminis ter policies a nd regula tions , a ct as accommodntors 

and can only make judgements on each individual appl i ca tion . As such , 
99 

the applicant may hav e the advantag e. The size, location and type of 

development is entirely in the hands of the developer. 

The Urban Consume r - The urban consumer is that person or group 

requj_ring residential, industrial, and comme rcia l f a cilitie s . 

The demand for hou s ing at any one time consist s of the number 
of hous eholds des iring housing , their ability to pay, and their 
preferences. In a given urban area, the number of hous eholds 
desiring housing is a function of the rate of household form­
ation, net migration to the area, and deterioration of existing 
hou sing or the conversion of existing housing to non-residential 
us e.100 

There are a greater number of decision makers involved at this stag e 

than any other stage in the proc es s; however, the decisions have a 
101 

smaller impact on the final pattern of development. 
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The movement to a new r es identia l. l oc a tion inv olves tw o s e pa r a t e 

;: 102 
p roces se s ; the decision to move , and the selection of a residence . 

The decis i on to move m.:. ,y be prompted hy retirement , a new j ob , a 

growing family , or a change i n i ncome l evel. The se l e c tion of a new 

r esidence i s based upon a site ' s 11 place utility, 11 which is the 11 net 

c omposite of util i ties which are derived from an individu;-il ' s i ntegra-
103 

t i.on at s ome point in spac e ." Place utility involves the 

c onsiderat i ons of : 

( 1) Dwelling chara cteri s t ics : s i ze , type design , price 
t enure arrang ements . 

( 2 ) Lot cha r acte ris tics : s ize , v i s ua l qu2li ty . 
( 3 ) Neighbourhood characte r ist i.cs : so cia l prest i ge , vi sua l 

quality . 
( 4 ) Area characteristi c s : avai l abi lity and quality of ser ­

v ices , a cces s ibility t o cmplo yi,1ent , access ibi l i ty t o 
services such as schools , s hopping, and recreat i ona l 
f a ci 1i ties. 1 Ol,. 

Chapin a nd Hi g h t owe r a l s o s uggest t h a t: 

in a n afflue nt society, even f o r the disa dva n tag es , one ca n 
e xpect t hat tw o choice fa c t ors wi.11 beco:ne increasing l y impor­
t a nt in the fu t ure : ( 1) the mi x of ac c essibili t ies which a 

1 h ff d ( 2) l . . . ff 10.S part i c u ar ome site o · e r s , an . t1e amen1.tJ_es it o. ers . 

The se l e c tion of a new 1:csidence i nvolves t wo n1a j o·,~ c omponents : bas ic 

requirements, and amenity r e qu i remen ts. Bas ic requ i r eme n ts i nc lude 

such t hings as h ouse size and price , wh i le amenity requ i r emen t s a re 

th os e that c on tribute to " the p l easantness o f the urba n e nv i ronm en t 
106 

as a p lac e in which t o 1 ive , work and spend o ne I s l e i su r e t ime . 11 

and include s s uch things as lot s i ze , vi ew , trees, and a cces s ibi li ty. 

1-'..any peop le are f i ndi ng this mix o f requi. r ements i n t he r ura l --

urban f ringe. 

Once th e conswner h as def i ned hi s aspira t ions in t e rms of bas ic 

and amenity requirements he has to conduct a search fo r a su i ta ble 

r esidence . Th e cho ice p rocess of r esidentia l selec tion i s limited by: 



onej the scope of choice and intensity of residenti.al develop­
ment prescribed in the general plan and by zo ning regu lations ; 
two, what t he producer offers - not only the typ e of shelter 
package and th e pric e , but also the accessibility the site 
offers to major employment c entres , schools, and shopping and 
t he pro~imity of the site to utilities and thoroughfares ; thr ee , 
what the household purse al lows ; four ; wha t the househo ld ~1ct­
ivi ty patterns cnll for ; and five , what the t as te norms of the 
h ousehold dictate.107 

The choice has to be made from the vaca nc i.e s whi ch .::ire 2vai l ab l e at 

38. 

any one point in time . Invariab ly the v acancy characteristics do not 

directly meet the level of aspiration, in which case a choice must be 

made to continue search procedures or to revise aspir.::itions . If 

aspirations are rel axed then the choice of a r es idence is one of 

11 s atisficing 11 rather than maximi.~c:i.ng . 

factors I~fluencing Decisions 

The deci si ons of the various actors outlined above are influenced 

by a variety o f factors, all of which increase or decreas e the range of 

· choice open t o any one decis ion maker . 

Prop5~r!:_y_Sh,:.:ir2cteri,,tics - 1iProperty chara cteristics prov:;_d e an 

ope:rc.: tional means to describe the. units of land abou t which <led.si c□~ 
108 

are made ." They irtclude physical, location ) and insti tutional 

characteristics . 

Physical characteris tics, such as topography, slope, vegetat i on , 

view, e l evation and soil conditions "are inherent in the land and cannot 
109 

be chang ed except by direct modification of the site itself. " However , 

physical chan1cteristics may be 11 result o f ~;ite improvemr:nts by land-

s capin v or planting trees. Physical attributes may enter into an urbnn 

cons umer's preference scale in the selection of n resident i al location . 

"Locational characte ristics are derived solely from the re l ative 
110 

location of th e site within the spatial pattern of urban a cti.vities. 11 
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Accessibility to such things as employment, schools , shopping and 

recreation areas m.1 y be import:in t consicle r Dtions in a consume r ' s choice 

of a r esi de nce. Locationa l characteristics o f various sites ma y change 

over time and can be affected by contextua l factors. 

Insti t utiona l chara cteristics repre ser.t the at t r i butes or regul a ­

tions tha t are applied to a site by soci a l i nstitutions . These i nclude 

such thi nz s a s zoning , s ubdivi sion regulat i ons , wa t e r supply and t a xes , 

which are a direct result o f cont extua l facto rs . 

Decision Ager?!: Characteristics - Decision agent cha ra cteristics 

are thos e persona l a ttributes which det er mine the wa y on individua l 
111 

will react in a deci s ion -ma king si tua t ion . The prev ious s ection 

dis c ussed th e variables and co ncepts which influence a n i ndividu a l 1 s 

decision-maki ng, i ncluding t he degree of know l edge , decision criteria , 

and choice proce ss utilized. 

Contextual Fac t ors - "Contextual factors inclu de c ons ide r ations 

that limit and dete rmine the ove r a ll rate and ty})e of change in t he 

.urban cornrnuni ty and the general structure of decision agent .=i ncl pr o1~erty 
11 2 

chara cteris tics. n They include both socio- economic and public policy 

factor s, whi ch determine the framework within whi ch priva te deci s i ons 

are made . 

Socio- economic facto rs refer to the general na ture o f the economy 

at any point in time . They include " economic structure a nd growth 

prospects of th e urb a n area, community l eadersh ip) conditions of th e 

loca l housing ma rke t , loca l deve lo pment , i ndus t ry concentration and 
113 

competi tion, and th e preva iling ps ycholog y of th e period ." 

Public policy re fers to the actions of publi c agenc i es , administ-

ering l egislat ion and regulations, which directly or indirectly influence 
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land use decisions. Such policies influence land use by changing t h e 

socio economic or property characteristics, or by pla cing r e st r ictions 

on priva t e choices. 

The Importance of Pu bJ ic Policy in Land Conversion 

The land conversion proces s is a r esu lt of J.an<l cl iang ing owner-

ship and uses through th e market mechanisr,1. "The ma rk e t mechani sm does 

not> h owever , fun ction in a vacuum. I t works within a fra mework which 

influenc es and conditions the s ize and nature of (a ) th e dema nd for 
114 

land ancl ( b) th e supply of usable land." The convcrs Lon of l a nd 

from one use to anothe r is no t entirely dictated by economic factors; 

•~nsti tutiona l fac t ors, customs , and s entiment may be just as powerful 
llS 

as cost s a n<l pric es in deciding th~ patterns of land utilization." 

and pro tection of the public hea lth, safe ty, moral s , convenience and 
11 6 

To accomplish t his purpose, pu1lic poHc y ma y directly 

influence land use cl ec isions through t ec:lmique.s such as eminent doma j_n, 

zoning and mas t er planning. In addition, numerous other policies 

d.esigned for other pu r poses may influence lard use. They include s uch 

th ings as subdivision regulations, building codes , taxation , and the 

provision of services like roads, water, sewer, schools , a nd parks. 

Land conversion requires a seri es of approvals from pub l ic 

agenci es as provided by legislation. Almost every decision rega rding 

the own e rship or us e of land resoarces is in some way affected by 
117 

public policies or r es trictions. McBride and Cl m.;, c; on, however, 

suggest tha t these approva ls are open to negotiation, with the pri vate 

sector _ lwving the adva ntage because of ti lcir role as i.nitiators in the 
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118 
process. '

1Local public policies might be conceiv ed as attempts to 

cont r ol the probabi l ities of u nits of l a nd cha ngi ng f rom one s t a te to 
119 

another , 11 

Public p olicy se rves to influ enc e th e d ecisi ons of the var ious 

actors i n th e l a nd conversion proc es s. I t may influence th e c os t s or 

returns to the predcve lopmen t l a ndowner, there for e i.n f luencini his 

deci sion t o hold or s e l l th e l a nd . For a d ev e loper , i t c a n i n f l uence 

his c apita l forma t ion, and t h e r efore , th e ease or difficulty of d ev e lop-

ing c erta in area s . As a result, it determines t he nva ilability of 

alterna tives open to the con s umer as well as the mix o f opportn ni ti es 

associat ed with a residential pa ckage. 

Public infl~cncc on l a nd us e is a r esult of th e combine d effe c t 

o f all policies and results in some areas bei ng more attractive fo :c 

deve lopment than othe rs. If th e developi ng pattern of land us e is 

dee.me<l undesirabl e or c a uses cons iderable problems, jt is a direct 

result of the structure of public policies r a ther th an contrary to 

them. In fac t > 11v1h en all o f these f a ctors ar e c:ombi.ncd one sh ou i d 

expect a r a ther hit - or-mis s type of s uburba n develop:n8nt 11 ancl we 
120 

should " a nti.cipa te exactly wha t we have e xperienc ed : sprawl , 11 

The res olution of these problems ma y lie in a r e structui~ing of 

public polici es , but "to be effective in guiding pa tterns of new urban 

growth> it m;.ist be ba sed on a r ealistic understa ndi ng of the deve lop-
121 

ment p r ocess ." Without outright ownership o f the land, policies 

must be de s i gne d to influ ence all of the dec i sions in the 12..ncl c onve r-

sion proc ess . "In ord e r to buid e the development proc ess, a mi. x of 

policies must affect ev e ry d eci sion link in the ch.:i in, from th e 

predcvel opmc n~ land owner ' s decision to ho l d or sell hi s lan<l t o the 



hous ehold's dec i s ion to move and it s selection of a new r es idence ." 

{,.2. 

122 

Throughout thi s chapter , the term "influence" h as been used to 

describe the i nvolvcn1ent of the public sector in land use dec i s i ons . 

The term wi ll conti nu e to be u sed th roughout t he thesis inst e ad of 

t h e more common t erm "c ontro l.rr First, cont rol impli es ari abso lute 

and final mandate i n the use of l and ; however, as wil l he shown later 

public po lic y is sub jec t to appea l s and changes , and t herefore i s 

quite flexibl e . Second, l and use changes are prima r ily a r es ult of 

private initi a tive. Public polic y is us ed to either approve or refu se 

an a pplica ti on f::ir change; it c annot dicta te what u se will b e made of 

th e l a nd, except in a very broa d sense. The t eru irinfl uence 11 implies 

an attempt by the publi c sector to control l and use ~hrough chc p rovis i on 

of obstacles to l and convers ion deci sions . It i s a 1.so consistent with 

thP con cPotualizah on of 1-he. nir;iJ tn urhan J ;:incl ,nrmers :i ::, ,:-, ;.~l'.' 0C"'S8 

deve l oped earlier. 
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CHA.PTER II . 

Tl:lE SOUTHERN OKANAGAN VALLEY: 

LA.ND USE CAPABI LITY, PATTERNS AND CONFLICTS 

The grea t es t danger to our ag ri cultura l l a nd in Bri tish 
Columbia is l os s from urb a n sprawl. We sec it esp e cin ll y 
in the southwe s tern corner of the provinc e in the Okanag a n 
Valley. So far , this urb an s prawl has been practi ca lly 
unco ntroll ed. The Okanaga n Valley i s , of course, a fin e 
place i n which to live , and this f act i s being u sed to 
attract people from the l ess att r a ctive parts of Ca nada . 
Such people a r e flowing i n like lemmings a nd may ev entuall y 
urbanize this whole area . 

51. 

J . C. Wilcox and C.C. Kelley, 1962, p. 2 . 

The Okanagan Valley was originally set tled in the 186 0 1 s as a 

ranching community . By the 1890's, the settlers found tha t if irrigat ion 

water was app lied to the l and , tree fruits cou l d be grown successfully 

because of favourabl e soil and c limatic conditions. This discovery 

stimulated a cha nge i n ag ri cultura l a cti~i ty ; t h e vall ey has s i nc e 

developed as a ma jor t ree fruit producing area , a nd pres ent l y account s 
1 

for ninety percent of all fruit production in British Columbia . 

In r ecent years, the valley has also become a ma j or tourist resort 

due to such f actors as hot summers, numerous l _akes, excellent beaches , 

availability of fruit, increas ing disposable income , and i mprovements 
2 

in transportation f ac ili ties. Favoura bl e cl imitic conditions als o 

make the valley a desirab le plac e to live . A large nurnb e r of new jobs 

have been c reated since 1966 as a result of the "expa nsion of seconda ry 

manufacturing , l argely due to the various financial inc entives available 

to such in<lustry under the federal Reg ional Dev elopment Incentiv es Act . 11 
3 
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The r esu lt has been a rapid inc rea s e in popu l ation since 19 66 , with the 
4 

valley experiencing a growth rate well above the provincial average . 

Rapid population growth has crea t ed a l ·rge demand for land for 

urban u ses . If new development occur s in rura l areas and in a scattered 

haphazard fashion , a l a ri:;e amount of agriculturc:il land may Le lost 

through actual construction and additiona l farmland may be alienated 

through proximity t o urban areas. The purpose of this chapter is to 

examine the l and use changes tha t have occurred in the Okanagan Vall ey 

and t o assess the ext ent of urLan encroachment on orchard land. 

PHYSICAL SETT ING 

The inte r ior plateau of south-central British Columbia, lyi ng 

be tween the Cascade l'lountains to the west and t he Honashce I-fo untains to 

t he east , i s split i n a north-south direction by the Ok~nagan Vall ey , 

whi ch extends abou t 120 mil e s north of t he Canada - Unit ed States border. 

'J.'his wide, deep va lley originated as 11 a zone of weakness in the earth ' s 
5 

crust , and subsequently deepened by s tream and glac i al act ion . 11 As 

the g l aciatfon rec eded , the valley bott.orn w.:u:; covered Filh grave l, 

s and > silt, and clay fro a 8lacia l outwash. I n deeper depressions, such 

as that occupied by Oka nagan Lak e, stagnant lobes of ic e remained, 

causing melt.water streams to flow along the side s of t he ice and t he 

valley walls, depositing sand , silt and gravel. As the ice in the 

depress ions melted , the deposited mater i a l remained , forming terraces 

along the vnlle y wall s and above th e level of t he residua l l akes which 
6 

remained. These t erraces are prominen t feature s at the sou the r n end 

of Okanagan Lake around Penticton 5 Swmncr l and and Narama ta (Plate 1). 

The resulting l andscape is a long narrow valley with a chain of l akes 

(Okanagan , Skalw , Va seux and Osoyoos ) in the depressi ons , which are 



Plate 1. Silt terraces and b enchland on t he east side of Okanagan Lake betwe en 
Penticton a nd Na r amata. 

\JI 
I:..'-' 
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drained southward by the Oka nagan River. Di scontinuous areas of 

gentle sloping land .:ind terraces flank th e wat ercourse on both sides , 

above wh ich the rugged h ill s rise quit e steeply . The surrounding hills 

are drained by a number of small creeks , many of \·.>hich are danmed at 

high c: r e l evations to provide storage for irrigation water . 

The southern part of the valley i s characterized by hot swnmcrs , 

mi ld win t ers and low precipitation, a result of being in a rai nshadow 
7 

area . Moist air from t he Pacific l oses its mois t ure as it ris e s over 

th e Coast and Cnscad'c rnountains,provicling clear skies during the summer . 

Th e Okanagan has an fl annual average of between 1900 and 2000 hours o f 

sunshine, o f which a l most 90% is r eceived in t he period from l'hy to 
8 

October ." Cl oudy conditions during t he winter months combine.cl wi th 

the modera ting effect of the l ake s, results in mild tempera tures , 

especia lly a t lower altitudes, 

Annua l precipitation varie s considerably in a north -south direct­

ion and also with elevation . At higher elevations , most of the 

precipita t ion occurs in the form of snow during the winter months, which 

averages over twenty- eight i nches ; h owever, th e va l ley bottom rec eives 

only e l even inches annuall y (Table I) . Low precipitation and hiGh 

potent i al evapotranspira tion make irrigat i on esseutL:il for t he growi ng 

of any agricultura l products. 
0 

The average t emperature in Jul y i s 70 . F., but t emperatures may 
0 

rise to ov e r 100 F., particularly in the Osoyoos area . Th e avernge 
0 

J a nuary temperature is 25 F ., h owever , temperatures vary conside r ably 

from yenr t o year. Very low t~nperaturcs in the earl y fa ll or in t he 

spring can se~erely damage fruit trees, especially soft fr ui t such as 

peacl1es and apric ots , which drastically reduces production in t he foll ow -

ing swnmcr , Damaging frosts occur about on~ in seven years; the b .s t 



55. 

ma jor frost was in 1969 with a vi rtual comp let e lo ss of the pea ch and 

apricot crop. Cold air c!lso drains f r om the surrounding hills into the 

val leys creating frost pockets in J. m-: lying area s ancJ depress ions . 

Microclimatic variations o f this nature may limit the areas where tr ee 

f ruits can be grown success fully. TI1e frost -free season is app roxima t e l y 

100 days, one of the longest in Canada . mien a long frost-free season 

i s combined with high heat accumulation during the summer , it provides 

an environment suitable for th e production of tree fruits. 

TABLE I 

CLIH!~TIC DATA FOR THE SOUTHERN OKANAGAN VALLEY 

MOISTURE ( INCHES) 
Hay-Sep t ember Precipitation 
Annual Preci.pi tc'-t:i. on 
Actual Evapotranspiration 
Pot~ntial Rva~otrRnspjrRt inn 
Deficiency 

0 

MEAN TEMPEAATURES (F ) 
J anua ry 
Jul y 
Annua 1 1'linimum 

0 

FROST-FREE SEASON (ABOVE 32 F) 
Spring 

. Fall 
Period 

GROWING SEASON 
Start 
End 

0 

DEGREE DAYS ABOVE 42 F 

CORN HEAT UNITS 

l~ 

11 
.11 

26 
16 

2.5 
70 
- 5 

May 1 
October 5 

100 days 

March 20 
Octob er 31 

3,800 

Note : These figures arc averages for the southern pn rt of the 
Okanagon Valley. 1'1icrotopographic and mi croclima tic factors 
contribute to var i at ions of these figures from one area to 
another . 

Source: Cannd.1 Land Inventory, r eport #3, 1966, pp . 18, 19. 
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Soil s arc the result of particula r combina tions of environmenta l 

f actors,such as parent material , topog raphy, climotc an<l vege tation. 

The parent materia l s of Oka nag an soils ar e grave l , sand, silt , and cl ay , 

all of gla c ial origin . The natural vege tation of the vall ey bottom i s 

scrub brush an<l bunch grass , result ing from h igh temperatures and low 
9 

precipita ti on; consequent l y , the h umus content is lo,-.1 in ma ny areas . 

Vege t a tion c over increases northward and with e l evation. Five majo r 

soil groups exist i n th e Okanagan: brown , dark brown , bl a ck, brown 

podzolic - g rey wooded , and groundwa ter soi l s. Only three of th ese, 

brown, dark brown , and groundwat e1~ soil s , occur in any si8nifi cant 

amount in t he southern part of the vall ey . Brown soil s are the most 

predomin.an t ty-pe . Da rk br own soil s occur in pa tch es in the north ern 

parts o f th e valley and a t higher elevations. Groundwater soils oc cur 

in low lying a r eas adjacent to th e lakes and along the river channel. 

Fruit trees survive best on the sandy > si lty and gravelly soils of the 

brown and dark brown zones ) which provide exc ellent dr ainage. Clay 

soils h ave more drainage problems ; their de ns e structure rest r ict s the 

root develop:nent of p eaches and apricots s a lth c,ugl other t)11es of f ruit 
10 

a re grown quite successfully . Groundwater soils have too much s a lt 

and a lka line accumulat i on to be of any va l ue f or t ree fruit product ion . 

The physica l characte ristics of th e southern. Okanaga n Valley may 

be important cons idera tion s in l and use dec~sions. The phys ica l attributes 

of good soil, favourab l e c limate , and the fairly flat ·land of the l ower 

.slopes and b ench es , provide the conditi.ons necessary for tr ee f ruit 

producti on. However, these attributes , as well as the proximi ty to 

warm l akes , are also att i~ac tivc considerations for urba n deve l opme nt . 

Thus, two conflicting land u ses m:iy be competing for the s ame l a nd area. 
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AGRICULTURAL CAPABILITY 

Before an examj na tion can be made 0£ urb a n cncroach1nent on 

orchard land, a definition 0£ orchard l and mu s t be developed and l and 

with a natural capability of orch ard product i on delineat ed. The Ca nada 

La nd Inv entory provid es th e ba s i s for determining l and suita bl e for 

orchard production. 

THE CA 'A.fi e'. LA.ND n ~TENTORY 

"The Canada Land Inventory 1-C.L,r.!:._7 i s a comprehensiv e survey of 

l and capabili ty and use designed to provide a basis for resource antl 
11 

l and use planni.ng . 11 It is a cooperative federal-provinci.a l program 

administered under the Ag r i cultural Rehabi l itation and Deve lopmen t Act 

(A.R, D. Ac ), in which the province is respons ible for the condnct of the 

surveys and the fed era l g overnme nt is r esponsible for planning, coordin-
12 

a tion and financing . The inventory is based on th e concept that land 

has natural capabilities for various uses and that an inventory of 

these ca pabilities i s essentia l for ra ti onal planning > especi a lly i n 

areas w··_t11 a capability for more than one use. 

The objective of the Canada La nd Inventory i s to " classify lands 

as to t heir capabilit:Les > to obtain a firm estimate of the extent and 

location of each l and cla ss and to e ncourage use of C.L.I, data i n 
13 

planning. " Lands a re classi f ied accordi ng ~o th e:i.r p resent use and 

as to th eir natural physica l c apabi lity for use in agricultur e , forest ry, 

recreation and wildlife (ungulates and waterfowl ). Capabi lity class e s 

a re based upon bio-physical l a ndfonn unit s and r a nked on a 1 to 7 sca le. 

The system was designed to r eflect national variations ; therefore , 

provincial or regional int c rpret~tions must recog ni ze this a sswnption. 

The survey \..'3.S- prepared from air photo i nterpretat i on and field 



observations and information plotted on maps at a scale of 1:50,000. 

Published maps are prepared at a scale of 1:125,000. 

LAND CAPABILITY FOR AGRICULTURE 
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"The agricultural capability inventory provides information, in 

the form of maps and statistical tables, on the location, quality, and 

extent of land suitable for the production of annual field crops, 
14 

forage, improved pasture and native grazing." The inventory is based 

on a 7 class and 13 subclas s system designed for use on a national 

scale and to reflect the ability of the land to produce a wide variety 

of common field crops. Tree fruits are not included in the list of 

common field crops. The class represents the degree of limi ta tion for 
15 

production, while the subclass indicates the type of limiting factors. 

Classes 1 to 3 are considered capable of sustained production of 

and 7 denote severe limita t ions on production. The classification 

system assumes tha t agriculture will be conduct ed under present leve ls 

of technology, that ma jor reclamation projects will not' be undertaken , 

that capability is not influenced by transportation systems and markets , 

and tha t classes may change as additional informa tion becomes available. 

The agricultural s ec tion of the B.C,L .I, modified the national 

classification system in order to take into account conditions not 

experienced in the rest of Canada, such as milder climate and . hot dry 

summers. In many parts of British Columbia, especially the Okanagan 

Vall ey, irrigat ion is essential for agricultural production . In such 

areas the land was given two ratings , one for dry farming, and a second 
16 

which reflect ed the capability under irrigation . The availability 

of water or th e economic feasibility of putting water on th e land was 
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not taken into account . The i rrigated rat ing was used for t h~ purpo se 

of the thesis. Furthermore , the classifi cation system was expanded to 

include tr ee fruit and grape production in areas with a suitable cl ~ na te , 

sp ecifically the Okanagan . Under thi s modification, topography and 

stoniness were not cons idered as severe limitations to t ree fruit 

production . However , areas that have factors 1-1l1ich can l imit t ree 

fruits , such as a high water tabl e , flooding hazard or a frost pocke t, 

may be very suitable fo r the production of other crops and were rated 

accordingly. Areas with t hese limitations shoc1ld be excluded if 

consideration is given only to t ree fruits and grapes. 

The codin3 system f or agri cultural capability is bar;ed upon l and .. , 

fonu units i n which vari a t ions ma'y occur. These var j ations are i clenti.-

fi ed by a multipl e co ding system , whi ch irrdicates t h e percentage of the 

un:i. t t hat fa lls into each c l ass a long wi th th e a pproprii'ite limiting 

factor s. For example , an area which is coded 15-2x3-31? indi cates that 

fifty percent of the area is clas0 1 , thirty percent in class 2 wi t h 

minor cumulative l imitat i ons and twenty percent. is c lass 3 with 

f ertility and adverse t opography as limit i ng factors. A s econd example, 

which may be coded 3R-2xl•·~ indi cates that sixty percent: of th e area i s 

class 3 with excess water and mo i sture~a s limi t at i ons , and f orty percent 

i s c l ass 2 with minor cuntu l ative l imitati ons . For th e pur pose of this 

thes i s , the first area would be classi fi ed a s class 1 ( f ifty pe r~en t or 

g reater i n class 1); t he second area wou l d be cons idered as class 3, 

but wou l d be exc luded because t he nature of t he limi t ing fac tors 

precludes the successful produ ction of tree fruits or grapes . 

I n the Okanaga n, land r a ted as classe s 1 to 4 i s pr i mar ily found 

on the level areas of the mairr valley and the major t ributa ry v a lleys . 
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Most of this land is situated on the benches flanking Okanagan and 

Skaha Lakes, and on the gcntli sloping land in the Oliver -Osoyoos area . 

Land with l imitations due to excessive groundwater occurs on the deltas 

at Trout Creek in SummerJ.and, Penticton, and adja cent to th e Okanagan 

River channel from Okanagan Falls to Osoyoos Lake . 

CLIMATIC CAPABILITY FOR AGRICULTURE 

Climate is one of the most i mportant limitations to agricultural 

production . VarL1tions in climate determine to a l arge extent the 

range of crops that can be grO'.vn successfully. British Columbia has 

t h e widest range of climate in Ca nada, and corres ponding ly th e widest 

range of crops. The nationa l classifi.ca ti r~ n sys tem of climatic capab-

ility ra nks areas from l to 7, where 1 is the best climate . The rank 

indi cates t he degree of limitation . Th e system is furt h er classified 
17 

This clas sification system proved inadequate to des cribe conditions 

in certain ereas o f British Columb ia , which have mi.lder winters t han 

most other areas in Ca na da. Accordingly, the B. C,L . I. added four new 

categori es : la , l b , le , and l d, in addition to c l as s 1 as used in the 
18 

national classific2tion . Class ld repres ents the most favourabl e 

condi tions for agricultura l production and, together with classes le and 

lb, i s the only area where tree f ruit and grapes can be g r own with the 

deg r ee of success necessa r y f or commercial production . The B.C. L . I. 

report lists ea ch class al ong with t he names of i.dentifying areas, 

pertinent climat i c data, and t he types of crops which can be grown. 

Climatic cl asses are delinea ted according to land surface units 

on the basis of physical and biologi c.:il similarities . Maps of capability 

classes shoi,,.r dual symb ols ; on e indicates :: he capa bi lity under dry lcrnd 
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farming and the oth er shows the capability r a ting under irrigiJtecl 

conditions. Preliminary maps wer e produced by the climatology section 

of the Il.C.L . l, in J anua ry, 1973, a t a scale of 1:126,720 . 

Climatic classe s in the Okanagan r a nge from ld to 7 . Great er 

limitat ions occur in th e northern sections of th e vall ey and at higher 

elevations. Class ld is found prima rily in th e valley bottom a round 

Ol i ver and Osoyo os , while classes lb and l e arc found mai nly in the 

Penticton, Summerland and Narama t a areas. Soft fruit, such as peaches 

and apricots,can be grown successfully only on cla s ses ld and le. The 

boundaries of the clima tic class es t e nd to follow land contou rs; h owever , 

some irregul arities do occur. Tributary creeks to the Oka nag an River 

provide channels in which cold air from highe r elevations drains into 

the v a lley. These areas have correspondingly lower capa bil i ty r atings. 

Cold air also settles into depressions causing frost pockets. A l arge 

frost pocket i s found. to the south of Oliver , and other sma ller pockets 

can be foun<l throughou t the valley resulti ng from irregularities i ii 

·topography, l'w.ny commercia l orchards are planted i.n climatically 

infer ior areas , such as frost pockets and class la or lower areas , The 

probability of crop loss is quit e high, and has to be overcome by 

mechanical means,such as smudge pots or wind machines . Fruit grown in 

these areas is pri marily the hardier var i eties o[ apples and pears. 

IAND CAPABILITY FOR ORCHARD PRODUCTION 

In order to fulfill the fi rct objective of this thesis, it wa s 

necessary to define and outline in map fonn the area of land which 

would have tbc ca pability of supporting orch;:irds. Land capability for 

orclia rds is defined as tha t land which h.:is the physical a nd climatic 

att ributes necessary for the cornrne rcial production of all typ es of tr ee 
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fruit and grapes. Although this ca pa bi lity i s not rea dily identified 

from B.C,L.I . data it can Le deduced from th e maps of agricultura l 

capability a nd of c lima tic c apa bility by a filtering t echnique . 

Th e agricultu ra l capabi lity ma ps in British Columbia were revised 

to i nclude t ree fruits and grapes. How ever , cer t a i n areas have limiting 

fact ors which restr i ct the growth of tree fruit but which s til l allow 

th e production of other crops . Th e major limit ine factor is e,:cess i ve 

groundwater condit ions ; therefore, the se areas were el i minated during 

the map interpr e t ation stage of analysis. Classes 1 t o 4 of t he 

agricultura l capab ility r at ings were u sed to define Agr icultural land, 

as these classes were used by th e prov incial r;overnment to de fi ne 

agricultural land whe n the f reeze was placed on th e subdivision o f 

farml a nd by an Order in Council on De cember 21, 1972. These classes 

are also beine us ed as the basis of defin ing ag ricultural land reserves 

by t he British Col umb i a Land Commis s ion. 1'hefe cri teria prov i ded the 

basis for delineating the areas , as sh own on t he agricu ltura l capability 

maps which would h &ve the capability to produ ce tree fruit. 

Clima te is t he ma jor limiting factor for tr ee f r uit production . 
\ 

Climati c capabili ty classes lb, le, and ld h ave the ne c es sar y clima tic 

condi t ions for th e production of tree fruit, By outlining t he extent 

of these classes and s uperimposing the re s ult on the agricultural maps , 

areas were defined that had the ne c es sary physical and climatic attrib­

utes for tree fruit pr oduction (Fig. 6, l oca ted in the map pocket at 

the ba ck of the th esis ) . Th e map can be des igna ted as a general ca pa-

bil ity r a ting for tree fruit and grape production , as no att emp t wa s 

made to di f fe renti :1te be t ween di ffe rcnt t ypes and vari.et ics of fru i t, 

even though specific var ieties ma y require minor di ffe rences in soil 

and cl ima.t ic char.:1.ctcristics. 
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METHODOLOCY 

The first obj ective of th e thesis is to examine the extent of 

conflict between urban dev e l opment and l a nd with ,1 capa bility of 

produc ing tree fru i t, and to indica te th e land use chang es th a t hav e 

occurred during the last decade. In addi tion, it would also be inter-

es ting to exami ne th e relat ionship be b,een or cha r d developme nt, land 

capa bility, and urban dev e l opme nt. A numbe r of s pecific questions were 

pos ed to guide the ana lysis,i ncluding : 

J.. How much l and in th e southern Oka nag an h as the capa bility 
of producing tree fruit? 

2. What i s the pattern of urban dev elopmen t , both past and 
present? 

3. What is the pattern o f orchard development) both past 
and pre sent? 

Ii. . What urban land use changes have occurred in the last 
decade? 

5. What agricllltural l and use chang es have oc cur red in the 
l ast dec2C::e? 

G. How much urban develo pment h a s occurred on good a3ricul­
tural l a nd? 

7. How much urba n devel opment has occurred on previous ly 
existing orchards? 

8. Are or ch a rds locat ed on good or ma rgina l agricultural 
land? 

To answer these questions, five separate items of informat ion 

were needed in map form: land c apabil ity for orchards; and, orchard devel­

opment and urba n development from two separate·years within the last 

decade, Information on orcha rd and urban development was obt a ined 

from air photog r a phs. Photographs , at a scale of 1 11 = t mile, covering 

th e study area were avai l able for 1963 and 1970 . 

Base maps, at a scale of l" =-½; mile, were obta ined t hrough the 

provinc i a l r.ovcrnmcnt in Vi ctoria . Th e oa t tern of orchards and 
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vineyards eviden t on the air photos was tr a nsferred to these base maps. 

Some minor problems we re encountered in differentiating young orchards 

and vineya r ds from ground crops. Thu s , a small amount of error 

was unavoidab le at t he a ir pho to interpreta tion Stage . The pattern of 

urban developme nt was also transferred to the base ma ps . Areas of 

dense, compa ct deve l opment wer e sh aded on t he base maps , while th e 

more scattered form s of development wer e loca t ed by dots representing 

individual r es idential or farm unit s . The base ma ps were then photo­

graphical ly r educed to a scale of 1:50,000. 

The ana lysis o f the mapped data r equired the compar ison of any 

two maps. Be cause of the large numhe r of possible comparisons, it was 

determined that the bes t and most v er sati l e me thod would be a computer 

mapping system using a grid squa r e compar ison technique . In co n j unc tion 

with th e computing centre of th2 University of Victoria , a progrcim ,,;a,s 

developed to code and compare map s on a grid s quar e system . The output 

from the prog ram produces ma ps and ac r eage tables for a ll compa risons . 

· rn order to obtai n a map output at a scale of 1:50,000 on the line 

printer , the input h ad to be coded at the s ame sca le. The line printer 

produces typewriter characters s paced at ten to the inch hori zonta lly 

and eight to the inch vertically. Each cha r a cter is therefore one­

eightieth of a square inch in size and r epresents 4 . 98 acres a t a scale 

of 1: 50,000. The grid system fo rmed the basis for coding the five in­

put maps. 

As agricultura l l a nd, orchards, and u rba n development are limited 

to a narrow band along the ma in val l ey , it was no t necessary to include 

the entire study area in the mapping proc edure (Fig . 7). A one inch 

by one inch grid was drawn covering a ll areas where a pp r opriate 
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in fo1.7nation occurred, and each one inch square was furthe r divided 

in to e i ghty units . The c o.npu ter printout ha d a maximum width of 

tw elve inches ; therefore , i t was nec essary t o div i de the map iuto two 

strips whi ch could be spliced together l ater . Coding was done row by 

row; a total of 672 rows were c oded fo r ea ch of the five maps. Numeric -

al codes were developed for each map type. 

The map of l and capabi lity for orcha rd produc tion (designa t ed 

LCAP ) indicates classes 1 t o 4 of t he B, C.L .I. and a r es idua l area 

of margina l capabi lity. Th e folJowing l and classes and coding system 

were used. 

Land Capabil ity Class ificat i on 

0 (margina l land) 
l. 
2 
3 
4 

Code 

0 
1 
2 
3 
4 

Each erid cell was coded accoring t o the most predomina nt l and c la ss 

in t he r;r id. 

The ma ps of orcha r d developmen t in J%3 and 1970 ( OH6 3 a nd 0H70 ) 

showed the location of orchards . As the coding syst:em was de signed to 

show either th e existance or a bsence of orchard s , only t wo co<les were 

required. Each grid cell was coded according to the most predominant 

class. 

Or chard Land Class ific.::i.t ion 

no o rcha rd s 
orch;;, rds 

Code 

0 
]. 

The maps of urban development in 1963 and 1970 (UN63 a nd UN70) 

i ndicated areas of dens e deve lopment an d s catter d build i ngs. Each 

g rid c el l was coded according to the density of developme nt, repres ented 

by four categories. 



UrbRn La nd Catego ries 

0 or 1 dot / 0 rid cell 
2 or 3 dot s / gr id c e ll 
4, 5, or 6 dots / g rid cell 
7 dots and over , or dense devel opment 

Code 

0 
1 
2 
3 
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Catq~ory O r epre sents over five acres per dwel li ng a nd as such can be 

c onsidered agricu l.tural. Catego ry 1 r epresents between 1.6 and 2. 5 

acres per dwel ling a nd can be cons idered as agricultura l or a s ca tt ered 

fo rm of rural living . Ca t eg ory 2 ca n be considered as a r ura l or s emi-

urban form of development as it r epresents between 0. 865 a nd 1.25 acre s 

per dwelling. Fina lly, ca t eg ory 3 r epresent s l ess tha n 0.72 acres pe r 

dwe ll ing and there fore indica t es dense urba n deve lopment . 

The program was des i gned to c ompare the sam e gri (~ cell on each 

map > and to produc e a map a nd acr eage t a bl e fo r each comparis on. A 

t otal o f fifte en two way compar isons were po ssible , of which thi rtee n 

~,nr1 ,, r0r1 rne;inin :: f11) rP.su]ts_ For example, t he orogram could compa r e 

LCAP and UN7 0; the outpu t would show th e acreage of th e vari ous densi. t-

ies of urban dev E:: l opment tha t were l ocated on the land capabi lity .. 

classes , and a ma p showi ng the l ocat:i.on of e R. ch overlap. 

ORCHARD DEVELOPMENT 

In t he early 1800' s th e Okanag.:ln Va lley was a major fur trade 

route wi t h very few permanent se ttl ers. The dis c over y of go ld in th e 

Fraser River , and at other interi or locat i bns between 1857 and 18 60, 

stimu lated settl ement of the Okanagan Va lley and led to the establ ish-

ment of large r a nches supplying beef and horses to the increas ing 
19 

populat ion. The gold rus h ended by th e 1880 ' s ; h owever, trans portation 

f a cilities ( r oad , rail, and steams hi p) ha d been developed , opening up 

the valley to new settlement a nd he lp ing to chanr;c the typ e of agricul-
20 

tural activity. During this time, sett lers found that fruit trees 
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c ould be grown successfull y , and in 1892 , the first co1mnercial orchards 
21 

were establish ed around KclO"wn.'.l and Vernon. 1~c success o f these 

orcl1a rds precipita ted .'.l l a nd boom promoted by numerous individual s and 

land compani e s . Large ranches were purcha s ed , broken up iato sm3ll 

lot s ( five t o forty acres ), small irriga tion sch ~nes ins talled , and 

th e l a nd sold to new settl e r s . The l and sales were J-:, romot: ecl in bo tl1 

eastern Canada and Europe; adv ertising was so successful in tha t 

between 1900 and 1910, the population of the v a ll ey increa s ed to 

30,0 00 and la nd values in some cases i ncreased from an averacc o f 
22 

$1 per acre in 1898 to $1,000 per acre in 1908 . Ra pid ove:rproductiu n , 

lack of mark ets, unsuitable fruit v arieties, frost, and poor l and and 

water management brought an end j::o this l and boorn by 19 1.L}. 

In 19J.8, soldiers r eturning fr oi11 Worl<l Wa r I dernand0d assistanc e 

from the provincial government . I n response to the se dema nds , t h e 

gov ernmen t passed the Soldiers Land Act in 1918 . 11 Under the authority 

of t h i. s Act, the gov ernment purchased the 22,000 acres now known as the 
23 

Southern Okana8 a n Lands Proj ect ," 
2!~ 

e::-:tending fro 1 Osoyo os to north of 

Oli v c:r . Extens ive irrization syst~ns were const r ucted and l and~ 

u sua lly in five or ten acre blocks, was s old to ex-service men. After. 

World War Ilt h ew projects were also develop ed , such as t he West Bench 

a rea near Penticton. The involvement of private land companies a nd the 

provincial government during the early stag.e s of agricultural develop­

ment created a l and tenure system chara cteri.zeci by a large numbe r of 

small farms in the five to ten acre r ange . Thi s land t enure system h os 

created problems in rece nt years because the optimum size of a viable 

orchnrd unit has increased. 



IRRIGATION 

Irrigation is essential· for a ny form of intensive agriculture 

in th e Okana•an Vall ey. Irrigation systems were origina lly of the 
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op en flu:ne type , but in the 1950' s p~essur i zed s ystems a n<l sprinkler s 

were introduced. The expense of converting to these new systems was 

too great for the irr i g <1U. on districts and government support wa s 

provided . Most irrigation districts r ehabilit3ted their fa~ilities 

with financi. al assistence from A.R.D.A . Wh en most o[ these new sys t ems 

were constru cted they included a dual wate r supply system , serving both 

agricultural ancl domestic requirements . 

Agricul ture is th e most significant consumptiv e user of water in 

the Oka nagan. Total con s LUnptive us e of water in the entire valley in 

1970 amounted t o 101,000 acre-feet per year, 0f which 82,000 a cre-feet 

or eighty-one percent is used for agriculture and 10,000 acre- feet for 
75 ' 

domesti c use. In th e s outhern part of the valley, th e majority of 

water is sup plied by irrigation districts and incorporated centres, 
26 

although a f ew areas arc supplied by prtvatc sysLems . North of 

Va.s eux La ke. water is obtained primari ly from t ri lmta.ry creeks, while the 

southern area depends on the Okana gan River, Osoyoos Lake. or wells for 

its supply. 

The pressurized sprinkler system of irrigation requires consider­

able manpower to move water lines and sprinklers to various parts of 

the orchard. A new system , trickle irrigation~ is presently being 

introduced. The system involves a large number of permanen t small 

outlets and wa ter is supplied a drop at a time on a continuous basi s . 

When the system is adopted, it could reduce th e labour requirements of 

an orchard opera tion, 
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PRODUCT IO~~ 

T11. e Oka nagan Val ley rank s second in importance amo ng the agr icul­

tural r egi ons in Bri ti s h Columb i a in t e r ms of total f arm cash i nc ome and 

approxi ma t e ly fifty pe rc ent of th i s value is derived f rom t he production 

of tree f r uit. Mo r e tha n nine ty pe rcent of th e tota l Br itish Co lumbia 

tree frui t a creage ancl tota l c ash from this c onm10d i t y were produced in 
27 

this ar ea . The s ou t he rn. pa rt of the va ll e y has a bout for t y- s i x per-

c ent of t he tota l or cha rd acreage , but produc es a greater vari e ty of 
28 

tre e fruit s tha n th e north e rn s ection be cause of its milder clima t e. 

Krueger r a nks the Sw,:rae rlancl-P e nticton a r ea. ( includi ng lfa r arna ta ilt,d 

Ka lede n) as the bes t or chard growing area in the valley , and th e Oliver -
29 

Osoyoos ar ea a s second. 

The sou t hern Oka nagan produces a wid e v a riety of fruit, i ncluding 

apples, peaches , pears , apricots, cherri es, plums, _prunes, and grapes. 

Total production of fruit varies considera bly from year to year , 

c cpending on wea ther c onditions, di sease, or infesta t ion , (Tab l e s II 

,., nd III 'I . For examp l c: , there wr:;.s no com:riercial product.ion of peaches 

in 1969 beca.us e of s pring fro s t damage. Potent ia l fru il production 

has rema ined relative ly stable in spite of declines in orcha r d a c reage ; 

highe r production per acre is a result of a trend toward high d ensity 

planting and better orchard manag~nen t. 

SALES 

· The British Columbia fruit industry accounts for "' pproximately 

$40 million in sal es pe r year , of which $30 mi llion comes from the sa le 
30 

of fresh fruit and $10 mil lion from proces sed fruj_t . These figures 

do not include the va l ue of f rui t sold at roa ds ide stands or directly 

by the grower. In a ddition to climatic cond itions, the value of the 
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crop also varies according to fruit quality and marke t cond i t ions . 

For example, Table III shows that t he F.O. B. price of cherries varied 

from 24 . 5 cents per pound in 1971 t o 33 . 5 cents per pound in 1972 ; 

apricots were a t " high of 19.8 cents per pound in 1969 aud dr opped 

to 11 . 0 cent s per pound in 1970. It i s in teres ting to note that th e 

1969 apricot crop wa s very low and ther e fore demand exceeded supply ; 

the reverse wa s true in 1970. 

App les 

A?ricc ~::; 

I"'\~ _ - -- ---· ~ -
v,L c. .1.. J..J.C...:J 

Cookers 

Cra bapples 

Peaches 

Pears 

Plw11s 

Prunes 

TABLE II 

CROP SIZE AND SALES VALUE OF TREE FRUIT 
( nearest $1,000 and tons ) 

196 9 Crop 1970 Crop 

Tons $ Tons $ 

100 ,6 96, 17,569,000 107 , 886 20 ,9 20,000 

6* 2,000* 3,305 72 '2 ,000 

') !" ~ ') , I . 0 ') ('I(\("\ 5, :!.!;-3 2, 7 2!.;, 000 ,._' V ..J , _ .J.. ,~v..;, vvv 

76 6 175,000 801 18 7,000 

423 71,000 263 4-7, 000 

Nil* Nil"/: 4,525 1~237,000 

3,595 859,000 J.7, 868 3,882, 000 

22 6, 900 49 13,000 

2, 155 576,000 3,817 924,000 

1971 Crop 

Tons $ 

70,038 15, 810, 0 ()1) 

2,840 631,000 

~ ') ') ') 2,563,000 J' -..,; .... 

787 183,000 

350 62 ,0CO 

6,L160 1 , 798,000 

16,957 3,206 ,000 

3J. 9,000 

4,638 913,000 

TOTAL 110,313 20,741,000 143,657 30,66 2,000 107,333 25,1751000 

1'- i ndicat es frost dama[;e 
Source: B.C. Tree Frui ts Ltd. 

The v alue of th e crops shown in Ta ble II represents th e pr ice that 

B.C o Tree Fruits Ltd . receives; 2rower returns arc much less as mar ke ting , 

production , and packing costs arc deducted from these tota l s . For 

example, th e v al ue of the 1971 crop was $25,175,000; $1 ,449,19 9 or 5.74 



TABLE III 

CROP SI?.E A.ND AVERAGE F. 0. B A!','D N .F. PRICES 

CHEPJUES 
Pounds 
r.o. n.-:: 
N.F.+ 

APRICOTS . 
Pounds 
F·~ 0. B. 
N.F. 

PEACHES 
Pounds 
F.O. B. 
N.F. 

PE.ARS 
Pounds 
F , O,B, 
N,F. 

PRUNES 
Pounds 
F . O, B, 

COOKERS 
Pounds 

N.F. 
RED DELICIOUS APPLES 

Pounds 
F.0.13. 
N.F. 

GOLD EN DELICIOUS APPLES 
Pounds 
F.O.B. 
N.F. 

SPARTAN APPLES 
Pounds 
F.O.B. 
N.F. 

WINESAP APPLES 
Pounds 
F .O. B, 
N.F. 

McINTOSH APPLES 
Pounds 
F.O.B. 
N.F. 

NEWTOWN APPLES 
Pounds 
F .o. B. 
N.F. 

196 9 

5,3 03 , 964 
28 .0 
21.2 

11,355 
19.8 
14.2 

1970 

10, 285 ,202 
26 .5 
19.9 

6, 609, 775 
11.0 
6.7 

1971 

10 ,463 ,95 5 
24 .. 5 
17 .1 

5,679,217 
11.1 

6 .1 

9,050 ,902 12, 919 ,865 
13.7 13.9 
8.6 8 . 3 

7,189,072 
12.0 
6.9 

5 ,309 ,Li12 
10. 9 

6 .6 

1,532,058 

5.3 

68,769,842 
8 . 9 
3.9 

35,736 ,46 2 
10 . 9 

6 L,. 

7,633, 325 
12.1 
7 .7 

7 .I+ 

79, 855, 23L+ 
10.7 

5 . 6 

12,480 , 08 5 13 , 709,998 
9 .~ 11 .8 
3. 8 5. 9 

23, 823,9 78 
7 .1 
2.5 

17,963,223 
6.9 
1. 7 

22,852, 829 
7.8 
3.0 

18, 825,200 
6.8 
2 . 2 

61,2 00 , 164 65,188 ,413 
9.5 9.0 
4.5 4.0 

4,228 ,075 
8.2 
2. 7 

3,574 ,058 
8 . 1 
3.5 

33,91L,, 400 
9. 5 
4.2 

9 ,275,19.:', 
9.8 
5 . 0 

1,5711, 589 

6.7 

52 ,Bl!1-,2Gl~ 
12 .3 

6 • ✓-

14-~ 078 , 553 
10.8 

L~ .0 

15,198,693 
10 . 8 
5.0 

9,341 ,672 
8 .. 8 
2 .8 

35,827,269 
11 .f*" 
5.4 

2,459,202 
11.9 

6 • 1. 

72. 

1972 

6,405,014 
33 . 5 
25.2 

5,211 ,087 
11.4 

6 .L~ 

9,817,495 
16.8 
ll.O 

23 , 156,209 
10.6 
6.2 

5,331 , 68 7 
14.3 
9.1 

2,157, 661 
11. 6 
6.7 

* Frcigl1t on Boa rd - price rec eived hy B.C. Tree Fru its Lt<l . ( ¢ per pound ) 
+ Naked Fr-uit - price rece ived by grower (¢ per pound) 
Source: 1.1. c. Tree Fruit s Ltd . 
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percent went to marketing costs, $1,235,731 or 4.89 percent went to 

production costs, $9,333,180 or 36.97 percen t went to packing co s ts , 
31 

and th e grower rec eived only $13,231,433 or 53.4 pe rc ent of the total. 

Table III shows th e difference between the avera3e price of fruit as 

received by B.C . Tree Fruits Ltd. and th e average pri ce receiv ed by 

growers . An individua l gro~er may experie nce financi al difficulties 

if his average retu r ns are l m,'e r than those of the in_:.ustry . Lower 

returns ma y be the result of frost dantagc , poor grade , small si ze , or 

from having planted unsuitable varietie s . ·As it take s five to eight 

years to bring new trees into full product ion , it is very difficult 

to anticipate futur e market conditions and ir:ipo s siblc to change crops 

in response to rapi.d ly changing market pric e s. Concc1:n ha::: been 

expressed that th e grower is not receiving adequate returns on produc­

tion and much of t he blame is being directed toward t he marketing 

system. 

MARKETING 

The marketing of British Columbia f ruit is the responsibility of 

a complex structure involving the B. C. F.G. A., the B,C. Fruit Board, B,C. 

Tree Fruits Ltd ., ancl Sun-Rype Products Lt<l. This sL:· ucture assumes 

that efficient and orderly marketing can best be accompl i shed through 

a cent ral selling agency . In this way, all producers share in the 

processing, packing, storage, shipping , advertis ing, and marketing 

costs, as well as sharing in the returns from the sale of the fruit. 

Th e ll,C.F .G.A. is an association of all growers wherein each 

member has full vo ting privileg es regardless of the size of orch;:1rd 

owned and operated. The Association is comprised of 2,900 registered 

growers in eightee n locals ; six local~with 1351 members, arc l ocated 

j 
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in the South e rn Oka naga n Valley. The Association elec ts thr ee memb e r s 

at its annual meeting to serve on the 13, C. Fruit Boa rd. The B.C. Fruit 

Board oper« t es under the authority of the British Columbia Natural 

Products Marketing Act, and the Agricultural Products Marketing Act of 

Canad a . The Board licenc es nwnerous pa cking houses to p r ocess , pack, 

and store fruit. Under the legislation, growers are allowed to sell 

fruit only through B.C. Tree Frui t s Ltd. or "within their own trading 

area to roadside stand operators and /o r local retail stores , as well as 
32 

fro:n the farm gate, without a licence." The B.C. Fruit: Board h as 

desigaatcC B.C 0 Tree Fruits Ltd. as the only selling agency for B,C. 

fruit, and Sun- Rype Products Ltd . as the processing c ompany fo r low 

grade fru:i.t , B, Cc fruit j_s sold on both national and internationa l 

markets. 

The marketing system of B. C. fruit has come under heavy criticism 

from a number o f growers who claim tha t the selling agency is too 

restrictive in its choice of customers and as a result they are not 

getti ng returns wh:Lr.h can even cover the cost of product j_on. Other 

arguine.n t s indicate: that packing costs are too high , that elaborate 

packag:;_ng is unnecessary especially f or fruit sold to local markets, 
33 

and that local markets coul d be expanded by selling orchard-run fruit . 

LAND USE CB..A.NGE 

The number of orchards in the southern Okanagan fluctuates over 

time ; some orchards have been subdivided,, others arc ama lgamated to 

form more economically viabl e units, and new areas a re a l so brough t 

into produc tion. Since 1960, the numb er of growers regis tered with the 

B.C,F,G.A. has varied 'from a high of l,5Si0 in 1964 to a low of 1,351 in 

197 3 (Table IV). In 1973~ the Oliver are:a h.1d t he largest number of 



· 'I'IP,LE IV 

CHANGE IN T.:IB NU:-:.11ER 01:' G?.(1,lERS, TOTAL ~ CF.FAGE, A1''D A"lEi'-J.GE SIZE Ol' ORCHARD S: 1960-1973 

1960 1964 1971 1972 

Arc i:. # Ac r es Av, fi Acres Av . f> Ac;;cs t .v . f> Acre s Av . 

Su:n-:terl~nd 399 2,939.6 1. ', 409 2,924 ,I, 7.2 407 3, 031.5 7.5 325 2 , ?3J . . 9 9.2 
;!. 26 .7 22 . 7 25 . 7 22.B 26 .9 22 . 3 23. 0 22.6 

1'~ram..at.a. 108 9GB .1 8 . 9 115 961 .1 8.l, 72 918.3 12. 8 85 918 .6 10 . 8 
h 7.2 7.5 7 .2 i .5 4. 8 G.7 6.0 7 .0 

r ~nti ctoo 32'1 2, 280.9 6 .9 322 2 , 1Bry .8 6.8 293 2 , 131.7 7.5 281, 2, 147 . 1 7.6 
'I. 22.0 17 .6 20 . 3 17.0 19.4 15 .0 20 . l 16 .3 

!';;11 - 0k . , .11l e 72 874 . 5 12 . l 105 85?. .2 3 . l. 89 E95. 3 i .8 86 Gi5. 6 7.9 
l 4.8 6 . 7 6.6 6.6 5 .19 5. 1 6.1 5 .1 

0Hv£= 369 3,590.4 'L7 ,,cs 3,597.7 3 .8 411 3 ,973 .1 9.7 '► 20 3, 88 J .4 9 .J 
'); 24.7 27.7 25.7 26 .C 27. 2 29.2 29.7 29 .1 

o,oyoo s 219 2, 316 .7 10 .6 231 2,328 . 9 10.l 233 2,B GS . 9 11.8 215 2 , 592.1 12 .l 
t 14.6 17.9 14.5 18. 1 1S .8 20.6 15.2 19. ,~ 

TOIAL 1, 49 6 12,970.2 ti .7 1,590 12 . SS!, . l !l . l 1 ,511 13 , 6 l0.3 9 .0 1, /~l 3 13,196 . 7 9 . 3 
'); 100 .0 lOO.O l OJ.O l CO .O 100.0 lCO . O 100.0 10J . O 

Source : B.C, Tree Fru tta Ltd., an~ D.C, Depar::.oent ~f A3ricult~=e , O"charj Survey, 1960 end l 9E4 

~ 

,, 

354 
26 .2 

68 
6 .3 

266 
19 .7 

79 
5 .8 

36 1 
26. 7 

20) 
15.0 

1,351 
J.OC .O 

1973 

A~~on 

7.,9)5.9 
23.0 

9:!. 5.4 
7.2 

1,395 . 1 
11,. 9 

638 . S 
5.2 

3 , 739.5 
29. 3 

2,592 .J 
20.3 

12,746.7 
100 . 0 

Av . 

8 . 23 

10.40 

7. 12 

s .1~ 

10.36 

12 . 77 

9 .4 

-.._J 

Vl 



growers, with 361 or 29.3 percent of the total, followed by the 

Surranerland and Osoyoos areas, with 354 and 203, respectively. 

76. 

The total acreage registered has also changed considerably; the 

largest acreage was recorded in 1971 (13,610.3 acres), but dropped to 

12,746.7 acres in 1973. Between 1960 and 1973, the Oliver-Osoyoos area 

recorded an increase in acreage, while all other areas recorded a 

decrease . 

The average size of an orchard has varied in conjunction with the 

number of growers and the total acreage, and, it has been increasing 

since 1964. In 1973, the average size of an orchard was 9.4 acres, which 
34 

is considered marginal as a viable economic unit. However, the average 

size varies in each area, from a low of 7.12 acres in Penticton to a high 

of 12.77 acres in the Osoyoos area. From 1971 to 1973, the average size 

has increased around Osoyoos , Oliver , Kaleden, Okana gan Falls, and 

Summerland, whil e around Penticton and Na ramata it has decreased. 

Table V shows the distribution of orchards by size categories. Over 

sixty percent of all orchards are less than ten acres in size, and over 

eighty percent are less than fifteen acres. Th e economic viability of most 

orchards in the southern Okanagan is questionable, and many growers must 

suffer from financial problems. Only two orchards are over one hundred 

acres in size; one is located in the Narama t a a r ea and the other in the 

Osoyoos a rea. The Table also shows that the s e figur e s va ry from ar ea to 

area; for exampl e , i n 1973 Ka l eden and Oka nagan Falls ha d th e g r eat est 

percentag e of orcha rds below t en acres, follow ed by Penticton. The Ka l eden 

-Okanagan Fal l s a r ea ha d fifty- e i ght pe rc ent of the orcha rds be low five 

acres in size, Ma ny of these small e r orchards are not ope r a t ed on a 

commercial basi s , bu t ma y be conside r ed a s hobby f a rms. 

The air photo interpre t a tion and compute r map pi ng a nalys is 



'l:\BLE V 

DIST'?-!St,"l:!ON or O:'.CHAR) S BY S!ZE CA,EGO:\Y: 

ORCHARD SIZE (ACRES ) 

1- 2- 5- 10- 15- 20- 30-

Ar:en. l. 9 4 .9 9 . 9 14.9 19.9 29.9 1,9. 9 

$u::ncrla nd ~ 62 83 99 5S 20 2) 8 
7. li,S 23.5 ZB.O 15.8 S. ? 6.5 2 .3 

l!ar~:i.lta f, 7 22 28 18 s 6 ' . . 
l 8.0 25 .0 31.8 20.5 5.7 6.8 1.1 

I'cnttcton 1 58 72 i2 31 16 11 4 
,; 21. 8 27. l 2i . l ll . 7 6.0 4. l 1. 5 

l':r..l - Ok . lfalb t- 8 38 16 6 l 6 3 
1. 10 . l 48 . l 20 . J 7 . 6 1.3 1 , (, 3 .3 

Oliv H C 21 75 80 118 28 JO 6 
1. 5 . 8 20 ,8 22 . 2 32 . 7 7 .8 8. 3 1.7 

o,oyoo, I 17 19 48 55 26 27 6 
7. 8 . 4 9 .4 23 . 7 27.6 12 .8 13 .3 3 .0 

'ICTAL A 173 309 ~43 2!3 5 9(, 101 28 ... 
7. 12. 8 22 , 9 25 .r. 21.1 7 . 1 7 .6 2 .1 

liote 1 t abl~ sh""s ple.nted acr eag e and numbe r of gr,:-,,c,:-o :!. n ~973 ns registered wl.tci the 
ll,C,F ,C,A , Cr,:.,,c r s wi th one ac r e or ir.o :- ~ plcnted in t:- e::, fr-,iit s are regi~tcrcd 
vlth the 5,C,F,G ,A, 

..,. of t otal n=bcr o f or chardo 
+h of n1.,:.0be r of orcha rds in er.ch or~a 

Source: n"itish Columb ia Frui t G=~~e~s Associntion 

1973 

so- 75 .. lOo+ 

11 • . 9 99 .9 

3 
0.9 

l. l 

1 1 
0 .9 0. 4 

1 
l.3 

3 
o.s 

2 l l 
1.0 0.5 0 . 5 

10 2 2 
0 .7 0.2 0.2 

Icts l 

354 
100. 0 

86 
100. 0 

266 
100 .0 

79 
100 . 0 

351 
l.D0 .0 

203 
100 . 0 

1 , 351 
100 .0 

1.* 

26.2 

5.51 

19 .6? 

5 .85 

26 . 72 

15 . 03 

100 . 00 

'-.J 
'-.J 
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out l i ned t he area of orchards in 1963 and 1970 , and provided a 

c ompa r i s on be tween years . In 196 3 , th ere was a total o f 16 ,314 ac re s 

of land c l assifi ed a s orchard or vineya rd , but by 1970 t he area had 

dropped t o 15,000 a c res, a net loss o f 1,315 ac r e s (Ta bl e VI). 

TABLE VI 

ORCHARD DEVELO PMENT I N 1963 AND 1970 

01163 

0 1 TOTAL 

0 0 383 ,036.63 3, 550. 74 386 , 587. 37 
H 
7 l 2,236 . 02 12,763 .74 14, 999 . % 
0 

TOTAL 385,272 . 65 16,314.48 li 0l , 58 7 .13 

No te: OH63 1 and OH70 1 = Orcha rds 

Source: Comput er Ana l ys i s 

.,. .. , -
L- 1i t:: 

t ables becau se the a i r pho t o a na lys is generc1. lizecl ereas on t he ba s is of 

a f i v e acre grid, wh i ch m.s. y h av e i nclu ded r oadw:::ys , h o,nes i te s , oth e r 

bui ldings , non-orchard areas , vi neya r ds , and orchards of untler one a cre 

in s ize . The l ocation of or cha rd areas i n both J.9 63 a nd 1970 is sh own 

i n Fi g . 8 . Orch a rds i n both years were a l most enti rely loca t ed i nsi de 

municipal and irrigation di s trict bounda ri es be cau s e of th e dependence 

on a community wa t e r s up ply for irriga tion purposes. The most concent­

rated orchard a r ea s ar e in the vicinity of Penti c ton , Surrnnerl and , 

Na ramata (Plate 2)~ and fr om Oliver to Osoyoos (Plate 3). Orch a rd s a re 

mor e sca ttered in th e Ka l eden-Okana ga n Fal l s area. 

TI1e diff erence of 1, 315 a c res be tw een 196 3 and 1970 r e pr esent s a 

ne t l os s o f orcha rd ac reag e , a nd i nc ludes an i ncrease o f 2 , 236 acre s a nd 

a loss of 3,550 a c res. A conside ra bl e amount o f the g r oss l os s may b t:! a 



Plate 2. 

Plate 3 . 

Orchard landscape between Penticton and 
Naramata. 

vsuyuus . 

79. 
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result of new urba n dev e l opme nt or speculation . Most of the decrease 

of acreage occurred in the Penti ct C'n > Kalcdcn, and Summer.l and oreas , 

while scatter ed decreases occur r ed around Oliver, Osoyoos , and NaramaL.1 . 

The mos t conc ent. r .. l: ed area s of increa se were on the Indian Re serve to 

th e north - ea st of Olive r , a nd on t h e ea st side of Oka na~on River be tween 

Ol i ~e r and Osoyoos . Both areas are planted in grapes . A numbe r of 

or chards are being converted t o vineya rds 2.s a result of the increasing 

dema nd for wi ne , and th e: Bri tish Columbi a Liquor Cont rol Bo.:n d poli cy 

requiring that s ixty-five percent o f the g r a pe s used i n commercia l wine 

production ln the province must be g,_·own within 13, C, Fairly stable 

pri. c cs and an assured market indicate that furt lic1: expansion of vineya rd s 
35 

can b e expected . 

For many orchardists in the southern Okana3an , orch a rding can be 

consider ed a ma rginal economic activity . The industry is characteriz ed 

by a large numbe1: of small orchards and a sma ll ave rage s i z e of orchard ; 

only 17.9 per cent of the orchards ar e over fif teen acres in size, an 

acreage consi dered necessa r y for an economic unit. Fruit production and 

f ruit prices fluctu a t e wid ely. Operating costs are increa sing drastically 

whil e returns remain rela t i vely low. 

URBA.N DEVELOPMENT 

Until the early 1960' s urban growth in the southern Okanagan 

wa s fairly slow. The municipalities of Sununerland, Penticton, Oliver 

and Os oyoos acted prim.:1rily as service cent:res for the surroundi ng 

agricultural communities and growth was concentrated within these centres. 

However , rapid ch.:.rnges have occurred in the l ast decade as a result of 

economic diver s ifica t ion Jnd an increase in touri st travel. Population 

has i nc reased r apid ly, placing greater clc.ma.1ds for Lrnd fo r urban 
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developmen t. Urba n growth has s pr ead out from th e ma in c entres and now 

occurs in a scattered fashi o* throughout the vall ey. 

EC ONO~H C DEVELO Pl:fEtIT 

In the past , the economic development of th e Okanag a n wa s base d 

upon th e process i ng of primary r esources from for es try and agricu l ture . 
36 

In r e c ent years, t he economy has diversified to include mining, tourism , 

s econd,u y ma ufa cturing , and service industr ies. Perhaps th e ma jor 

change has been towards secondary manufac turing as a r esult of federal 

incentives programs which created many new j obs . 11In 1956 , the federal 

goverrur1ent instituted t he Arca Developme nt I nc entives Act to provide 

government grants and subsidies to both new and expc1.nding industries i n 
37 

areas o f high unemp loyment." Due in part to t he cl epressecl conditions 

in the fruit and v ege table industry and the seasonal nature of the 

industry, the Ukanagan Valley wa s incluci ed in tne Feci.erai Government 

Regiona l Inc entives P,:-ogramme between 1965 and 1971.. The resu l t was the 

establishment of sev era l industr ies producing mo bil e home s , campers , 

boats , prefabri cated houses~ furniture, etc. Most of this growth was 

centered in Kel o~m a and , to a l esser degree , Penticton. Th e mul tipli e r 

effect of thi s growt h through t he economy also results in th e expansion 

I 
of trad e , service a nd ancillary industries. One of t he advantages of 

locating an industry in the Okanagan is the quality of life available 

to it s employees ; there arc a ll the amenities of ur ba n living available 

in the mai n centres as well as the opportunity of living in a rura l 
38 

envi r onme nt . 

The tourist industry has a lso bec ome a maj or a ctivity in the 

Okanagan Valley, especially sinc e t he Rogers Pass section of the Tran s ­

Canada highway wa s completed i n 1962. At present , tourism i s the th ird 
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most important element in the regional economy. The hot and sunny 

summers, numerous warm lakes, excellent beaches and the opportunity to 

pick fresh fruit are major factors in a tourist's decision to visit the 

Okanagan. Many decide to return on a permanent basis. The importance 

of orchards for tourism was shown in a visitor's survey conducted in 

1971, in which sixty-two percent of the visitors ranked the opportunity 

to pick fresh fruit as a high or medium rank in their reasons for 

visiting the Okanagan. In addition, forty-one percent ranked the orchard 
40 

landscape in the medium and high categories. 

POPUIATION GRaITH 

The growth of employment in the manufacturing and tourism sectors 

of the economy has made the Okanagan Valley one of the fastes't growing 

areas in B.C. Table VII shows population trends for· incorporated areas, 

electorc:1 c:n~as and heir.lets betwe"'n 1951 and 1971. Suni:;;.crlanc experienced 

the highest population growth rate of all incorporated areas between 1966 

and 1971 (21.1 percent) followed closely by Penticton (18.4 percent). 

Electoral area A, around Osoyoos, was the fastest growing electoral area, 

with a 38.2 percent increase between 1966 and 1971. Kaleden experienced 

the highest growth rate of all areas (50.2 percent increase), as a result 

of the large number of subdivisions that have been developed in the area. 

In-migration provided the major component of all population growth. 

The regional population can be divided into rural and urban 

components. Until 1966, the proportion of the regional population 

living in urban areas was increasing; however, this trend has . reversed 

since 1966. The rate of rural population increase in the Okanagan is 
41 

greater than either the provincial or national figures. The change 

in populatioP by age group shows that the greatest increase took place 



~ABLE VII 

POPu.tATION TRENDS OF INC ORPORATED AREAS, 
ELECTORAL AREAs1·; , AN:V UNICOi.i.PORATED PlACES 

1951 1956 1961 1966 1971 

Incorporated Area s No. No . %Chang e No. %Change No . %Change No . %Cha nge 

Penti ct on 10,548 11, 894 12.8 13,8 59 16 .5 15 , 330+ 10.6 18,146 
St..!m,-ne rland 3, 56 7 3 , 893 9 .1 4,307 10. 6 4,585 6 . 5 5,551 
Oliver 1,000 l ,ll!-7 14 .7 1, 774 54 . 7 1 , 563 - 11 .9 1, 61 5 
Osoyoos 899 86 0 - 1+ . 3 1 , 022 18 .8 1 , 166+ 14 .1 1, 285 
El ectoral Ar ea A 1, 034 1, 426 37 . 9 1, 1+52 1.8 1, 637 12 . 7 2, 263 

C 2, 505 2,267 - 9 .5 2,533 11. 7 2, 829 11. 7 3, 368 
D 734 838 . 14 .2 1, 176 28 .7 1 , 381 17. 4 1 ,71 2 
E 717 698 - 2 .7 790 13 . 2 796 0 .8 908 
F 480 930 93 .8 770 - 17 . 2 910 18 . 2 1, 045 

Tota l Regi on 21,484 23,9 53 11. 5 27, 683 15 .6 30 ,1 97 9 .1 35, 98 3 

Unicor po r ated Areas (included i n e lectoral a r ea s abov e) 

Wes t Be nch 3 56 63 6 78 . 7 762 1 9 . 8 783 
Narama t a 346 399 15. 3 46 1 
Kal eden 299 350 17. l 426 21. 7 640 
Okanagan Falls 256. 353 39. 0 660 87. 0 621 

*Exc l uding India n Re serves 
+ Cha ng e of boundari es between 1961 and 1966 

Source: Regional District of Okanagan - Similkameen, Pop11la tion: Survey and Ana lysis Towards th e 
Reg ional Plan, Nov . , 1972, p. 6. 

18.4 
21 . l 

3 . 3 
10 . 2 
38 .2 
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24 .0 
14 .1 
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2 .8 
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-5. 9 
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in the fifty-f ive to sixty-four , and over sixty-five age brack~ t s (Fig . 9), 

indic a t ing that the area is becomi nr:; .-:i favourite r etiremen t centre. It 

i s also interesting to not e tha t there was a ne t out -migration in the 

t ,,enty to twen t y--four, and twenty-five to thir ty-four age groups , as 

younger people tend to l eave the region in order to further their 

educat ion, or to seek bette r job opportunities. 

URP.AN GROWTH 

The rapid expansion of population in th e south ern Oka nagan is 

increas ing th e demands on l and for new living spc_ce . In response to 

t h i s demand, many orchardists have been only too will ing to ·sul)divi<le t lie ir 

l a nd, or to sell to speculators and developers. Land hat~ been subdivided , 

new buildings constructed, and many orchard areas hc:ve be en converted to 

urban us es . 

Su bdivision Trends 

The first stage in the conver sion o f land from agri cu ltural t o 

urban u s es is t he subdivision of 1anc1. into marketab le bui1 ding sites . In 

th e southern Okanaga n, a number o f lot s h ave been crea ted in a varie ty of 

s izes to meet the demand fo r both urban and rural styles of living . 

Subdivi s ion of l and i n rura l areas h as increased in the l ast decad e . In 

the period between 1963 and 1971, a total of 1,619 lots under ten acres 

in size were created in r ural areas covering 1,596 .1 acres,.an average 

lot size of 0. 99 of an acre (Table VIII). Of the total numbe r of l ots, 

959 ( fifty- ni ne percent ) were 0.49 of a n acre or les s , and 660 ( forty-one 

perc ent ) were one-ha lf an acre or la rger . El ectora l a rea A~ around 

Osoyoos , and ~lcctoral area D, around Kaleden and Okanngan Falls, recorded 

th e l arges t numbe r of lot s created, 578 and 419, respec tive ly . The 

sma llest aver:ige size o f lot occurred in the Osoyoos area, and the 
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FIGURE 9 

REGIONAL POPUIATION CHANGE, 1961 - 1971. 

AGE GROUP POP. CHANGE % OF GROUP 

+907 21.3 

+G75 16 .3 

20-2Li -735 26.1 

- ll.:-1 3.3 

35-44 +1 202 25. 2. 

45 .. 54 +956 18 Jr-

55-61+ +124-1 21+ .8 

65+ +1959 32. 8 

M"mY, -:-:-:-:-:1 Population inc rease resulting front net migrati on into the 
}d~ r egion 

~ . Population decrease resul t ing fro:11 net migration out of the 
~ r egion 

Note: tota l regional population grew by 27 . 3% between 1961 and 1971 

Source; Reg i c,:-, a l Distri c t of Okanag;_:m - Similkamcen, Popu l ation: 
Surv0y and Ana lysis Towards the Regional P l an , November, 1972, 
p. Sa. 



TABLE VIII 

RURAL LAND SUBDIVISION UNDER 10 ACRES, 1963-1971: DISTRIBUTION OF LOT SIZE 

Lot Size (acres) 

.5- LO- 2.0- 5.0- Total Tota l Av . 
Electoral Area Lots .49 %i~ .99 % 1.99 % 4 .99 % 9 . 99 % :fl: Acres Si ze 

A {f 447 77 .3 43 7.4 36 6.2 t. 2 7.3 10 1.7 578 lr2 0 .2 . 73 
%+ 46.6 14. 9 27 .3 22 .7 18 .9 35.7 26 .3 

C # 115 38.9 66 22.3 33 11.1 · 54 18 .2 28 9 .5 296 466 . 5 1.58 
% 12.0 22.9 25.0 29 2 50.9 18 .3 29 .2 

D if: 226 53 . 9 97 23 .2 .'.:3 7.9 . 56 13 /+ 7 l. 7 4 10 .,_., 388 .4 . 93 
% 23.6 33.7 25.0 30 . 3 12 . 7 25. 9 24 . 3 

E 1/: 83 57.6 18 12.5 10 6.9 27 18.8 6 4 .2 144 175.5 1.22 
% 8 . 7 6. 3· 7.6 14.6 10.9 8.9 11.0 

F if: 88 48 .8 64 35 .2 20 11.0 6 3.3 4 2.2 182 11'.!- 5 . 4 . 80 
% 9.2 22.2 15 . 2 3.2 7.3 11.2 9 . 1 

TOTAL 1ft 959 59.2 288 17.8 1:,2 8.2 185 11 .4 55 3.4 1619 1596.1 .99 
% 100 100 100 100 100 100 .0 100.0 

Source: Regional District of Okanagan - Sirr:ilkameen 

*%of the number of lots in each electoral area 
+%of the number of lots in each size category 

0, 

°' 
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l argest nverage siz e occurred around Oliver. Many of th e lot s created 

in rural areas arc int ended for rural residences or hobby fanns. Thi s 

type o f developmen t resul ts in l ow popu la t ion den s ities an d t h e consump­

tion of a l arge amount of l and per person . 

Another aspect of the subdivision of l and is the number of lot s 

cr ea ted i n each subdivi sion (Tab l e IX). The average numbe r of lots per 

r ural subdivision was 2 . 79 . The Sumr., c rland and Kaleden-Okanagan Falls 

areas recorded th e largest average number of lots per subdivisi on , whil e 

th e l owest was r ec orded in the Olive r e1 rea . Of th f' tota l number o f 

subdivisi ons, 535 ( 92 . 3 percent ) inc luded less than six lots, while 

only 45 subdiv isions included six or more lots. 

Rural sµbdivi s ions in the s outhern Okanagan a re quite smal l, i n 

terms of both th e number of lot s and tota l acreage (Plate 4). The 

fragment ed l and t enure system makes j_t difficult for developers to 

accumul ate large trac t s of l a nd. Provincial l egislat i on may 2lso explain 

t he small size of subdivis ions, as s ubdivisions o f five lots or more , and 

over one hundred acres , can only be offere·d for sale afrer t he '1subdivi si on 

plan h as been fil ed i n the Land Reg istry Office , and after a prospectus 

in t he form and with the content required by the Rea l Es t a te Act has 

been delivered to and accepted and filed by the Super intendent of 
42 

I nsurance. " Subdivisions with l ess than five lots are not r equi r ed 

t o follow th i s procedure. Th erefor e , small developers or individua l 

orchardists find it qui te easy to subdivide l and . It may al s o provide 

an incent ive for developers to hav e sma ll subdivisions at v a rious 

locations. The l a rge number o f small s ubdivisions occur in a scattered 

fashion throughou t the v a lley, wh ich can a lienate a consi.derable amount 

of land in addition to the land taken out o f production by actual 

subdivisions. 



T.,BLE I< 

RURAL IAN:> SUW!VIS!O:l T.:.uER 10 i\CKES, l96 3 - 1971: DISTa!BUTION OF SUBDIVISION SIZE 

Subdivie lo~ Size(~ of lots} 
Ele ctoral 

Arer:. Subdtv!.aionn 1- 2 7.* 3-5 'Z 6- 10 :, 11-12 7. 21- 30 1. 31-40 ;: 40+-

A {t l)J 71.5 37 19 . 9 3 1. 6 fl 4 .3 3 l.6 2 1.1 
'.t+ 30 ,8 35.9 16 . 7 47.l 50. 0 66 . 7 

C f 123 80.4 24 15.7 3 2.0 3 2 . 0 . 
t 28 .s 23 . 3 16 .7 17.6 

D ~· 84 57 . 2 25 20 .0 9 7 . 2 l, 3 . 2 2 1.6 l 0 .8 
~ 19 .4 24 . 3 sc.o 23 . 5 33 3 33 . 3 ,. 

E t 53 82 .8 7 10 . 9 3 4 . 7 l. 1.6 
,:. 12 . 3 6.8 16 . 7 5.9 

I' t 39 75 . 0 10 19 . 2 1 1.9 1 1. 9 1 
7. 9.0 9.7 5.9 16.i 100 . 0 

TOTAL {< 432 74 . 5 103 17.S 11:l 34 1 17 2 . 9 6 1.0 3 0 . 5 l 
1. 100.0 100 .0 100 .0 100 .0 100 . 0 100 . 0 100 . 0 

Sou=c c: Reg ional D!strict of Okann3v n - Si"'ilkarr.cen 

* X of the nunber o f subdivisiona in each elec t oral area 
❖ h of t.i.~ c nuaber o f subd1vi eion3 in cnch oize cat~g ory 

Totnl 
;:, i~ 

166 
32 .l 

153 
26.4 

125 
21.G 

61, 
11. 0 

1.9 52 
8 . 9 

0.2 580 

>-.v . 
Si~• : 
Acre~ 

2 . 26 

3. 05 

J . 11 

2. 7 '• 

2. 80 

2.75 

Av. t 
u.,t 
?o r 
S·cb ' d 

3 .ll 

1.94 

3.35 

2 . 25 

) . 50 

2.79 

co 
c:, 



Pl ate 4 . 

Plate 5 . 

New home being constructed in a small 
subdivision at Kalede n . 

New homes in Summerland . 

89. 
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Lan cJ Use Chance 

TI1e extent of urban development i n 1963 and 1970 was mapp ed from 

air photographs and coded ac cord ing to densi ty for computer analysi s . 

Four density ca t egories we rP est2blished from 0, l owes t dens ity, to 3 , 

highest density ( see section on methodology for fu rthe r explanat ion) . In 

1963, th e r e were 2,8 93 acres of category 3 density of urban deve lopme nt, 

l,47 Li acre s of cat ego ry 2, 2,878 acres of ca t egory 1, and the r cJnaining 

lan d \-:as of category O density (Tab l e X). Ca t ego ry 3 a rea s occurr ed in 

fairly compact clus t e rs a t Osoyoos , Oliver , Penticton , Nara.ma ta, and 

Summer l ar,cl , Ca tegory 2 land occurred in more scattered patches, generally 

closer to ma j or centres, par ticular ly Penticton and Swnmerland. Category 1 

land was quit e scattered throughout th e va lley, but also ha d a slight 

tendency to be located nea rer urban centre s . Oliver and Osoyoos were 

quit e compactly developed, wh:iJ e Pe n ti c.L on and Surmner larrd exhibite:d nrnre 

scattered patterns of development. In 1963, ve r y little dev elopment 

had occur red in t h e I(aleden a rea. 

By 1970) there were L; ,OZ1-8 acres of category 3 deve lopment, 2,1L16 of 

category 2, and L~, 218 acres of category 1 (Table X). Category 3 land occu1: ­

re<l in fa. ir:ly c ompact clusters in the ma in urba n centres . Categories 1 and 2 

land were quite scattered throughout the vall ey , however , category 2 had 

a tendency to be loca ted closer to urban a r eas. Scat t ered medium densit y 

development (categories 1 and 2) was particularly evident in the vicinity 

of Os oyoos, Kal eden , Penticton and Summerland (Fj_g. 10 , map pocke t ). 

Table X also summarizes the change in classification of urban 

development that took place be tween 1963 arid 19/ 0. The tab l e shows t he 

amount of l and that increased in dens ity , decreased in density, and 

r emained in the same c.:itcgory in both yea rs. A tota l of L~ , 646 



TABLE X 

URBAN DEVELOPMEi' T I~ 1963 AND 1970 

l N63 

CATEGORY 0 . 1. 2 . 
CLASS Acre s % Acres % Acres % 

--
0 Ac . 391,034 .5 99 .9 129.5 0.1 Lj . • 9 0 

• % 99 .2 4.5 0.3 

u l Ac. 2 , 226.1 52 .8 1,967 . 1 46.6 24 . 9 0 .6 
N 

• % 0 .5 68 .3 1. 7 
7 
0 2 Ac . 697.2 32 .5 562 .7 26 .2 886 .4 41.3 

• % 0.2 19.6 60 .1 

3 . Ac. 383 . 5 9 . 5 219 . 1 5 .4 557 .8 13 .8 
% 0 .1 7. 5· 37 .8 

Tot .Ac . 394,341,2 98,2 2,378.4 0.7 1 ,474 .1 0 .l} 
% 100 . o· 100.0 100 . 0 

Note : i ncrease of category 3 = 1, 155 . 36 acres or 39 . 9% 
increas e of category i = 672.3 a cre s or 45 . 6% 
increase of cat eg ory l = 1, 339 . 6 acres or 46.5% 

Source: Compu ter ana lysis 

3. 
Acres 

4 .9 
0 . 2 

0 

0 

2,888 . 4 
99 .8 

2,893.4 
100 . 0 

Total 
% Acres 

0 391 ,173.9 
97.4 

4,218 . 1 
1.1 

2,146 .4 
0 . 5 

71.3 4 , 048 . 7 
1.0 

0 .8 401,587 .1 
100 

% 

100.0 

100 .0 

100.0 

100 . 0 

100.0 
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acres increased in density while 164 acres decreased in density. The in­

crease of 1,155 acres of category 3 land represents an increase of forty 

percent from 1963. Ca tegory 2 land increased by 45.6 percent (672 acres), 

while category 1 land increased by 46.S percent (1,340 acres). Therefore, 

the trend of urban growth has been toward a low and medium density of 

development, from 0.865 to 2.5 acre s per dwelling. 

The major increases in category 3 development occurred in south 

Penticton, Summerla nd and Osoyoos (Fig. 11). Increases in category 2 

occurred pri marily in south Penticton, although increas e s also occurred 

in a scattered fashion at Summerland, Westbench, Kaleden, Oliver and 

Osoyoos. The increase in category 1 land was scattered throughout the 

valley. Most of the increase of urban development was located within 

a ten mile radius from Penticton, either in Penticton's rural-urban 

fringe or around Summerland and Ka leden (Plates 4 and 5). In recent 

years, both Summerland and Kaleden have become bedroom communities of 

Penticton; both are located about eight miles from Penticton and 

adjacent to highway 97, providing easy access to the city. Each community 

provides a rural style of living with the advantage that employment and 

urban amenities are close at hand. 

IAND USE CONFLICTS 

Several distinct land use conflicts may r esult from urban and 

orchard development in the southern Okanagan. First, if orchards are 

located on marginal rather than good agricultural land, orchardists ma y 

realize financial difficulties. Second, if urban deve lopment occurs in 

areas that wer e previously occupi ed by orchards the consequences may be 

a reduction of fruit production, a breeding ground for dis eas e and 

infestations when the trees are r etained and not looked a fter, and 
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a conflict of life s tyles beb.;rcen farmers and urba n res i dent s when new 

development i s in clo se proximity to orchards . In the latter case, 

urban development can alienat e a con s iderable amount of agri cultura l 

l and i n addition to that required for actual construction, parti cula Lly 

when develo pment occurs in a scat t e red fashion. Fina ll y, if urban 

development takes place on good agr icultural l and , the l and i s permanently 

tak en ou t o f production. 

Land wi th a capability of producing tre e fruit is limi ted to a 

fairly na rrow ba nd a long the majo r l ake s and th e Okanacan River 

(Fig. 6) , and amounts to a t otal of 41,245 acres. Of this to tal , 

8,222 acres (19 . 9 percent ) i s class 1, 24 , 243 ac~cs (58.8 percent) 

is clas s 2, 8,446 acres (20.5 percent ) is class 3 , and 334 acres (0.0 
4.3 

percent) is c lass 4 land . Two areas a r e predominant: t he Penticton , 

Narama t a , and Surnme r l a nd a r ea a r ound the sout h end ·of Okanagan Lake ; 

and t he area from 01 :i.ver s ou th t o the Canada - Uni t ed States borde r . 

Virtually all the l and within all irrigat i on districts and munici~al 

bounda rie ,~ , e1:c ept Smn.merland, is classifi ed as good agricultura.l l and , 

but good l and is also found outside these boundaries. Good agricultural 

land in Summerl a nd i s restri cted to the lower benches a.s land at h igher 

elevations has c l i matic l imi t a t ions . 

ORCHARDS AND LA't\TD CAPABILITY 

I n 1963, a t ota l of 16 ,314 acres of l and was class ifi ed as hav i ng 

o rchard·s; 13 , 137 acres or 80 . 3 percent we1·e l ocated on good ag ri cultural 

l and ( c l asses 1 - 4) , whi l e 3,207 a c r e s or 19.4 percent were located on 

marginal l and (Table XI). Or chards located on marginal l and were found 

prlmarily in Sununerland , Kaledcn, and a sma l l are~ to the "'O u th of 

Oliver. Orchards on marginal land in Srnr nerl.:1nd were l ocated at higher 



TABLE XI 

LA't--.1D CAPABILITY VS. ORCR\.RD DEVELOPMENT IN 19 7 3 

GCAP 

o. ' 2, 3. CI.ASS .J.. • 

Acres % Acres % Acres % Acres 

0 0 Ac. 357,135 .7 92 . 7 Li-,028 . 8 1.1 16,528.6 4.3 7,250.9 
H % 99 .1 49.0 68 .2 85 . 8 
6 
3 1 Ac. 3,207.1 19 .7 4,193 .2 25.7 7,714 . 0 47.3 1,195.2 

% 0.9 51.0 31.8 li:'1- . 2 

TOTAL 360,342.8 89 .7 8,222 .0 2.1 24, 242.6 6 . 0 8,446 . 1 

Not e : area of orchards on good land= 13,107.4 acres or 80 .3% 
area of orchards on marg i nal l and= 3,207 acres or 19. 7% 

LCAP O = marg inal la nd 
LCAP 1 - 4 = good l and , 1 is best land 
OH6 3 0 = no orchards 
OH6 3 1 = orcha rds 

Source : Computer analysi s 

4. 
% Acres 

1. 9 328 .7 
98 .5 

7 .3 5 . 0 
1.5 

2.1 333.7 

% 

0 . 09 

0.03 

0.1 

Total 
Acres 

385,272 .7 
95 . 9 

16,314 .5 
4 .1 

401,587.2 

\.Cl 
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elevations wes t of the townsite, where climate is th e ma jor limiting 

factor, ancl on th e Trout Cr eek delta which exper i ences groundwater 

problems iu years of h igh runoff . The Ka leden area i s limited by a 

c ombination of clima te, soils, and topography (Plate 6) . The marg ina l 

area south of Oliver i s located in a fro st pocket wh ere cold air 

collects after dra in i ng from the sur::.ounclic;; hills ; howe.vfr, th e area 

has successful orcha rds by the use of smudge pots on cold nights. 

A similar pa tter n also existed i n 1970; ther e was a tot a l of 

15 , 000 acres of orchards , of which 12,390 2_cres or 82. 6% we r e located 

on good agricul tural land (Table XI I ). As the figure for 1963 was 

80.3%, t here was a t endency for orchards to be concentrat i ng mo re on 

good a8ricultural la nd. Of the net loss of orchards between 1963 and 

1970 (1,314.7 acres ), 71 7 a cres or 54.6 pe rcent was lost from good 

c=ieri c:u l t ural l and, of which, over one-half was lost from class 1 land. 

The loss of orchards between 1963 and 1970 may be the resul t of 

uneconomic orchard opera tion, urban develop,ent, or specula tion . 

ORCHARDS AND URBAN DEVELOPHENT 

The amount of urban dev el opment which co.:.ncid es with orchards 

provides an indicati on of the extent of " hobby fa rming 11 in th e southern 

Okanagan. In 1970, a total of 2,570 acres of categ ories 1 and 2 urban 

development were a l so cl as sified as having ·orchards. This represents 

17.1 percent of all orchards and 40.4 percent of al l cat egories 1 and 2 

urban (Tabl e XIII, and Fig . 12). In many cases, ho bby farme r s to not 

have th e time , equipment , or kno1-1 ledge necessary to main tain fruit 

trees. Some of these units, i f not proper ly cared fo r , can become 

breeding grounds for insects and disease which then spread to c ommer­

cial orch a rd s. They produce small quantities of fruit, frequently of 



Plate 6. Orchards in relation to land capability, Kaleden. Some of the orchards are found 
on class 1 or 2 land, but a number of orchards are also located on marginal land. 
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TAJLE XII 

LAND G.A.PABILITY VS. ORCHARD DEVELOPME:t:-IT IN 1970 

:' .. CAP 
-

CLASS o. 1. 2 . 3. 4 . Tota l 
Acres % Acres % Acres % Acre s % Acres % Acres 

0 Ac. 357,733.3 92.5 4,437 . 9 1. 2. 16 , 583 . L, ,~ . 3 7,504.9 1.9 323 .7 0.08 386 , 587 . 4 
0 % 99 .3 54 . 0 68. l~ 88 . 9 98 .5 96 .3 
H 
7 

1 
Ac . 2,609 . 5 17 .4 3, 134 .8 25.2 7,659 .2 51.1 .941 .2 6 . 3 5.0 0.03 14,99 9.8 

0 % 0.7 46 .0 31.6 11 . l 1.5 3 . 7 

TOTAL 360,342.8 89 .7 8 , 222.0 2.1 .24 , 242 . 6 l;j . 0 8,446.1 2.1 333.7 0 .1 401,58 7.2 

Note : area of orchards on good land= 12, 390 acres o~ 82.6% 
area o f or chards on marginal land = 2,609 . 5 acres or 17.4% 

' 
LCAP O = margina l land 
LCAP 1-4 = good l and, 1 is best laad 
OH70 0 = no or chards 
Oh70 1 = orchards 

Source : C~mputer analys is 

Total net loss of orchards = 1,314.7 acres 
Los s of marginal l and= 597 .6 ac r es or 45 .5% 
Loss on c l a s s 1 l and = 408 . 36 acres or. 31 .1% 
Loss on cla ss 2 land = 54 . 79 acres or 4.2% 
Loss o~ clas s 3 land = 253.98 oc r cs or 19 .3% 
Lc,ss en class 4 lalld =- 0 
Loss on classes 1- 4 = 717 .13 a cre s or 54 . 6% 

\.0 
--.J 



TABT.,E XIII 

URBAN DE"vELOPMENT, 1970 vs. ORCE.A.RD DE"vELOPXZ~""T, 1970 

UN70 

CATEGORY o. , 2. 3 . .L • 

CLASS Ac r es % Acres % Acre s % Acre s 

0 
Ac . 378,768 .8 98.0 2 , 021.9 0 . 5 1,77 2 . 9 0.5 4,023. 8 

0 % 96 .8 47.9 82. 6 99 .4 
H 
7 1 

Ac. 12, 40 5.2 82.7 2,196. 2 14.6 373.5 2.5 2L,. 9 
0 % 3.2 52.1 }. 7 .4 0 . 5 

TOTAL 391,173.9 97.4 4 , 218 . 1 1. 1 2,146. 4 0.5 4,048 .7 
100 100 100 100 

Source: Comp uter,analysis 

~ 

Total 
% Acres 

1. 0 386,587 .4 
96 .3 

0 . 2 1!1-, 999 .8 
3 . 7 

1.0 401, 587 . 2 
100 

% 

100 

100 

100 

'° co 
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poor quality. They are, howeve r, still entitled to sell thc ·fruit to 

packing houses , contributi ng to inefficiency and higher costs at the 

packing houses , as each grower ' s fruit has to be proce s sed an( g r aded 

separately. 

Some of the urban development that exist ed i n 1970 was loca ted on 

l and tha t was classifi ed as orchards in 1963 (Plate 7). A total of 194 . 2 

acres of category 3 urban in 1970 was located on l and clas sed as orchards 

in 1963, but 24 . 9 acres o f category 3 urba n displaced previously ex i st-

ing orchards and re?resents 14 .6 percent of the total increase of 

category 3 urban (Tables XIII and XIV). In addi ti.on ~ 851.6 a cres of 

category 2 urban were located on 1963 orchards and 373.5 a c res were also 

located on 1970 or cha.rds , for a ne t di splacement of L.:-78 .1 acres or 71.1 

percent of th e i nc r ease of category 2 urban . Final ly, 2,7 24 .1 acres of 

category 1 urban were located on 1963 orchards, of which 2,196.2 acres 

were also classed as or.char ds in 1970, for a net di s placement of 

527. 1 acres. TI1is represents 39 .4 percent of t he total increase of 

category l urban . 

Urban development may loca t e on pr evious orchards fo r o. n.wnb er of 

reasons. First , i t prov ides the opportunity to retain fruit trees for 

personal use. Second, the bench lands, where man y orchards are loca ted, 

offer excellent view sites. Third, orchardists may be in financial dif­

ficult ies and stand to make substantial profits if their land is sub­

divi ded a nd sold for urba n uses . Fina lly, urban development is dependent 

upon adequat e water supp ly which is available in many orchard areas. 

Th e availability of domestic water on orch.:ird l and is the result 

of the i nsta llatio n of dual water supply sys t ems when irrigation 

systems were developed under the A.R.D.A. programs. 111c A.R . D.A. 



Plate 7. New urban development and abandoned orchard 
outside Osoyoos. 

Plate 8 . A mixtu r e of u r ban development and orchards 
in Summe r land. 
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TAllLE XIV 

URBAN DEVELOPMEt,rr ~ 1970 \'S . ORCHARD DEVELOPMENT, 1963 

1JN70 

C.b,.TEGORY o. 1. 2. 3. 
CLASS Acres % Acres % i,.cres % Acres % 

0 Ac, 378,629 . 3 98.3 1,494 . 0 0 . 3 :.,29~.8 0.3 3,854.5 1.0 
0 % 96 .8 35A 60 . 3 95.2 
H 
6 1 Ac . 12,544.6 76.9 2, 72L., 1 16.7 851 .6 5 .2 194 . 2 1.2 
3 % 3 . 2 64 .6 39.7 4 .8 

TOTAL 391,173.9 97.4 4,218.1 1.1 :~, 1 \6 . 4 0 .5 4,048.7 1.0 
100 100 100 100 

Source: Compute r Analysis 

Total 
Acres 

385,272.7 
95.9 

16,314.5 
L .. 1 

401 , 587 .2 
100 

% 

100 

100 

100 

~ 
0 
t--' 
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contracts i ncluded a r oll back claus e if agricultural l a nd was convert ed 

to urban us es . This, hm-:cver, has not prevented conversi on as it has 

been several years since the systems were constructed , and the amount 

to be paid be.ck i s quite smal l. Moreover , t he rapid rise i n l and 

values more tha n compensates for any pena l ty. Or chards have been l ost 

to urban encroachme nt because numero us factors faci lita te tl1e process, 

and in th e past no mechanism has been ava ilable to adequately prevent 

t he l oss . 

Urban development i s a ls o scattered throughout existine orchard 

areas (Fi g. 12 and Plate 8). When urban development i s intermixed 

with orcharcs conflicts may ad se res ulting from th e different life 

styl es of or cha rdists and urban resident s . Orch2rdists may comp lain 

about the los s of fruit, damage to trees and machinery. On the other 

hand urba n r es id en t s may complain about the noise and spra ys f rom 

orchard oper ations and demand res trictive by- l m·,s .. These re[:ulat ions 

inhibit th e efficient opera tion of an orchard . 

URBAN DEVELOPMENT At:ID LA.l\TD CAPABILITY 

When urban development occurs .on good agricultural l and , the l and 

is p ermanently lost for agri cultural production. The extent of this 

conflict is shown in Tables XV through XVII , and is illus trated in 

Fig. 13. In 1963, 73.7 percent or 2,131.5 _acres of category 3 urban 

density were l ocated on good agricultura l l and. In add i tion, 72 .3 

percent or 1 , 065.9 acres of category 2 and 70.8 pe rcent or 2,036 . 8 acres 

o f ca tegory 1 density were located on good agricultural l and. Therefore, 

in 1963, the majority of urban development was located on good land 

and the tendency was for the greater proportion of the denser classes 

to be loca ted on s uch land. 



TABLE XV 

URBAN DEVELOPI-1:Ei:l'"T IK 1963 VS. · LA.ND CAPABILITY 

UN 63 

CATEGORY o. 1. 2. 3 . Total 
CLASS Acres % Acre s % Acres % Acres % Acres % 

0 Ac , 358 ,3 30.9 99 .4 841 . 6 0 . 2 4C8 . 4 0.1 761.9 0 .2 360, 3L,2 .8 100 
% 90 . 9 29 ,2 27 . 7 26 .3 89 . 7 

1 Ac. 7,285.7 88.6 503 .0 6.1 184.5 2.2 249 . 0 3 .0 8,222.0 100 
% 1. 9 17.5 12.5 8 .6 2 .1 

L 
C 2 Ac. 21,5 08 .6 88 . 7 1,215.1 5. 0 542 .8 2.2 976 .1 4 . 0 24,242 . 6 100 
A % 5.5 42.2 36. 8 33 .7 6 . 0 
p 

3 Ac . 6,892 .3 81.6 318.7 3.8 338.6 4 .0 896 .4 10 .6 8 ,446 .1 100 
% 1.8 11. 1 23.0 31.0 2 . 1 

' 
4 Ac. 323.7 97.0 9 . 96 3 . 0 333 . 7 100 

% 0 .1 0 . 3 0.1 

TOTAL 394,341 .3 98.2 2,87 8 .4 0.7 1,.4 7 4 .1 0.4 2, 893 .4 0 . 7 li-01, 58 7.2 100 
100 100 100 100 100 

Note : Good ag ricul tura l land i nclude s c lasses l - 4 
Category 1 urba n on good agri cu ltural land = 2 , 026.8 acres or 70 .8% of category 1 
Catego ry 2 urban on good ag ricultural l and = 1 , 065.9 acres or 72 .3% of category 2 
Catego ry 3 urb a n on good agricultural land= 2,131.5 acres or 73 .7% of categ ory 3 

Source : Comput er analysis ~ 
0 
w 



T.\BLE XVI 

UR:O..""-N DEVELO?}IB:-IT: IN 1.970 'IJS. LAND CAPABILITY 

UN70 

CATEGORY o. l. 2. 3. Total 
CLASS Acres % Acres % Acre s % Acr 0.s % Acr:cs % 

0 Ac. 357,342 .9 99 . 2 1 , 230 .0 0 . 3 747 . 0 0.2 1,040.8 0.3 360 ,342.8 100 
% 91.4 29 . 2 33. 7 25.7 89 .7 

l 
Ac . 6,623 .4 80 . 6 961.1 11. 7 273. 9 3.3 363 .5 4 .4 8;222 100 

L % 1.7 22.8 12.4 9.0 2 . 1 
C 
A 

2 Ac . 20 , 492. 7 84 . 5 1,638 .4 6 . 8 776 . 9 3 . 2 1,334.6 5.5 24,242 .6 100 
p % 5 . 2 38 .8 35 . l 33 .0 6.0 

3 
Ac . 6 , 409 .3 75. 9 388 .4 l+ . 6 348 .5 4 . 1 l,299 .8 15.4 8 , 4L,6 .l 100 
% 1.6 9 .2 15 . 7 32.1 2 . ]_ 

' 

4 
Ac. 32 3.7 97.0 9 .96 3 . 0 333 . 7. 100 
% 0 ,1 0.2 0 . 1 

TOTAL 391 , 173 .9 97 ,l:. ~L ! 218 , J. 1.1 . 2, 146 .4 0 . 5 4, 0!+8 . 7 1.0 401 ,587.1 100 
100 1 00 100 100 100 

Note : Good agricultur a l l and includes 1-4 
Catego ry 1 urban on good agricultural land= 2,S8 7.9 ac res or 70 .8% of catego ry 1 
Catego ry 2 urban on good agricultural land= 1,299 . 4 acres or 63 . 1% of category 2 
Category 3 urban on good agricultura l land = 3, 007 . 9 acres or 74 . 3% of category 3 

Source : Computer analys is 
I-" 
0 
.p--



TABLE XVI I 

I NCREASE OF URBAN D.t. VELOP11ENT VS. IA J\"TI CAPABILITY 

ACREArrE 

1963 19 70 Diff. Good la nd 
-

CJ'l 
0 394, 341. 3 391 ,173.9 [.:J 

H 
- 3,167 .4 -2 ,161 .2 

~ 
0 

1 2, 878 .4 4, 218 .1 0 
t:.:.l 

+l,339 . 7 951.l 
H 
< 2 1 , 4-74 . 1 2 ,146 .4 u + 672.3 333.5 
z 
0 3 2, 893 . 4 4 , 048 . 7 
~ 

+1, 155 . 3 876 .4 
:::i 

*% of incr ease or l oss 

Source : Computer •Analysis 

%i~ Poor· l and 

68 . 2 - 1,006 . 2 

71.0 388 . 6 

49 .6 333 .8 

75 . 9 278 . 9 

% 

31.8 

29 . 0 

50 .4 

24 .1 

I-' 
0 
\J: 
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However , by 1970, there were 2,987 . 9 acres or 70. 8 pe rcent o f 

category 1, 1,399.4 a c res or 63.1 percent of ca tegory 2 , and 3, 007.9 

acres or 74.3 perc ent of category 3 urban located on good agricultural 

land (Plate 9). Host of t he urban developmen t which occurr ed between 

19 63 a nd 1970 was l ocated on good land. Category 3 urban increased by 

1,155.3 acres , of which 876.4 a cr es or 75. 9 percent was on good l and . 

Category 2 urban was divided between good and marginal land as 333 . 5 

acres or 49 .6 percent of th e to ta l inc_rease of 672.3 acres was loca t ed 

on good land, Cate~ory 1 urba n increased by 1,339.7 a cres a nd 951.1 

acres or 71,0 per cent was on go od l a nd . 

'The majority of urban devel opment in the south ern Okanagan Va lley 

is locat ed on good agri cultural land a nd the trend i s f or a grea t er 

propor tion of new deve lopment t o loca te on good agricul t ura l land. 

However, urb2.n growth .a lso occurs in a scattered low dens ity form of 

development which a li enates an additional amount o f orcha rd l and . Even 

the lower dcnsi ty fo rms of urban development r educe th e amount o f land 

i n tree fru it production~ as many are used £Gr country r esidences and 

hobby farms (Plat e 10). Hany of these ac reag es are located on good 

ag ri cultura l land. 

Urban development ha s encroa ched on orchard land in the s ou thern 

Okanagan because orch &. r d l and has the physical and locational cha racter­

istics attra ctive for development , the l and is genera lly se rved by a 

water supply designed for domestic purpos es , arid orch.'.l. rdis ts can obta in 

high land prices if th ey sell for urban uses . These f a ctors , a l ong with 

many others , contribute to the l and us e deci sions of predevelopmcnt 

l andowners, sp ecula t ors / dev elopers, and urban conswner s . Urban encroach­

ment on orchard land i s th e end r esult o[ nwncrous individual deci s ions 

that arc ma le in the l and conversion process. 



Plate 9. Urban development located on class 2 land on 
the east side of 0soyoos Lake. 

Plate 10. A small acreage on class 1 land in Penticton. 
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CHAPTER III 

LAND CONVERSION DECISIONS 

On the urb an fringe it takes a good farmer or a rich 
one to hold on to his l a nd and hi s equil ibr ium when 
he is assaulted with rising taxe s one day and cajol ed 
on the following by speculators with fat wallets . 

Edward Higbee , 1960, p. 159 , 

The rural to urban l and conversion proce ss involves a large 

111. 

number of indep endent but interrelated dec isions ma.de by pn,:deve lopment. 

landowner s (orchardists )> speculators/developer s , and urban consumers. 

Each decision in the cha in depends upon the persona! characteristics 

of the decision-maker, the choice process, and th e criteria used to 

factors may enter into the dec i sion-maki ng proces s of each typ e of 

actor. The purp ose of thi s chapter is to examine th e nature of those 

factors v:hich may have influenced private decisi ons to convert: orchard 

land to urban uses in the southern Okanaga n prior to the l and freeze of 

December 21, 1972. 

METHODOLOGY 

As the purpose of the interviews was to assess the types of factors 

which influence land conversion decisions and not to provide an in-depth 

study of each group, an open ended personal interview technique was us ed . 

A variety of different roles could be ployed by any one individunl; 

therefore , interviews were conduct ed with a wide variety of individuals 

familiar with the l and conversion proces s, including orcha rclists , renlto rs , 
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government officials, and elected public officials. 

The interview 8p proa ch was divided into t wo stag es. First , 

prelimi nary in fo rma l discussions wer e held with orchardi s ts, rea ltors , 

governmen t offic i a ls and elected public officials in order to determine 

th e typ e and nature of qu est io ns which could be asked at a later date . 

An attempt was made at this stage to obtain th e names of individuals for 

futur e intervi ews . Second , based upon the r esul t s of the prelimi nary 

di scussions, a semi-formal interview forr.iat wa s establi shed , and inter­

vi ews arrang ed a nd conducted in the sp r ing of 1973 . Two interview 

fo rmats wer~ de s igned, one fo r use with orchardist s and one .fo r use with 

realtors . Th e r ea ltor forma t was also used as the basis for interviews 

with g overnment officials and elected public off i cials; how ev e r, these 

int ervi ews vari ed according to the individual, the agency r epresented 

and the informati on available. In all cases, the i n.terviews were taped 

and transcrib ed at a la t er date. 

Interviews conduct ed with r epresenta tives of the orchard industry 

were designed to a ssess the type and na tu)'.'e of the factors involved in 

a predevelopment landowner's decision to hold o r sell his land and the 

options open to him in ea ch situati on . Emphas i s was plac ed on the 

situa tion as it exis ted be fore the l a nd free ze of De c ember 21, 1972 . 

In addi.tion, an attempt was made to asses s the .orchardists' reaction to 

the proposed Land Commission Act (Appendix B) . In arranging intervi ews 

with orchardists, an effort was made to interview people involved, 

eithe r past or present, with the B.C.F.G.A., who through this capacity 

had the experience of rep resenting the opinions of many orchardists. 

A total of thirteen interviews were conducted with orch.:irdists from 

various part s of the valley. In addition, interviews were hel d with 
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four distric t ho rticulturali sts and severa l othe r p eo p le involve d with 

t he orchard industry (Appendix A) . 

Rea l esta t e agents in the southern Okanagan provided information 

on bo th the supply and d emand aspects o f the l and convers i on process, 

and therefore , in forma tion on the factors involved in al l ac t ors 1 

decisi ons. At the time of the survey, a total of twenty-six real estate 

o ffice s were l ocated in th e southern Oka naga n: five in Sum.:-nerland ; 

fi fteen in Penticton-; one in Okanagan Falls ; t wo in Oliver; and three 

in Osoyoos (Ta b l e 1.'VJII). Intervi ews were he l d with a 30. 7 percent 

sampl e of the offices , and a stratified random sampl e wa s used to ensure 

conv erage o f the entir e vall ey . Thi s r esulted in a tot a l of e i gh t 

interviews : two from Summerla nd, .four from Penticton , one from Oliver , 

and one from Osoyoos (Ap pendix A). 

TABLE XVIII 

ARF.A 

SAMPLE STRUCTURE OF REAL ESTATE OFFICES 

OFFICES 

Sununer: land 

Pentic ton 

Okanagan Fall s 

Oliver 

Osoyoos 

TOTAL 

*%of t ota l sample 
+%o f t otal offic es 

ffa % 

5 19.2 

15 57.9 

1 3.8 

2 7.6 

3 11.5 

26 100 

SAMPLE TPJU:N 
tfa %* 

2 25 

4 50 

0 0 

1 12.5 

1 12.5 

8 30.7+ 

The interviews were based upon an o pen-ended semi-for ma l format , 

which alloweC: th e interv,iewer fre edom to pursue any lines of interest 

while providing- a framework within which tile discu ssion took place. The 



114-. 

format was designed to cove r a variety of topic s includi ng : factors 

involved in a n orcha rdi s t' s dec i s ion t o sell hi s land , factors invo lv ed 

in a dev e loper's dec i sion to purchase and develop land, factors involved 

in an urban consumer ' s deci sion to purchase a home or l and, the opt ions 

op en to each dec ision-maker , l and speculation, problems encountered in 

deve loping new areas fo r r esidential deve lopment, and th e impact of the 

Land Co~niss ion Act (Appendix C). 

A number of othe r intervi ews were h e ld with a variety of govern­

ment officials, e l ecLed publi c representatives, and other priva te 

individuals in order to obtain a variety of informat:i_on on both th e 

public and priva t 2 aspects of the land conversion process (Appendix A). 

Discussi ons h eld wi th th e Regi onal District o f Okanagan- Simi l kameen wer e 

pa rticu l arly u se f ul. 

As support ed by the data presented in App endix A, it i s interest­

ing to note that severa l individua ls played a v ariety of rol es, such as 

orchardist, representat ive of the B.C.F.G. A., dir.ector of th e n.c, Fruit 

Board~ director of the regiona l district; or as a rea l es t ate a.gent . 

Urban consumers were no t approached directly be u mse of time 

considerations . Although t he urba n consumer is the ultimate user of the 

l and, the literature sugges t ed that hi s decision is considered to have 

the least amount of in fluence in the l and conversion proc ess . Consequ­

ently, informat ion on the factors involved in an urba n consumer ' s 

decision was derived from th e interviews with r ea l.tors and through a 

content ana lys is of r ea l estate adverti sements. The a ssumption wa s 

ma de that the wording of th e rea l estate advertisement is designe d to 

reflect th e d~mands of the cons umer . 

Real esta t e advcrtis0nc nts arc placed in all l ocal newspapers 

( from Su11uncr ] c1nd, Pc nticton and Oliver) a s well as the Western Advertiser, 
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a specia l advertising pape r publi shed weekly for the south e rn Okanagan~ 

which contains a special section devot~d to real estate. Most r ea l 

estate advertisements are run thr ough this latter publica tion and 

increase in number during th e summe r mo n ths in order t o r each th e l arge 

tourist population . Eighteen issues of the Western Advertiser wer e 

obtained for the period l''iay to Au gus t of 1972 . A random sample of 

twenty- eight percent ( five is sue s ) was sel ected for analysis . 

Th e advertis ements for l and or residences ( exc luding commercial 

and industri a l property) were classified according to th e type of prop­

erty, th e description of the property , and reference to future pot entia l. 

Th ese ca t eg ori es were further divided to reflect the f a ctors which could 

enter into an urban consume r ' s decis ion, such as view, trees, inve stment , 

services, etc. Each adver t isement was coded according to the pres ence 

of these items within the adverti sement. 

':Lnus:i i nrorma r:ion on til.e :factors invo:iv eci in a cto rs : lanci convers-

ion decisio ns was obtained from a variety of sourc es . However , these 

fac t or s wi ll be dicu ssed from t~e point o f vi ew of the predevelopment 

l andowner , the specul ator/deve loper, and th e urba n consumer . 

PREDEVELOPMENT LANDOWNER DECISIONS 

The co nversion of orchard land to urba n us es is fir st of all a 

r es ult of an orcha rd ist ' s decision to s el l or subdivide his l and. Hi s 

decision may be in fluenced by a variety of factors and is de pend ent upon 

the choic es or options ava ilab le. 

FACTORS I NFLUENCING DECISI ONS 

An. orchardist ' s decision to continue farming or to sell hi s l and 

for urban uses is contingent upon a complex set of physical , soc i al , and 

economic facto rs . The decision to se ll depend s upo n the income and 



satisfaction r e ce ived from farming as compared with the profit and 

opportunity which may accrue by selling. 

Phys i cal Factors 
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At the time of th e interviews , l a nd capabili t y was not considered 

to be a very i mportant f ac tor in a deci s ion to sell. Orcha rds tha t wer e 

originally plant ed on marginal land hav e been mostly elimina t ed ov er 

time and thos e r ema ining we r e not cons idered to be opera t ed on a 

commercial ba s i s . Thes e mi s t a ke s ar e s e ldom made at pr es ent becaus e 

of information av ailable f r om district horticultura lists and th e Canada 

Department of Ag riculture Resea rch Sta t i on a t Summerl and. However , 

capability may hav e been a contributing factor fo r sp ecific a r ea s in 

Kaleden and Summer la nd, where marg ina 1 area s hav e been conve i.·t ed to 

urban us es. 

In a deci s i on to s ell l a nd, or chardis ts f elt t h a t clima tic 

conditi ons were mor e i mpor tant than s o il co ndit ions. Areas with poor er 

climate are generally pla nted to the h a rder vari eties of a ppl e s and 

pears. However , damaging f rost s affecting the entire valley have 

occurred approxi ma tely onc e in seven years, at which time cons iderable 

economic loss has resulted. On some oc ca sions , tree s hav e been damaged 

to th e extent t ha t they ha d to be r epla c ed. Rehabilita t ion of a n 

orcha rd has r equired substa ntial capital for new tre~s, a wa iting period 

of si x to eight yea rs for trees to r each full production, a nd an additi~ 

ona l time to be abl e to pa y off th e inv estment. Fa ced with these 

prospects, in many ins tanc es an orchardist has decided to sell. Methods 

such a s smudge pot s hav e been us ed t o minimi z e the risk of frost, but 

this has increased th e ope r a ting cost s of an orcha rd. 
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Social Factors 

In many cases, social factors have been a major part of an 

orchardi st ' s decision to sell. Social factors include age, hea lth, 

expcrienc~ vanda li sm , and residential complaints. All respondents 

.stressed that the ag e of a farmer was a major reason for selling an 

orchard, depicting orcharding as hard work with long hours which older 

farmers find difficult. A study by Darling in 1966 showed that the 

average age of apple producers was 50.5 yea rs; twenty-ni ne percent of 

producers were over sixty years of age, forty-eight percent were between 

forty-one and sixty years old, and twenty- thre e percent were under 
1 

forty years of age. In most cases, the orchardist was middle aged 

by the time he purchased an orchard because of the time needed to 

accumulate the necessary capit:al, even with government loan programs, 

Orcharding was considered to be a long ter!ll ope:ration; espec i a lly i[ an 

orchard had to be rehabilitated because of old trees or frost damage. 

Older fan.~ers have not been prepared to spend the time or capita l for 

·such a program unles s their children were prepared to take up orcharcling. 

Personal or health problems, especially at an older ag e , would often 

force an orchardist to sell. Under these circumstances , the sale of an 

orchard appeared to be the only f easible alternative and an orchardist 

would sell to the highest bidder whether fdrmer or developer. 

The experience of an orchardist was indicated as an important 

factor.in certain instances, as it usually took a great deal of knowledge 

to operate a commercia l orchard. It was also noted tha t, from an out-

side point of view, orcharding appeared to be an idyllic life style and 

therefor e many orch.:irds were purchased by retired prairie farmers or 

urban people striving to get back to the loncl. Disillusionmen t resulted 

when they realized that orcharcling was hard work , involved long hours, · 
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and wa s a yea r round operation. Many peopl e entered orchardi ng on ly to 

realize that th ey were not suit ed to the business or t hat they la cked 

the necessary expert ise. It was not lonr; before th ey were prepared to 

sell. 

Orch ardists r epor t ed tha t th e major hindr a nce to operating a 

conwercial orc~ard r esulted from the conflict in life style between 

orcha rdi sts and urban resi den ts when urban growth encroached i.1pon an 

ag ricultura l a r ea. In order to facilitate the effici ent op era ti on of 

equipment by a ll ow ing easy ac cess to the area , orchards have not been 

fenced and t hus some orchardis ts have experienced los s of fruit through 

minor theft s. Orcha r ds located in clo se proximi ty to r es identia l 

development hav e be en vandalized hy the destruc tion of young tr ees , 

littering , and damage to equipment . Or charding requires the continua l 

application of sprays throughout t l-:e spring and summer months to control 

di sease and infesta tion. The machinery is noisy a nd the spray mu s t be 

applied in th e early mo i:·n ing wh en the winds are ca l m. I n addition, 

cherry growers use carbide guns to scare away birds . Consequently, 

when residentia l <l eveloprne nt has been located close to orchards , re s id­

ents have complained about the noi se and spray dri ft. Penticton has 

adopted an anti-·noise by-law which curta il s spraying at c erta in times 

of th e day . These fo rmal and informa l socia l pressures inhibit the 

operat ion of an orchard a nd have occas ionally contributed to an 

orchardist ' s decision to sell. 

Social f ac tors have played an important part in a decision to 

sell. Indivi<lually , th ey may not have been significa nt enough to make 

a farm er want t o s e ll; l_10wcver, orchard i sts indicated tl1.1t th e cumulat­

ive effect has provided an nclequatc reason, espec ially i f an orchardist 

has a l so expci~ienccd economic probl ems . 
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Economic factor s 

Economic factors were another major topic of discus sion ~uring 

the interviews. Orchardists indicated that economic factors were a 

major force in a decision to continue farming or to sell. As orchardi sts 

have had to provide for thei r own retirement, the l a nd ha s been viewed 

as a pensio n fund, to be sold to the highest bidder . If an orchardist 

happened to be located clo s e to an urba n centre, there was a g rea ter 

chance that he could sell to urban interests, which brought the best 

price. It was strersed that once the decision was made to sell, an 

orchardist would want to make as much profit as po s~ ible, and that he 

was not concerned with the int ended use. 

One aspect of the economic -problems ha s been the cost incurred in 

producinr; fruit, Every fann requires a range of equipment, such as 

tractors, sprayers and giraffes; the costs of purchasinr; and operating 

equipment has risen continually over the years , placing an increas ing 

economic burden on the farmer , especially when fru i t prices have not 

risen to the same ex tent. In chapter II· i t was shown that t he average 

size of an orchard was 9.9 acres, a size of orchard too small for the 

efficient operation of some equipment, with the result tha t most farms 

were overequipped. Yhe cost of equipment in re l ation to the size of 

operation has placed a considerab l e economic burden on the orchardist. 

In addition, a variety of other factors have contributed to th e cost of 

producing fruit, including fertilizer, sprays, irrigation water, power 

and taxes. All of these costs have ri sen steadily i n the past decade, 

thus contributing to the cost of running an orchard , and in some cases, 

to an orcharclis~s decision to sell. 

Labour cost and ava ilability ha s been one of th e most significant 
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burdens of operating an orcha rd, espec i a lly l arger orchards . Labour 

costs have ri sen considerabl y in recent years with th e i ncrease in 

minimum wage requ irements . Small orchards can be operated by a sing l e 

f ami l½ except for a short period during the picking season. Larger 

orchards requi re h e l p for prunning, thinning, and picking . The picking 

period i s esp ec ially critical, as the fruit h as to be harvested in a 

v ery short time. Some of the larger _orchards hired h elp on a full time 

ba sis a nd many orchardists r eport ed that their hired he l p made a bet ter 

living than th ey could . La bour, however, h as become scarce,due to the 

higher wag es be ing pa id in other fi e ld s . Many orchardists bl amed 

government pol icy . Federal Industri a l I ncentives creat ed mor e employ­

ment opportunities in the local area, thus r educing the avai l abi lity 

of labour f or farm work. In the pas t, a heavy reliance was pl a ced on 

student help a t picking time, but with programs s uch as the Opportuniti es 

for Youth and L.I.P. projects this sourc e virtually dried up . Orchardists 

have had t o pay wages higher than th ey could afford in ord e r to get 

whatev er labour was available. Many orct1a rdists fel t t ha t more mone y 

could be mad e through unemployment insurance t han from working on an 

orcha rd. 

The other side of an orchard opera tion h as been t he r eturn 

received for th e fruit produced. Low and variable returns on product ­

ion were ci t ed as the most imp or t ant reasons why an orchardist decided 

to sel l. "The Okanaga n fruit grower is beset by many proble.r11s these 

days, but t h ey could proba bly be summed up by two words : l ow prices ." 
2 

One orchardist stressed that 11 the main probl em 3Ssociated with orchard ing 
3 . 

is the constant undulations in the pric e of fruit . " · Low r etu rns .on the 

sale of fr uit have made it difficult for an orclw.rdist to adequate ly p:1y 
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the costs of producing fruit. This has resulted i n short cuts, which 

inevitably result in lower quality or qua ntity of fruit produced and 

created a downward s piral ef fect. In addition, capital has not always 

been Available for orchard rehabilitation. In fact, some orchardists 

report ed tha t in some years insufficient income was receiv ed to pay the 

i nterest on outstanding loans. A number of orchard ists voiced 

di ssatisfaction with th e marketing system and fe lt th?t higher returns 

could be attained from a reorganization of the sys tem. 

Thus, orcharciists have fac ed a cost-price s queeze; on the one hand , 

the co s ts of producing fruit have steadily risen, and O'.'.. the oth er hand, 

r eturns have be~n low and have fluctuated from year to year. In addit­

ion, many orchardists have experienced economic problems and social 

pres sures which have inhibited the efficient operation of an orchard. 

A variety of physical, social, and economic f acto rs has combined to 

influence an orchardist to decide to sell. However , orchardi sts felt 

that no single item could be isolated as the main reason for selling; 

rather , it has been the cumulative effect of numerous factor s and that 

the combination has varied from individual to individual. Whatever the 

reasons, the final decision has dep ended upon the choi c es and alterna­

tives that have been open to an orchardist at any point in time. 

CHOI CE PROCESS 

An orchardist who encountered ec onomic or social problems had to 

make a decision to either continue farming or to sell out. If the 

decision was made to conti nue farming, an orchar<list could continue as 

in the past, rehabi l itate the orchard , or expand the operat ion to a 

more economically viable unit. If the decis ion was ma de to sell, Ll1e 

purchaser c.ould be either a fo.nncr or a developer. On the other hand, 
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sell the l a nd on his own . 
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An orchardist wh o was prepa red to continue as in th e pa st could 

still face similar pr oblems in th e future. Thi s t ype of decision could 

be a result of optimi s tic expections of the future or the reluctance to 

move away from a parti cu l a r loc a ti on . Howev er, an orchardi s t could 

chose to rehabilitate th e orcha rd by planting different fruit vari e t i es 

or by inc r easing the density of fruit trees. Planting new varieties 

could incr ease futur e r e turns,but it has not always been successful as 

future ma rket conditions have bee n impossible to predict. A change to 

high density planting cou l d i ncr ease pr oductivity per acre and reduce 

l abour requirements. Howeve r , thp.se options have been v ery expensive 

and capii:a l intensive in the initia l stages and may have been beyond 

the fina ncial capability of the orchardist. Thus~ the s e options have 

been rathe r limited, especially if the orchardist has experienced 

financial problems . 

The expansion of an orchard has alr:o be en limite d. by f i nanc :i_Al 

reasons. I f another orchard was purchased, th e purcha se could inc l ude 

buildings and equipment in addition to th e land. A problem has a lso 

been experienc ed i n obtaining land in contiguous units . Larger orcha rds 

are made up of several parcels of land, sometimes a mile or so apart, 

making an effici ent orchard operation very difficult. 

If a decision wa s made to sell an orchard,' the orchardist could 

consider subdividing and sel li ng the lots on his own volition. However, 

subdividing and developing land ha s required a considerable amount of 

capital. In addition, subdivi sion requires appr ov a ls and pennits from 

public authorities and the procedure s ca n be quite complica ted and time 

consuming. Pn orchardi s t unfamili ar with the process may h ave been 
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reluctant to exercise this option becaus e of th e complicated procedures. 

The easi es t alternative has been to list the orchard on th e 

market and sell it to the highest bidder . In some casos , it has been 

di fficult to sell the land as a fann, a_s purchasers were limited because 

o f th e large amount of ca pital necessary to enter farming and because 

of th e economically unsound prospec t s of the industry. If the l and was 

located close to an urban centre , there wa s a greater chance tha t the 

land would be pu r chase d by a developer and could bring a higher price 

than it would as f arm land . In fact, several orchardists reported 

that in many cases the developers would take the initia tive and approa ch 

the orcl1ardist with an offer to purchase . 

Orcharding has been har d work and a long tenn bus iness cha racter ­

i zed by a great deal of uncertainty r es ulting from climatic hazards 

an<l unstab le ntarket conditior:s. However, orcharding has been a way of 

life tha t has been very satisfying to many individua ls because it has 

provided rural living and a great deal of i ndependence. Orchard:i.sts 

felt that this has more than c ompe.nsatecl' for the lo,1eI· standa r d of 

living if expressed in economic terms alone . 

The choice process of an orchardist has been limi ted by a numbe r 

of factors. The alternatives open at any point in time have been 

limited by the co nd itions of knowledge of future outcomes , economics, 

and the decisions of other individuals in the land conversion. When 

an orchardist h as been faced with economic and socia l problems, and 

uncertain futur e conditions in t he fruit industry , the choice of selling 

out has looked very a ttractive, especially if a reasonable price could 

be obtained for th e orchard. The option of selling for urban uses has 

also depended upon the choic e process of a developer who cou l d be con-

sidering the purchase of the land for dev e lopment. 
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SPECUL/1.TOR /D EVELOI'ER DECISIONS 

Th e ma j or responsibi lity for convert ing l and from rural to urban 

uses re sts with the private secto - , namely specu l ators and deve lopers , 

wl10 a c t as inte rmediaries be t ween the su pp ly of l and fr o;n prcdevclopment 

landowners and t he dc.na ncl f or liv ing space by urban consume r s. Th ey 

act as initi ato rs i n the process by purchasing land in suita ble 

locat i ons , obta i ning the nec essa ry approvals for rezoning and sub ­

division, and marketing of th e r eside ntial pa rcel s . How ever , ci1 cir 

ch oice of suitabl e lo cat ions and the type of deve lopment has been i n­

f lue nced b; a variety of factors and cons tra i nts . 

Interviews viith rea ltors and tovernmcnt officials i nd icated that 

prior to the l a nd f r eeze of December 21, J.9/ 2 l and specula tion played 

a minor rol e in land dev e lopment. Speculative holding of l and was not 

nec essary, as an adequate supply of land was u sua lly avai l a ble for 

development when required. If specula tion oc c urred , it was on the pa rt 

o f the orchardist , who would anti cipate selling for u rbor us es upo n 

rea ching reti. rernent. In a ddition, r e s i clenti a l lots were often purchased 

fo r sp e. cula ti.ve reasons o 

Realto rs i ndicated tha t they seldom encountered di ffi culties i n 

purchasing l and for development and could be qui t e se l ective in the 

choice of location. In fact, there were usually a numb e r of orchards 

for sale at any one time . However, th e y sugg ested that th e common 

practice was to approach an orchardis t with l and in a suita ble dev elop­

men t location wi th an offer to purchas e. It was a ls o to th e ir a dvantage 

i f the orch;:1.r di st was experiencing fina ncia l problems . 

The most suitable l a nd for development w.J.s in orchard areas . 

Orchardists were will i ng to sel l for a p r:_ ce above farm value. The 

l and was usually quite flat , which r educes developmen t c os ts , an d th e 
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trans porta t i on and utili t y in f r as tructur e was r ea dily ava ilab l e . On 

th e other ha nd , it was dif f i cult to obta i n wate r f or l and outside 

irr i ga ti on dis trict bou ndar i es ; for examp l e , an orchard i st in the 

Nararnata a r ea was exper i enc i ng di f f i culties in deve l oping a one - hundred 

a cre subd iv is ion because th e l and was outside th e irri gat i on district . 

Deve l ope r s were una ble to genera t e th e capital nec essary to insta ll 

pri va t e water sys t ems . Even publ ic polici es , such as zoning by- l aws 

and subdivi sio n regu l a t ions , did no t prov i de a hi ndrance t o deve l opment . 

1'fo t; t or cha rd l and was z oned A-R, wh i ch a l lowed ru r.:.i l :res i dential deve l op­

men t with a mi ni mum size lot of 9 , 000 square fee t . I n f ac t , tl1e 

rea l tors indicat ed th a t peop l e 1ooki n6 for a bui l di ng si t e in rural 

. areas we r e cle1na ndi.ng even l a rger l o t c:i z es . 

Rura l r esid entia l dev e l opments in the s outh er n Okanagan were 

gene r a ll y compr i sed of sma ll sub divi s ions s ca ttered thr oughout th e 

v a ll e y (Tabl e IX, Chapte r II ) . Small s ubdivis ions were partly n r e sul t 

o f t h e Oka naga n la nd tenure sys+· em ( small parc els) which made it difficult 

t o a ss emble s ev e r a l pa.r ce ] s of l a nd i nto one unit necessary f o r a l ;:;.rger 

s ubd i v i si on . I n addition , Oka naga n deve lop ers were quite smal l a nd 

depen ded upon a fairl y quick turnover of l and a nd ca pita l and cou l d not 

a f fo r d t o t ie up capi tal i n l arg e sca l e dev e l opment . The sma ll s ub­

divisions occurr ed a t va riou s loca ti ons in or de r to ma ximize th e cha nces 

of s e ll i ng t h e pr opert y . In thi s way , dev elopers could pr ovide a number 

o f a lterna tive s ites for th e urba n co ns ume r . Realtors a l s o indica ted 

t ha t sma ll subdiv isions or s t aged devc l op:,1cnt was neces s a ry to c on t r o l 

the supp l y a nd pr ic e of l and . 

Thus, t he fac t ors i nvo l v ed i n a deve lop e r ' s deci s ion t o pur ch:isc 

a nd devel op l and f or r es id entia l purpose s al l contribu ted to t h e fact 

tliat 6 r char <l l a nd wa s t h e mo s t at tra ct i v e a nd easie s t to deve l op . In 
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the pas t, developers have not experienced any diffic u l ty in obta i ni ng 

l and in suitable areas . lIO',.;,ever , in order to develop l and for reside­

ntial purpose s a developer had to comply with local stand;:irds and 

regulations and follow the required procedures for approval. Th ese 

procedures were not considered to be a major limitation on the 

development of land. 

Deve l opers ' · decisions regarding the locc; t ion and type of n ew 

developmen t arc based upon an asse ssmen t of the d ema nds for various 

t ypes of l iving s pace being ma de J;y the u rban consumer . La nd devel op­

ment i n t he Ok~naean has been f a irly competitive,as 2 result of t h e 

relatively l arge number of sma ll real es t ate and develo pment compa nies; 

t herefore ) succes s has d epended upon adequatel y meeting Ll1e c onsume~•s 

preferences . 

URBAN CONSUMER DECISIONS 

Th e d ema nd for residentia l land is a re,,u l t of urbi:'n consumers 

searching [o;. a new residence . Th e selection of <1 residence ca n li e 

made from t h e resale of existing housin~ stock, the sale of new h rnues , 

o r the sa l e of build ing sites. The l ocat i on ) size, and t yp e o f r esidence 

v aries with a famiJ. y 1 s position in the life cycle, i ndividua l r e quirements 
4 

a nd pe r s ona l prefe rences . Thus, demands wil l vary and th e fin a l d ecision 

wi l l be in f lue nced by a v a ri e ty o f f a ctors . TI1 e purpose of this section 

is to exami ne th e types o f fa cto rs i nvolv e d in an u r ban c onsume r ' s 

s elect ion o f a new r es i den tj_aJ. l ocation. In forma t ion was ob t a ined 

from int e rv iews with rea l es t a t e agents a nd f rom a conten t a na lys is o f 

r ea l e stat e advertisements . 

FACTORS INFLU ENCING DECISIONS 

.Co nsumer demands for residential liY i ng space invo lv e a c omb i n.:iti.on 
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5 
of basic and amenity requirements. TI1e former i nvolves consideration 

of the in t rr ior components of a residenc e, such as th e numbe r of bedrooms, 

and hou s e cost, which can vary with family s ize an0 socio-economic 

position. Amenity requirements are the additional f eatures ascocia ted 

with th e house or the site and its location, These factors invol e 

such things as fire places, lot size, view, trees, privacy , or t h e 

opportunity to keep animals , 

Basic and amenity requir ements may be found in either ru ra l or 

urban environrnents . The demand for reside nc es or building sites in 

the southern Okanagan was approximately even between urban and rural 
6 

areas . Urban demands stressed th e basic requirements and proximi ty t o 

s uch services as shopping and schrols. Accessibility to shopping was 

part i cularly important to older people without persona l transportation , 

Rura l demands s t ressed t h e amen i ty r e qui rements and t he a lterna tives to 

u rban l iving. Many people wanted to escape the city in search of 

pri vacy, space, and tranquility, but still have access t0 a ll urba n 
7 

amenities. The price of a r esidentia l lot in urban and rural areas 

was approximately th e same, but in the rural area a laq~cr lot could be 

purchased fo r the same price; however, the numb er o f se r vices would be 

l ower . Realtors indica ted t ha t a number of lots were purchase<l for 

retirement and woul d no t be dev e l oped for several years . 

Th e conten.t ana l ys i s o f real es t at e advertisements indicated t he 

avai l ability of r ural and ur ban properties and the wording o f the advert -

isements indicated the type of factors which may have been i mportant t o 

a purchaser, The i ssues of the Western Advertise r exami ned c ont ained 

a to t al of 233 advertisements ( excluding comme rcia l and indus t ri:i.l 

properties)> of which ninety-three were fo r u rban resid ences , sixty-four 

for rural r e : i.d e nces , eleven for urban Lrnd > thirty- two for r ura l land 
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and thirty-thr ee f or orchards (Table XIX). Advertisements for rura l 

properti es tota l ed ninety-s ix or 41 . 2 percent; h owever , if orchards a re 

included , the total i s 129 or 55 .4 per cent o f a ll advertisements . Urban 

and rura l prop erti es with homes cons truct ed a ccoun ted for 67 . l'J. percent 

of all advertisements, while raw l and advertisei-n ents a c counted for 18 . 4 

percent. 

Ba sic house requirements were an i mportant facto r in the purchase 

of a h ome , as 170 or 73.0 percent of all advertisements described the 

hous e . All of the adver ti sement s for urban residences described th e 

house and sixty of sixty-four advertisements for rural residences 

involved th e same description. Th e parce l of land was describ ed in 

thirty-nine of th e advertisements. Realtors indicated that the ma jority 

o f th eir customers preferred a J.arge lot or a small acreage , but would 

settle for a sma ller lot if proximity to urban facilities was a lso an 

important criterion . Larger siz ed lots were avai l able ma inly in rura l 

E,reas or within the District Municipality of SummerJ.and . Subdivi s ion 

a nd h ea l t h regulations required a minimun lot size of 9,000 square f eet 

if the property was not serviced by a sewer system; however, the dema nd 
8 

in rural areas vari ed from one -third of an a cre to five acres . 

View proper ty ,,,as in l arge demand in all areas , but there was a 

greater opportunity to meet this demand in th e rural areas , particularly 

on the bench land around Okanagan a nd Skahj Lakes . Vi ew was listed in 

the advertis eme nts for twelve of the ninety-tl1ree u rba n r esidences and 

twenty-eight of th e s ixty-four rural residences (T.::i ble XIX). View was 

also listed in thirty of the forty-thr ee advertisements for ru r.::i l and 

urban lots. 

The Okanar;an Valley is also a major attr.::iction f or many tourists 

in the summer because it affor ds them the opportunity to pick their 
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TABLE XIX 

CONTENT ANALYSIS Of REAL ESTATE ADVERTISCHENTS 

C..A.TEGORY OF ADVERTISEMENTS TOTAL 

FACTORS HENTIONED URBAN RURAL URBAN RURAL ORCHARD 1f % 
RES. RES . LA1'ID Ll\.ND 

House 93 60 17 170 73 .0 

Lot 21 10 7 8 39 16 . 7 
z 
0 Vi ew 12 28 8 22 4 74 31.8 H 
H 
p., 
H Lake Front 9 li. 3 16 6. 9 ~ 
u 
(/} 
[ t .l Fruit Trees 5 11 3 6 16 41 17.6 0 

>-1 
f;1 Water 2 1 10 l J. L: 6. 0 
~tl 
P-l 
0 
~ Services 1 2 4 8 1 16 60 9 
P-1 

Priva cy 5 7 l 5 18 7.7 

Anima ls 4 3 7 3.0 

Farm 2 15 17 7. 3 

,-1 

~ 
Country Home 3 5 8 3.4 

f.j Future Subdivsion- 1 9 l; 14 6 .0 ,-., 
[<-1 
H 
0 Investment 2 2 2 5 11 L>. 7 P-l 

Retiremei ~t 10 2 6 2 20 8.6 

TOTAL JL ,t 93 64 11 32 33 233 100 

% 39.9 27.5 4.7 13.7 14.2 100 

Note : Comme rc ial and i ndustrial properties were excluded 

Source: TI1e Western Advertiser , June 13, June 27 , J ul y 11, July 25, 
and August 22, 1972 
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own f ruit. Thi s oppo rtunit y has also bee n attractiv e for people moving 

into the ar ea and ha s been one f actor i n their selection of a re s idence. 

Rea l estate agents reported . t ha t most c lients wanted some trees on their 

property ; some only wa nt ed a few trees to provide fruit for home con s um­

ptio~while others pr efe rr ed a sm2 ll a c reage with trees to l ook after as 

a hobby and th e oppor tunity to supp l ement t heir income th rough sa l es at 

the farm ga t e. A to ta l of t wenty --fiv e or 12 .5 percent of th e no n farm 

a dv er t ise::: e nt s i ndicated t hat trees were loca ted on the pro per t y. How­

ever, op e r a ting a sma ll orchard as a hobby ca n be expe nsive and time­

consuming and many peop l e t ake out t he trees after a f ew years . Neverth e ·· 

l es s , a few fruit trees could have been a n i mportant f a ctor in th eir 

initial d ec i sion . 

The ava il 2bili t y of wa ter and othe r services is pa rt icuJ. c:: rly 

import an t for the purchase of an undev el oped lot, es pecially in rural 

a:i:.eas . An adequate supply or domes tic water wa s ii s t ed in t en or 31.3 

perc ent of rura l l and advertisernents,while othe r scrYices were li sted in 

eight of the thir t y-t.;.;o adverti sements. 

A variet y of othe r factors may have influenced a n u rban consumer ' s 

deci s i on and many were mentioned in t he real estate adverti sements . Th ey 

included such thin~s as l ake frontage (6 . 9 percent) , priva cy (7 .7 percent), 

oppo rtuni ty to keep animals (3 .0 perce nt), fann potential (7 .3 percent), 

owning a countr y home (3.4 percent), future ·s ubdivi sion ( 6 .0 percent ), 

investment potent i a l (4 .7 perc ent ) and ret iremen t ( 8 .6 percent ). Th e 

majo rity of th ese factors were li sted in rura l advertisement s, indicat i ng 

that mu ch of th e dema nd would conflict with agricultura l l and . Future 

subdivi s ion pot c n t LJl and investme nt potentia l were consi de red attractive 

f eatures for some purchase r s who were buying l a nd f or .specul;:i tivc purposes . 

All of th e fac tors di scussed above ma y hav e influenced ::rn urba n 
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con s ume r ' s deci s i on. Virtua lly a ll o f t hese poin t s we r e li s t ed in a 

sine l e r ea l es t ate brochure ~dverti s ing a r u r a l r es i dent i al s u bdivi s i on 

on Skaha Lake ; items men t i oned inc l uded orcha rd s , good soil , vi ew , beach , 

peace a nd qui e t of c ountry l i ving, wild l ife , wa ter, serv i c e s , a nd ac cess-

ibilit y to an u r ba n centre (Appendix D). 

Ano th er f a ctor in f l uenci ng z.n ur ban consumer ' s choic e of l i vi ng 

i n a ru r al a r ea has bee n the be l i e f tha t rura l livi ng i s l e s s exp ens ive ; 

howev er , pu r chase r s have not conduc t ed a detail ed examimition o f t he 
9 

comp.c.rat i v e cost s of rura l and urban livinr, . In fact , coun t r y l ivi ng 

ca n h e much more costly when g a rbage di s pos a l, wat c 1: supp l y , s e pt ic t anks , 
10 

and c ommut ing a re t aken i nto a c count. 

A numb er of rea l t or s int e rviewed s ugges ted t hat t h e d Pmancls 

pl a c ed by a bout f i f t y percen t of th e potent i a l pu r chaser s wou l d in di ca t e 

a prefere nce fo r r ura l living and t ha t the facto rs t ha t we r e cons i de r ed 

i mportan t would point to or chard l a nd a s th e mos t su i t a bl e res i dentia l 

l ocat i on . • 

CHOI CE PROC ESS 

An u r ban con s umer ' s d ecis i on to purchase a r e s identia l property 

i s constra i ned in t he fi r s t pl ace by t he r ang e o f av aila ble s ites on t he 

marke t. It i s th e dev e loper wh o must provid e a var i e ty of s ites at 

various loca t i ons in orde r to mee t t he consumer' s d ema nd for a mixtu r e 

o f ba s ic and amenity prefe renc es . Rea ltor s i nd icated tha t th e particul a r 

mi x of preferences was se l dom complete ly f u l fill ed a nd tha t purcha se r s 

t ended to r el ax t heir ob j ect i ves by the time a fi na l dec i sion was ma de . 

This indi cate s t ha t u rba n cons ume r s fol low th e " sa t isficing" cr i teria 

a l th ough th e~- will attemp t t o ' 'maximize" wh er e pos s i bl e . In nwny ca ses , 

fi na nc i a l c onstraints limi t th e extent to wh i ch goa l s ma y be achi ev ed . 
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The purpose of selecting a residential property is also limited 

by time and information constraints. Realtors also indicated that most 

customers did not have the time or inclination to conduct a thorough 

search procedure in order to assess all possible alternatives. Rather, 

consumers tended to accept the first satisfactory property that was 

discovered. This would indicate that an urban consumer does not adopt 

a completely conscious decision-making process in his selection of a 

residential location. 

However, in the past, enough choices have been available to meet 

the preferences of urban consumers. Residential properties have been 

available in both .. urban and rural areas and many sites have provided the 

preferences for view, fruit trees, services etc. Urban residential sites 

have been available primarily in Penticton on the east side of the valley 

and at higher elevations providing an excellent view. In recent years, 

a number of urban size lots have also been available in Surnmerland. 

Rural properties have been available in a variety of . lot sizes and at 

various locations throughout the valley. Particularly attractive areas 

have included Osoyoos, Kaleden and Surnmerland. 

SUMMARY 

Some orchardists have been forced out of orcharding by a combination 

of a cost-price squeeze and social pressures and one of the most profit­

able alternatives has been to sell the land for urban purposes, especially 

if the land was located close to an urban centre. Thus, land speculation 

has usually been the role of the orchardist. Developers have always been 

able to obtain an adequate supply of land for development; in fact, they 

have been able to purchase land by directly approaching an orchardist 

whose land has been in a desirable location. Th e most suitable land for 
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development has been l ocated on orcha rd land wl1i ch has provided an 

ad equate supply o f dom est i c wate r , roads , services , e tc . Or chard l and 

has also provi ded the .:unenity preferences of urban c onsumer s , s uch as 

l arger lots, view, f ruit trees , and privacy. The developer i s the mo s t 

ac t i ve agent in t he land convers ion pr ocess ; i t i s t h e developer who 

ma kes the l oca tiona l decision. t o purcha se l and for deve l opment a nd 

provid es the opt i ons available t o an urban consumer . 

Thus , all decis i ons ma de i n t h e land conversion process have 

facil i t ated the conver sion of or chard land to urba n uses. Ur ban 

enc roachment has been a direct result of these decisions . I n a dcli. t ion > 

the dec i s i on process has cont r ibuted t o t h e sca t tc ,"i ng of sma ll sub ­

divi sions t hroughout the south er~ Okanagan, aliena ting a ddi t iona l 

orcha r d l and through social pressures , which in tm:n has contr ibuted 

to t he orchardist ' s deci s ion to sel l . Moreov e r , u r ban encroachment 

has cont inued i n spite of pub lic con t r o ls on l and use . I t would s eem 

t ha t publi c polic ies hav e been i nadequa t e t o prevent t he lo s s of 

orchard land to urban deve l opment , i f the y were ever des igned fo r thic: 

pur pose . Perhaps t hey may have act.ua.lly contri buted to t he proc es s . 
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and si x ty p e rcent for rural dema nd. 
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agents. 

9~ This opinion was held by s evera l realtors and was expressed during 
the interviews conducted by th e a uthor. 

10. Gilgan, W.W., 11The Patterns of Se ttlement," Reg ional District of 
Bulkley-Nechako, no date. 



CHAPTER IV 

THE ROLE OF PUBLIC POLICY J.N LAND COl\T\TERSION 

The posi tiv c influence of property rights in l a nd, none the 
le ss , continues to work and sometime s to confound and con­
fuse th e objectives of planning authorities . 

Donald R. Derunan, 1969 , p . 2 . 
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The conversion of land from rural t o urban use E' i s the result of 

a number of independent but int errel ated privat e decisions. However, 

t hese private decisions are influenced by public policy, which , through 

legi s l ati cn, regulations,and pr)grarr.s , establishes the fr .::.rn ework in 
1 

which private l and us e decisions are made . Public po~icy specifies 

l imitations on the us e of l and, as well as t he procedures required if 

a chc.1uge in land use is desired. In addition, public policy influeuces 

other factors i nvo l ved in priva te decisions; it may cliang e a site's 

locational characterist ics by improving or developing roads , ci,ange a 

site ' s institutional characteri stics by instituti ag zoning o r chang ing 

%oning by- laws, alter the nature of risk a nd uncerta inty associated with 

variou i, uses of l a nd by inc reasi ng price support o.Z produce or t ariff 

pr o tection, or modify the socio-economic fa ctors by stimu l a ti ng th e 

growth and developmen t of particular r eg i ons or individual sectors of t he 

ec onomy. The combin ed affect of all policies sc rv.es to " influence the 

ou tward expansion of urban areas by imbalancing the relative attract-
2 

ivenes s of compet ing areas." 

The purpose of this chapter is to examine the na ture of public 

policy which in fluenced the decisions to convert orchard land to urban 
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uses in the southern Ok.:in.agan prior to the land fre eze of December 21, 

1972. First, the traditional techniques utili zed by public agencies to 

influence land use are examined in genera l te rms . Second, a more detailed 

examination i s made of the public polici es w;:ich have influenced land use 

decisions in the southern Okanagan. Finally, an evaluation is made of 

the influence that these policies have had in preserving agricultural 

land. 

PUBLIC I NFLUEXCE ON I. .. AND USE 

The priva t e market mechanism system serves to allocate re sources 

between various users accordin;:; to supply and demand conducted thrOi .. igh 

the pricing system, However , externalities occur in the product ion or 

consumpt ion of resourc es , When thes e occm: , publi c bod:i.es enter the 

market system in order to minimize the externalities and to promote 

The right of the individual to u se his land. in his own best interest 

i s the concept behind property rights , but the use of l and may impose 

costs to other members of society and as such justi[i es the rol e of 

governmen t: in imposing r estrictions on the use of land . 

are limitations to the extent of these restrictions . 

3 
Howev e r , there 

The abstract idea, that the development of space in metropol­
itan areas should be guided sounds nice , but a community can 
do very little without controls. There are strict limits to 
a community ' s authority over landowners a nd wha t shou ld be 
done with their rea l estate. 4-

The problem is to reconcile the difference bet-ween public and private 

property rights. Since the turn of the cen tury more and more restrictions 

have been placed 0 ~1 tlte use of land because "the failure of free compet -
5 

:i.tion to serve social ends has become apparent in many inst..inccs. 11 

These r est rictions foll into three general categories: police power, 
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6 
fiscal measures, and emi nen t domain. 

POLICE POWER 

The use of police power centres on the 11 inherenL rir;ht of govern-

ment to legislate for the advanc emen t, pres erv a tion, and protection of 
7 

the public h ea l th, safety, morals, conv enience and welfare • 11 In 

r elationship to land, "the police power regulate s priva te property in 
8 

th e public interest1
' in order 11 to s ee to it t hat people c.lo not use 

9 
l a nd in a way that i njures th e public welfar e •11 

The t erm police pover applies to a wide var i ety of regulatio ns ~ 

@any of which are not r e l ated to l a nd us e or misuse . I n Ll1e l and us e 

context , thr ee methods are tradi ti ona ll y employed: subdivision r egula ­

tions ; zoning; and mas.ter plans. Other aspec t s of the police power , such 

as building codes, ~ire protectior. codes , sar.itatior. regulations, etc ., 

riot "involve compensation to the landowners, care must be taken to avoid 
10 

too stringent res trictions which might be interpre ted as confis catory ." 

B1hdivision Regulations 

Subdivis ion regul a tions originated with the l ega l requirements for 

land regi stration associated with the se l ection and layout of early town-
11 

sites . In addition, they provided a system of registra tion for the 

purpos e of property ta xa tion. At present, subdivision regulations are 

· "laws go:7 erning the process of convert ing new land into building sit es , 11 

and specify "th e conditions for dividing new l and into lots and offering 
13 

12 

it for sale ." These r er,ulat ions further specify the layout and arr.::ing-

ement of p.::irccls, street desig n and constructi on , drainage, the supply 
14 

of water and sewage facilities. 



Most subdivision regulations require that new subdivisions be 
surve yed by licen sed surveyors, that pl ot maps be pr e pared to 
show the location and boundaries of every lot and th e location 
of the streets and otltcr areas dedicated to- publ ic use, that 
th e subdivision pl o t be approv e d by certain officials, and that 
it be officia ll y rPg istered. 15 
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Thus, subdivision r egu l ations influence one stage in the conversion of 

land fr om rural to urban uses but app ly only if the use requires the 

creation of new l egal pa rcels . 

Zoning 

Zoni nz; is d efined as the "division of l and into districts having 
16 

different r~gulations . " I ts origin was based on laws to prevent 

nuisance , that is , to prevent a parcel of l and from being us e d in such 

a way that could have adverse effects on neighboring property. "The 

principle of controlling l and us e by district s was found to be a 

c onvenient \-Jay of protect i ng residential districts without the t roubl e­

_somc and expensive litigation r equired to ob tain injunctive relief 
17 

against nui s&nce . 11 

In general ~ zoning is justified he,causC:: it i s used t o 

promote health, safety and wel fare o f th e inhabi t ants of urba n 
land r ural-_/ a reas. It is also used to encourage the city ' s 
economy , to protect social va lues and t o hr ing some degree of 
order and r at ionality to the present a nd future developme nt 
o f the city .18 

19 
Essentially the "inte nt of zoning efforts is to avoid conflict s ," which 

is accompli shed by defining variou s land use districts along with r egul-

ations which gove rn: 

1) the height and bul k of bui ldings and other structures. 

2) th e area of a lo t which may be covered and the size of 
requir ed open spaces . 

3) ci1e density of population, and 

4) the use of buildings and land for traJc, industry or other 
. purposes. 20 
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Zoning limit s an individua l's property rights in the us e of l and and 

t herefore can influence l a nd conversio n decisions, However, it is a 

t echniqu e f or contro l l i ng t he use of an individua l site and not a 

development pla n for the entire com.rnunit y. 

Mas ter Pl a ns 

111e development of zoning as a l and use control, des i gne d to 

promot e priva te property int eres t s, proved to be limi teJ i n dealing with 

the complexiti e s of rapidly growing urban centres . Guicle l ines wer e 

needed with which to measure zoning decisions in terms of long ran8e 

plans . 11Urban and regi ona l planning is the process of preparing in 

adv a nce and in a rea sona bly systemat ic fa shion , recommencla ti.ons as t o 

policies and cou r ses of actio n t o achieve ac c epted ohjec ti.ve::, in the 
21 

commo n li fe of urban and regional communities." To accomplish this 

aim, planning agencies produce a conceptual sch eme of future deve lopment, 

g ener a lly known as a mast e r pla n, general or regional plan . 

The master pla n :is gene rally c omprised of a report and map which 

Hs crve s as th e overall blueprint for the physica l (1°eve1opmen t of the 
22 

cornmu ni ty. 11 This conc eptual scheme is impl emented through the applic-

a tion of va rious techniques ; however , "zoning i s proba bly th e single mos t 

commonly used legal device availa bl e for implementing the l and use plan 
23 

of a community." 

FISCAL MEASURES 

Another ma jor area of influence on land conversion decisions 

results from the fiscal po\ve rs of gov e rnments. Fi.s eal measures include 

th e powe r to collect rev_enue through taxation and to redistribute these 

assets for t he. ~enefit o f soc i ety . These measure s influence land use 

deci sions by making some areas more attrn~ tive for develo pme nt than others . 
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Taxation 

"The t axing power provides t he mea ns by which gove r mnents coll ect 

t he major portion of the revenues ci1ey use t o finance their many operations 

a nd funct i ons; and it also provides a too l they can use of var i ous non-
2L1 

fi scal and regul a tory purposes. 11 The mos t significa nt t ypes of t axes 

a re income , prop e rty and capita l gains. Property taxes are th e ma j or 

s ource of r ev enue for municipa l ities . Taxes are pr i mari l y a means of 

co llecting revenue , bu t can a l so be used to promote publ i c po l icy 

ob j ectives such as: ,rl) foster more i ntens i ve l ;:i nd use , 2 ) promote 

conserva t i on and env i ronmenta l 2;oa l s ~ 3) a tta i n pa rt ic ul ar tenu re goa l s , 
25 

4-) infl u ence inves tment decisi ons , a nd 5) enhz:.nce p r ope r ty v a lue s . 11 

Taxa t ion i s not genera: ly used t o s peci fica l ly contro l l a nd use , 

but has an indirect influence on l and convers i on decis ions b y :i.mba lancing 

the r e l a t i ve attractivenes s of a lterna tiv e a r ea s. Th i s i s no t u sually 

<lone conscious l y, but resuits from a multitude o f politi ca l jurisdictions 

having t axa t ion powers . Taxes are generally lower i n r ura l ar eas than i.n 

u rba n areas . Te.xa tion can i nfluence : HJ. ) t he l anclm-me r ' s est i ma t ed 

futur e s tream of i ncome a nd expenses ; and 2) t he present or fut ur e ma rke t 
26 

va lu e o f the land , 11 and t he r e f ore influe nc e th e use of the l and or the 

deci sion to bu y or sell l and . 

Exp enditures 

Anothe r. aspect of governmenta l f unctions i s t:he expendi t ur e o f 

revenue to mee t soci etal obj ect i ves . Funds a r e spent in a va r i ety o f 

way s \.,h i.ch can i nfluence pr i vate l a nd use deci s ions:;, s uch as on r oads , 

water sup ply, sewage, parks , schoo l s , and through Ll1e f i na ncia l sup por t 
27 

of s pecific s~ctors of t he economy . The pr ovi sion of serv ices ca n 
28 

provide an incentive or dis:i.ncentivc to development i n certa in ar ea s. 
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Land may be purchased for specific uses such as roads, recreation 

areas, open space, or land banks. This land can help to shape the pattern 

of future private development. Full ownership of land allows full control 

of its use. Rowever, governments can also purchase partial rights to land 

and therefore influence its use. Though the acquisition of full or part­

ial rights is expensive , it is the most effective tool in controlling 
29 

land use. 

EMINENT DO.MA.IN 

When the acquisition of land is deemed in the best interest of 

society, governments may enter into negotiations for purchase. If these 

fail, the government can fall -back on the power of eminent domain, which 
30 

allows it to take property for public use without the owner's cons ent . 

This is commonly called expropriation and involves the payment of 

compensaLion. Expropriation is used to acquire sites needed for roads, 

railways, utilities, pa rks and other public improvements. It is very 

seldom used to control urban development or to preserve agricultural 

land. 

THE USE OF TECHNIQUES IN AGRICULTURAL LAND PRESERVATION 

All of the traditional land use control techniques outlined above 

have limitations for shaping the pattern of urban growth and particularly 

for preserving agricultural land. The master plan is the only device 

designed to consider the form of future urban growth. Some of the 

techniques have been utilized to implement agricultural land preservation 

policies but their success has been limited by the nature of the techniques. 

Subdivision r egulations do not have direct influence on land use 

as they were not desig ned for this purpose, but rather to control the 

efficient l a)out of individual lots and to ensure that provision is made 
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for publi c services. They do not, however, have th e power "to prohibit 

excessive subdivisions , but by enforcing high developmen t standa rds the 
31 

number of excess buiJ.di.ng lot s ma y be minimiz ed ." In fact, most of 

these standards have not prov en to be a hindrance to developmen t. The 

amount of subdivision is entirely dependent upon th e decisi.ons of the 

privat e sector which initiates subdivision proceedings ; the pub lic 

agency c an on ly . react to the i nitiative . 

In addition, the l ocation of subdiv i sions canno t be influenced by 

these regula tions . " Serv ice and design requiremen ts do not gu ar<1n tce 

that th e l oca tion of subdivisions will be c ompat ibl e with the overal l 

ob jectiv e of th e municipality, nor do they preven t residential develo p-
32 

ment from surrounding and isolating fann l and , If Subdivision regulat -

ions are generally not tied to mas ter plans, and therefore contribute 

very little to a positive developw~nt policy. The main weakness is that 

the technique was desig ned on a small scale basis, which is inade quate 

to assist i n influencing large scale developments o r to preserve agric-

ultural l a ncl . 

Zon ing orig i nated t o pro tec t individuals fr om the offensive actions 

of neighbours in their use of land by trying to ensure that l and uses 

would be compa tible . As such, zoning pl.aces restrictions on the us e of 

land, which many authors feel to be a derogation of common law property 
33 

rights. Zoning has also been criticized ~s being a negative technique 

because it only r eg ul a tes what cannot be done in particular areas and 

because its a dministration is de fensive, us ed primarily to prevent 
34 

undesir ab le development . As zoning restricts or m3kes it more 

difficult t o exercise a full r ange of f uture options on the use of land, 

its acc eptance has been difficul t in many areas, especially rural areas. 
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"Most farmers see urban development not as a threat, but as a promise -
35 

a possible windfall. 11 They view zoning as a good thing for their 

neighbour but not for their own property. Consequently, in most 

case~ zoning has been ineffective in preserving agricultural land. 

Zoning is the main technique used to implement a master plan,but 

its success depends on how closely its application follows the plan. 

Zoning by-laws provide the opportunity for individual property owner s to 

apply for re-zoning, and many authors suggest that it has been fairly 
36 

easy to obtain approval. Furthermore, "strong local commercial or 

political pressures can break them L;oning by-law~/ down and, more to 
37 

the point, they can be quite inequitable." In fact, zoning is only 

successful as long as the property owner decides not to build or sell 

for other uses. As long as the owner maintains the status quo, zoning 
38 

appears to be working efficiently. In fact, "it may be easier and 
39 

cheaper to break the existing zoning than to conform to it." 

Both subdivision regulations and zoning by-laws are limited in 

the extent that they can influence urban growth and conve rsion of 

agricultural land to urban uses. This limitation is a result of the 

techniques being protective, reactive, and nega tive in nature and 

implementation; that is, they specify what cannot be done and the 

c0nrlitions a nd standards which must be met if development proceeds. 

"They prev ent land use developments that th e communi ty deems und es irable , 

but of themselv es th ey have no power to effectuate desira ble dev elop-
40 

ments." 

The revenue and exp enditure functions of government al s o in f luenc e 

land use decisions; however, thes e t echniques are seldom used for the 

purpose of directing l a nd use change or as part of a coordinated a pp roa ch 
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toward:; implemen ting a master plan. Except for certain t axation policies , 

th ese goverru7ien tal function s are never used to pr e serve agricul t ural 

land. Taxation policies in the form of preferential assessment have been 

u sed in a f ew cases to prese:rve agricultural l and, but the success has 

been limited in the long t erm because a f armer 11 is not going to forswea r 
41 

a l arge capital gain so suburbanites will have p r etty scenery. 11 In 

some cases , it can h e lp t o accelerate the conversion process by provi ding 

a tax shelter f or speculation . Speci fie techniques to preserve agricul -

tural land utilizing preferential taxation a nd assessme nt ar e examined 

in more detai l in Chapter V. 

The value of the above land use control techniques in influenc ing 

l and use decisions depend s upon the coordination and c ooperation of 

authorities having j ur i sdiction , These techniques 11are a curious patch-

work of devic es , ma ny an outgrowth of special-purpo se e ffort s to mee t 

particular probl ems and needs o f their t ime, and many bea ring th e mark 

of the f r agmented gove rnmental situations that h ave preva il ed during the 
42 

period whe n the techni qu es evolved . 11 Agencies responsible for l and us e 

decisions are limited spat i al ly by political bounda ries. A r eg ion may 

be divided i nto several areas, each with differi ng objectives, poHers, 

and metl1ods of control. In a ddition, each polit ic3l area has a variety 

of agencies and depa rtment s with responsibilities which may influence 

land use deci sions . "The co nfu sed arrangement of loca l governments has 

al so made it difficult t o plan their phys ical and socia l development. 
43 

As a consequ ence, growth has occu rred in a disorderly fash i on. " Th e 

r esu lt is that some areas may be more at tractive for developmen t than 

others. 

Th i s geo~raphical and functio nal fragmentation of respons ib ility 



145. 

contributes to the difficulty of influencing land use decisions. For 

example, "it is conservatively estimated that in the Fraser Valley there 

are some 400 administrative and jursidictional Boards, Agencies, Councils, 

Commissions and Departments. Almost all of these agencies influence the 
44 

use of land and resources." Public influence on land use and the 

conversion of land from agricultural to urban uses depends upon the 

administrative arrangements for land use control and the techniques and 

tools avail able to public agencies. 

PUBLIC INFLUENCE ON LAND USE IN THE SOUTHERN OKANAGAN 

Public policies which influence land use decisions in the southern 

Okanagan a r e administered by a variety of agencies for a variety of 

purposes. These policies can be categorized in two ways; some policies 

are designed and administered to directly influence land use, while 

others indi rectly influence land use and land use decisions even though 

they are designed for other purposes, Public polic ies will be examined 

in tenns o f the type of influence on land use and in terms of their 

contribution to th e preservation of agricultural land, 

ADMINISTRATIVE ARRANGEMENTS FOR LAND USE CONTROL 

Public policies which influence land use in the southern Okanagan 

are implemented by a variety of administrative units including: the 

municipalities of Penticton and Summerland; the villag es of Oliver and 

Osoyoos ; the Regiona l District of Okanagan-Similkameen (R.D.O.S.); two Indian 

Reserve s; numerous irrigation districts; and several other special 

purpose jurisdicti ons ior taxation, schools, highways, etc. Thus, the 

administration of public policy exhibits a geog raphical fragmentation 

of responsibility. In addition, each administrative unit has different 

functions and respons ibilities, some of w11ich have functional overl a ps , 
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as in the case of the regional district and irrigation districts. 

The power to control or influence land use in British Columbia is 

a provincial responsibility as delegated by the British North American 

Act of 1867. In turn, the province has further delegated some of this 

responsibility to local governments. The responsibility for control 

of land use is delegated to incorporated muni cipalities and regional 
45 

district s by the Municipal Act. Municipalities and regional dis-

tricts are "authorized to protect health, safety, convenience, morals, 

and the general well-being of the community, and to control the use of 
46 

private property to protect these ends." Land use planning and 

control in urban areas is the responsibility of the municipalities of 

Penticton and Summerland, and the villages of Oliver and Osoyoos , 

while in rural areas it is the responsibility of the R.D.o.s. As the 

" 
incorporated centres do not have planning departments, the R.D.o.s. 

provides planning services , but final decisions are still made by the 

respective municipalities. 

The R.D.o.s. was incorporated by Letters Patent on March 4, 1966. 

The Distric t's functions and responsibilities are also spelled out by 

Letters Patent, but its primary function is to provide land use planning 
47 

in rural areas and the provision of special services. The land use 

planning function includes the responsibility to prepare a r egional plan, 

develop and administer zoning by-laws, administer development areas and 

the power to enter into land use contracts. 

The ReD.O.S. is governed by a Regional Board comprised of elect ed 

representatives from electoral areas A through H (A,C,D , E,F are included 

in the study area) and elected representatives of each municipality 

(Fig. 14). Each elected representative of the electoral area has an 

... 



FIGURE 14 

ORGANIZATION..A.L STRUCTURE ·op THE REGIONAL DIST~ICT OF OKANAGAN- SIMILKAMEEN 

I CITY 
COUNCIL 

I E~ECTORAL AREAS J 

l A- B-C-D- E - F - G-ll I~ 
~b' \ 

MUNICIPAL 
REP~: SENTATIVES 

' 

REGIONAL DIRECT ORS 

[ HOSPITAL BOARD 

f .r ~ i) • 

H ~. I REGIONAL BOA..>ill . ~! 

. 1 ~ 
' . y 4 

PLA.NNI NG l-<x--i T . p . C • k 
STAFF J ~ .... 

1 
I i 
i 

FliNCTIONS I 
I 

i 

I I t t * ' ·'ij 

I ! 

REG:t:O:~ I SUB -REGIONAL i CON'I'R/'..CT I LOCAL 
SERVICES SERVICES l l SERVI CES COMHUNITY 

I ' SERVICES l 

Sou rc e : Reg ional District of Okanaga n - Similkameen 

GOV 'T 
REP'S 

I-' 
+' 
-...J 



148. 

Advi sory Planni ng Commis s ion,comprised of personnel from the electora l 

area> for the purpose of advising him on matters pe rtaining to hi s 

electora l area. The Reg ional Boa rd also establishes a Technica l Planning 

Commit tee , chaired by th e Planning Direc tor and comprised of r epresent­

atives of va rious gov ernmental departments at their option. Gov ernment 

agencies which may be represented include : the Lands Servi c e , Water 

Resources Serv ice, Agricu lture, Highways, Fores t Servi ce , Fi sh and 

Wildl ife , J>arks Branch , Municipa l Affairs , Mines and Petroleum Resources , 

School Board, Medica l Health Offi cer, municipa l emp l oyees , and. any other 

department s or Crown agenci es from th e provincial or f ede r a l govern..rnent 

as may be designated by the Hini s ter. The func tion of the Technical 

Committee i s to: 

a ) advise the Pegiona l Board on pl anning ma tters referred to it 
by the Boad; 

b) act as a liason bcbveen th e admini stration of th e Regiona l 
Lva.J.: d arJ..~ t11.t:; r e spe c tive d.e partJ11et1ts of the: gov e: ::n..l-rlcrit Llnd 

. the member municipaliti.es .48 

The pla nning Director a nd planning sta ff carry on th.e day-to-day 

operations of the I'~D.o .s., prepare long -ra nge plans , prepare zoning by­

l aws , act a s a l iason between the Board and Technica l Planning Commit tee , 

and coordinate activities of members of the Technica l Planni ng Committee . 

The Bo.3rd makes the ultimate decision on mas te r plans, zoni ng by- l aws , 

and r e-zoning applications after receiving recommendations for the 

Planni ng Direc tor a nd th e Technical Planni ng Committee , and after public 

heari ngs have been he ld. 

The provinc i al gove r nment a l s o r e t ai ns ce rta in responsibility for 

land use . All loca l governments are directly r esponsib le to the Depart­

ment of Municipa l Af f a irs. Additiona l control on l and use is delegated 

by th e Environment a nd Land Use Act to the Envi r onment a nd Land Us e 
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Committee (a Ministerial Committee) which is empowered to r econnnend or 

institu te programs relat i ng to· l a nd use and th e environment . Spcci fi-

ca lly th e duty o f the Cornmittee is to: 

(a ) 

(b) 

(c) 

(d) 

( e ) 

establish and recomn1encl program:nes desi6ned to fogter. 
increased public co:1c ern and awareness of the environment ; 
ensure th a t all th e aspec t s of preservation a nd mainten ·· 
ance of t he natural en?i rorunent are fully considered in 

_the administrati on of land use and resource deve l opment 
com.<:1ensurate wi th a maximum beneficia l land use , and 
minimiz e and prevent waste of su ch resources , and despol­
i ation of the e:l·,,irornnent occasioned thereby; 
i f considered advisable , ma ke recomme nda tion to th e Lieut­
na nt -G overnor in Council respecting any matter r e l a ting 
to th e environment and the developme nt and us e of l and and 
other natura l resourc es ; 
inquire into and study any matter pertaining to the enviro­
nment, or l and use; a nd 
prepare reports, and , i f a dvi sable , make r ecommendations 
for submission to th e Li eutenant-Governor in Counc i l. 49 

Potentinl l y this pi.ec.e of leg i. slation has broad and nll- c- ncompassi ng 

powers to influenc e land use . However, the ma jority of wo r k done by 

t h is Committee has be en to conduct studies of sp ecific sites or prob l ems , 

· The most significant a ction affecting l a nd use was to place a freeze on 

the subdivision of fa rmla nd by Orders in Council of Dec ember 21 , 1972 

~1.nd January 18, 1973 . This cha nge in public policy ans.:'. it s i m?licat ions 

for l a nd use deci sions will be discuss ed in depth in Cha pter V. 

Al though no t established t o provide land use control, i rrigation 

di stricts provide an indirect influence on l and use through the supply 

o f services . Irrigation di stri.cts ( improv ement di.s t ricts ) are public 

bodi.cs incorporated unde r t he Water Act, whos e "original purpose was to 

facilit a te cooperative use of water re sources in areas outsid e municipa-
50 

lities. ir There a rc eleven irrigation districts loca t ed in the southern 

Okanaga n. However , the power and function s of these districts have been 

expand ed in most cases to include such things as fire protection , drain ­

age , parks, ccmetc.ries, garbage coll ection, and street lighting . In 



addition, ea ch di s trict ca n a dop t policies reg a rding th e provi s i on of 

wa te r fo r urba n dev e l op:11ent, I n ma ny cases, th es e f unc ti on s con f li c t 

with thoec o f th e R. D. O,S. 
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A vari et y of other provi nc i a l leg i s l a ti on prov i de s an indirec t 

influenc e on l and u se t h r ough it s i mp l ementa t i on i n t he s outhern 

Okanagan. Ta xa ti on po l i cies are a dminis te r ed 1,y each municipa lity a nd 

by th e prov i nci a l gover nmen t for rura l a reas . Subdivis i on a nd h ea l t h 

r egula ti ons provide conditi ons f or l a nd co nvers i on , bu t are not dir ectly 

conc e r ned wi th influencing l and use . Th e Health Ac t sp ecifi es r egul ­

a ti ons governing the dis posa l of domest i c sewage a nd is administered by 

th e Prov inc i a l Medi ca l Health Officer of t h e Sou t h Okanagan Hea l t h Unit 

i n Pent ic t on . Subdiv i s io n r egul a t i ons s et s t a ndards fo r crea t ion of 

new parcel s of l a nd and a re administered by the municipa l iti es oi~ by 

the Deparb11e rr t of Highwa ys for r ura l areas. Fi na ll y , 'the lndi a n re-

serves a re adninistered by the fed eral gov ernment a nd the us e of l and 

i s independent o f a ny other admi nistrative u ni.t. 

The a drninist rat:i.v c a rrangemen ts for 1-a nd us e contro l in the 

southern Oka naga n exhibit varying degrees of geog J:aphi c and functiona l 

f ragmen t a tion , Thi s s itua tion ca n lea d to va ria tions in a tt r activenes s 

for development through out the valley, and th erefore, influe nc e private 

land us e decisions . Whether or not this i mba lance occurs will depend 

upon the t echniques available to each admini s trative uni t and the manner 

in whi ch th ey arc impl eme nted . 

DIRECT IN FLU ENCE ON LAND USE 

La nd u s e control t echniques , desig ned a nd i mpleme nted to pr ovid e 

a direct in f luence on L:i n d use, a r c primaril y a dminist e red th r ough th e 

R.D.o .s. a nd include r egional pl a nning , zoning, and l and us e contract s . 



Additional power is avai lable t o local and provincial govcrnn1cnts to 

control land use by the acquisition of l and . 

The Regi onal Pl a n 
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The ~Jnicip~l Act specifies that ea ch regiona l dist rict shall 

prepare a regi ona l plan which is a 11general s cheme without de tail for 

the proj ected uses of land withi n the regional district, including the 

l ocation of major highways ," and the pla n 11may be expressed in maps , 
51 

pla ns, reports, or by other means . 11 

The development o f a r egional pla n in the R.D,O,S. has be en under 

way for s everal years and involves th e a nalysi s of all factors relating 

to t he pa s t, present and futu re deve lopment of th e region . Specific 

infonnation being examined includes l and use , phys ical factors , t r D.ns-

porta tio n a nd utiliti es , resourc es , recreation , fish end wildlife , 

population: and regiona l r e ] Rt ionships. Phase one , a r egi 0n2l r esource 

a na lysis, v,as adopt ed by by-law i n December, 1974. Phase t wo , cove ring 

Lhe urba n aspects of the region, is expected to be comp l eted in ] 975. 

Upon completion , the regiona l plan will provide " n overal l scheme 

of future growth and a guideline for zoni ng decisions , and as such , 

influence future l and use patterns . Succ es s will depend upon the fina l 

form and cont ent of the plan, which in turn depends upon the att itude of 

the Regiona l Board. The a cceptance of th e pla n wi ll not guarantee order ­

ly urban g row t h , as ultimately it will depend upo n_ how closely th e day­

to-day decisions will comply with the pla n. 

Furthcnnor e , a plan by any municipality i s essentia lly pnss_ive 
or even nega tive. It do cs not create ,:rny thi ng other th.:in o.n 
atmosphere . It depends entirely on others taki ng a n ini t iative , 
and th en , provided there arc teeth in th e r egulations and a 
willing nc s. ; to use them, it only ensures that the i ni tiative is 
not contrary to the plans . 52 
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Zoning 

Zoning is the main technique for public in fluence on l and use in 

t he sou ci1crn Okanagan and is th e prima ry tool for i mplementing a r eg i ona l 

plan. The Municipal Act indicates that Muni cipa l Councils or Regio n.:il 

Boards may , by by-law : 

a) divide the whol e or portion of th e area of the rnun i. c i pa li ty 
into zones and define each zone ei th er by ma p, plan, or 
description , or any combination thereof; 

b) r egul a te the us e of land, buildings , and structure s including 
th e surfa c e of wat er , within such zones, and the r egu l at ions 
may be differen t for different zone s and for differ ent us es 
within a zone, and for th e purpose of this cl ause the power 
to r egulate include s the pow er to prohibit any particular use 
or uses in a ny specified zone or zones; 

c) regulat e the size, shape, a nd siting of bui lding s and structures 
within such zones, and the r egul a tions may be diffe rent for 
different zones and with r es pect to different uses within a 
zone; 

d) without limiting the generality of clause ( b ) , r equire th e 
owner or orr1.1ri i er nf :i ny bu :i J din2; j n ?.n.y z nn c to p,cmir1e off­
street parking and loading spa ce for such building, and may 
classify buildings and differentia te and discrimina t e between 
class e s with the respect to the amount of space to be provided, 
and may exempt any class of building or any building existing 
at the time of adoption of the by-law from any of the requi re-· 
ments of this clause. 53 

The deve lopmen t of zoning by-l aws shall have regard for : 

a ) Th e promotion of hea lth, safety, conveni ence , and welfare of th e 
public : 

b) Th e prevention of t he over c rowding of l and, the preserva tion 
of the amenities pecu l ia r t o any zone: 

, 

c) The securing of adequate light, ai r, and access: 

d) The va lue of the land and the nature of its pres ent and 
prospective use and occupancy: 

e ) The charac t er of each zone, the chara cter of the building 
. already erec t ed , and the peculiar suitability of til e zone 

f or particular u ses : 
54 

£) The conserva tion of property values : 
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The Reg iona l Boa rd has the re s pons ibili ty for deve loping a 

ree;ional pl an a nd zon ing by-l aws fo r th e rura l area s , The gener.:i l 

procedure is to first prepa r e an d a dop t a r egiona l plan and th en t o 

adopt compl eme nta ry zoning by- l aws . This proce dur e was r ever s ed in tl1 e 

southern Okanag a n a s zoning by - l ~ws , reflec t i ng the exis t ing l a nd us e 

pa ttern , wer e .first prc: par ed for each e l ectora l a rea . El ectora l a rea 

A adopted it s by- laws in February 1973, ar ea C i n J anua ry 1970 , area D 

in Apri l 1970, a rea E in July 1972, and electora l a rea Fin April 1970. 

Thes e zoning by-laws are regarded a s a step t owar d developing the 

regiona l pl a n and will be revised after the adopt ion of th e plan. 

Zoning by-l aws in each e l ectora l a r ea divide the area . into districts , 

and for each district mi nimum lo t siz es and permis s ibl e uses are sp eci-

fied (Appendix E) . In addit ion, the by- l aws se t deve l opment control 

standards fo r such thing s as parking, set- backs, height, etc. Th e 

minimum lot size i ndicat es the area requ ired for the cons truction o f 

uses pennitted in ea ch di s trict unl ess other and more stringent r e qu ire­

_m ents a re i mp os ed by th e Department of Heal t b or an irrii; a tion di s t r ict . 

Land uses and l o t s i zes which existed at the time of th e adoption of the 

by-law were permitted to cont inue. 

The zoning by-l aws for all electoral areas are ve r y similar . 

Seventeen zoning districts are id ent ified in . the by-laws a nd include 

forestry/grazing (F-G ), ag ricultura l/res identia l (A-R), l ow density 

r esident ial (R-1 ), low density resid ential (R- l A), multi-family (R-2 ), 

mobil e home park (R-lN) , mobile h ome and facto r y built units (R - lR), 

resort cott age (RC -1), l oc;:il commercial (C-1), h i ghwo.y commerci a l (C-2), 

ce ntra l bus iness (C -3 ), tour i s t c ornmcrcic1l (CT-1), touri s t commercial 

(CT-2), rur.:il r ecreational (RR-1), genera l i ndu s trial (H-2 ), h e.:i vy 

inclustr.in l (H-3), ilnd pu blic p;:irks ( P-1). Th e minimum lot size for th .~ 



F-G district varie s for each e l ectoral area; electoral areas A and C 

have a three acre minimum, and elec toral areas D,E, and F have a ten 

acre minimum. 

Zoni ng by-laws prov id e a fairly tight control over most l and uses 

except residential, which i s pennitted in most dis tricts (App endix E). 

The A-R di st rict is the weake s t for controlling development bece1use it 

is essenticilly a cat ch-all cat egory and th e minimum parce l size is 

quite smr> 11. Consequent ly, it do es not preserv e agricul tura 1 l and or 

control residenti al development; most of th e or chard land is zoned A-·R , 

allowing both orcharding and urban development. These limita ti ons in 

the zoning by-laws are a result of concessions made at the time of 

adopti on o f the by-l aws , Proposi~d zoning by-laws met a great dea l of 

opposition from orchard i sts , who cons idered zoning as an infringement 

on their rights; therefore, by-l aws were only accepted that still 
55 

provided t he orchardist an opportunity to subdivide his l and . 

by-laws were unable to incorporate agricultural land·prese rvati on 

obj ectives. 

l~nd Use Contra ct 

Zoning 

The Municipal Act provides the opportuni ty for a municipa lity or 

a _regional district to ent e r into a "land use contract" with a l andowner , 

which contains conditions for the use of land agreed to by both part ies. 

As such, it i s a technique that provides f~r public influence over l and 

use through the e>:ercise of perfonnance standards. Land use contr.:i cts 

can only be negotiated after the l a nd in question has been designa t ed a 

"development area, " which voi.ds any prior :".oning restrict i on. Th e 

advantage o ~ this technique is that it al l ows fl exibility in dea ling 

with dcvclonment proposa ls, whereas zoning i s fa irly re s trictive . Tl1 e 
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contract forms a r es trictive convenant which is reg i stered in th e Land 

Registry Of fice and runs ,;. ith 'th e land title. Thi.s technique is only 

us ed i n cas es where a development requires special considerations, such 

as large scale development s , multiple use deve lop~ ents , or wher e 

pe rforma nce i s important. The contra c t should be used to set highe r 
56 

standards than c ould be achieved through zoning . 

The l and use contract can be a powerful and useful tool in 

influencing l and use, but its succes s dep ends on ac t ions of the planner s 

and the Regional Board. Its use is also limited beca use of the complic­

at ed negotiati on s between the public and priva t e pa rtie s which are 

n eeded to arrive at a mutua lly acceptable so l ution ; th e process c an 

bec ome costly and time c onsuming. 

Land Acquisition 

The most direct public control o f l and use accrues from outright 

ownership , which c 2. n be ob ta ined by purcha se or expropriati.on. In 

Briti sh Columbia , a municipa li.ty may 11acquire for muni ci.pal purposes 

by purcha s e, gift , lease, or othen1ise, any r eal prope:·ty and any rights, 

ea sements , rights-of-way , or privileges in and t o r ea l propert y from 
57 

Canada or the Province, or from any person. 11 Munici pa l owned l and may 

be deve loped 11 for residential , commerc ia l, or industri a l area , or any 

combina tion of such uses, and provide such works and services as are 
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deemed necessa ry or beneficial to the development." Thus, th e 

munici pa lities of Penticton and Sunune r land, a nd th e v illages of Oliv e r 

and Osoyo os can a cquire and dispose o f l a nd for urban purposes . To 

date) these powers h.Jve only been used to provide urb,::rn servi ces , such 

as roads , u t ilities ) parks, a nd public buildings . No attempts hav e bee~ 

made to pr ov ide l and for urb.'.ln developme nt or to purchase th e development 
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r ights to land in order to preserve agricultural land. 

The powe r s of th e R.D.O , S. arc desisnated by Letters Patent, 

which state that th e R.D.O . S , ha s •rfor the purpos e of exercising it s 

powers, duties , and obl igat ions, the full power to acquire, hold , and 
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di spose of r ea l a nd pe rson a l proper ty ." Vi.Ost of t he powers del egated 

to the R.D.O.S. by Lett ers Patent are r egu l atory in nature and do not 

require th e owne rship of land . In addition, l a nd acquisition is 

extreme ly co s tly and beyond the financial c apab ility of loca l govern­

ments. Thu s , the power of th e R.D.O.S, to control u -ban or ag r icul t ural 

l and use by acquisitio~ s i s virtua lly non-exi stent. 

On :March 17, 1972, th e Provincic1l Governnient passcrl the Green Belt 

Protection Fund Act to "encot.. r age the es tabli shmen t and preserva t ion of · 

areas of l and, corrm10nly known as ' green belts', throughou t th e 
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?rovince. 11 A total of $25 million wa s set aside for the purpose of 

acquiring land to be used as pa rk lands, forestry r eserves , for leas e as 

farms or any other purpose whi ch ma y he desir; nated. The Ac t is adrninis-

tcred by the Env ironment and La nd Use Cornmittee, and to date , approxima tely 

$12 million ha s been spent, the majority to purchase fa rm l and as open 
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space ad j a c ent to major highways. · No s t of this amount has been spent 

in the Lower Fraser Vall ey and on Vancouver I s l and. Only one fann 0£ 

21.6 acres has been purchased in th e Okanaga n, and this was l ocated in 

Kelowna . This fund will not be effect ive in pres erving farm l a nd or in 

shaping urban growth as $25 million is not s u ffic ient to purchase any 

signific ant i.lrn ount of l and, espec ia lly when th e fu nd appli es to th e 

entire province . In addit ion to the Green Belt Protec t i on Ftind Act, 

varlou s other provincial dcp.Jrtments h ave the authority to purchase lm1d 

for special purposes, such a s parks, highways , waterworks , etc . However , 
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thes e programs arc not designed or i mplemented to control urban growth 

or preserve aBriculturnl land. 

INDil\ECT ItffLUEl'~CE ON LAND USE 

In addition to the techniques and polici es outlined above , a 

number of other public policies influenc e l and use in the southern 

Okanagan, even though they are designed and administered for other 

purpo ses. These po lici es either influence l and conversion decisions or 

are an integral part of the proc edures and approva ls necessary for 

conversion. 

Subdivi sion Regu lations 

Subdivision regulations appliu1ble to th e southern Okanagan are 

provided i n B.C. Regulation 262/70 pursuant to the Loca l Services Act, 

Th ese · regulations govern the manner in which l and is divid ed into indiv­

idunl parcel s and are imposed to ensure that a proposed subdiv i s i on i s : 

(1) suited to the c onfiguration of the Lm<l; (2) suited to the intended 

use; and ( 3) 'that it does not make i mpract ic2bl e the furth er subdivision 

of t he land or of ad j acent properties. To acco;nplish these objectives, 

th e regulat i ons specify conditions for the provision of ro ads> parking 

requirements, and parce l size requirements i n relation to water supply 

and sewage di sposa l systems . 

Water Supely 

An adequate supp ly of water i s essential for both orcharding and 

u rban deve lo pment . Domes tic and irrig.::ition water is supplied by 

municipaliti es , irrigation districts, or private systems , and each 

suppli er of water requires a licence as specified by t he Water Act. 

Irrir;at ion di stricts are thc. main suppliers of water. in rur0l areas an1l 
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c an impose re str ictions on minimum lo t sizes that will be serv ic ed, or 

contro l th e loc at ion where services will be provided, Thes e powers can 

greatly influence th e l ocation of deve lopmen t and whether or not dev e l op­

ment will be allowed . However , in the pas t, wa t er has been readily 

supplied fo r urba n development by both municipa lities and irriga tion 

di stricts . In fact, some districts h ave encouraged development be cau s e 

they could obtain more r evenue for domestic w2te r . Consequ erttly , some 

irr igation districts have expe ri enced water shortages because of th e 
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incr eased dema nd, and have been chang ing towa rd more rest r ictive policies . 

For example, the amount of growth in the Ka l eden a r ea severely taxed the 

irrigation distri ct' s re sources . The result was t hat the irrigation 

dist r ic t refused to service any additiona l s ubd ivi sions . Th e prov i sion 

or control of water has rarely been used to prevent urban development or 

to preserve ag ricultural land. RE'strictive policie.s have only been 

introduced when the water resourc e is limi ted . 

Water Ava i labili ty has played a major par·· in land use decis ions , 

e speci.111.y decisions to convert orchard ). and to u rban u.sec, . A~~ 

domest ic water supp l y i s large ly contr olled by municipa liti es a nd 

irrigation districts , which are located on good agricultura l land, wa ter 

provision polici es have direc tly contributed to tl1e loss of agricul tural 

land to urb an deve lopment. The l ack of a water supply to marginal l and 

has limited the option of utilizing this typ e of la nd for dev e lopment. 

Health Regu l ations 

Rural re s identia l development i n the southern Okanagan utili zes 

septic t anks for the disposa l of domest ic sewage. Reg ul ations governinr; 

s ewage di sposal , pursua nt to the Health Ac t, provide control over th e 

di sposa l of domes tic sewage from single family homes or duplexes whi ch 
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di scharee l ess than 5,000 gallons per day . For all new const ruct ion, 

a permit is required before the inst a llation of a septic t a nk: The 

regulat ions specify the size and construc tion of the sept ic t ank and 

the si ze of th e drainag e field required . 

The sewage disposal regulations are administered by the Medica l 

Health Officer, who h as the author it y t o refuse permits if the deve l op ­

ment i s located on a flood plain or in an a rea of poor draina ge . In 

the southern Okana gan, the good ag ricu ltura l land for orchard production 

also has th e soil d12rac t eristics sui t able foi~ sep tic t ank disposal, 

whil e some a r eas of marginal agricultu rn l land are 3J.so cons id ered 
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marginal for sep~ic t anks . Thus, a c cepta ble arens for sewage di sposa l 

tend to coincide wi th ag ricultural areas,which a lso serves t:o r educe 

th e range of choi ce of locat ions for urban deve lopment . 

Taxa tion on property and i mprovements is levi ed in ord er to pay 

the costs of providing public s ervices. Property t axa ti on is a prov inc­

ial respons ibility which i s i n turn de l ega t ed to municipa lities by the 

Munici pa l Act. Taxes in rura l a reas are coll ected. by the prov inc ia l 

government, The amoun t of t axes paid de pends on the ass essment rates 

(a percentage of market value) , and the mill rate (the cha rg e l evied 

against the assessment). 

As s essment rates vary between rura l and urba n areas and between 

mu ni ci pal i ties . Land and imp rovements in Summerla nd and Pent icton are 

assessed at 100 percent of ma rket va lue, whil e the assessment· in Oliver , 

Osoyoos , and rural areas i s based on ap proxima tely fif t y pe rcent of 

ma r ke t value. The mi ll r ate in any part i cu l ar are;:i i s a combin ,1t ion of 

mill r ates a3siBncd for di fferent purposes, including ccncral, school , 
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hospital, debt, fire, and regional district. The total mill rate varies 

between municipalities; in 1971, Penticton had a mill rate of 51.73, 
64 

Surrnnerland 47.51, Oliver 58.36, and Osoyoos 53.62 mills. The rural 

areas have a general mill rate of ten mills. Even when the other rates 

are added the total rate is still lower than in urban areas. Differ-

ences in assessment and mill rates from one area to another result in 

lower taxes for some areas . Some people consider these differences in 

their decision to purchase a home. However, the level of services pro­

vided in rural areas i's also lower than urban areas . When consideration 
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is given to services, very little difference in total cost is evident . . 

Farm land in 'both municipal and rural areas is taxed at a lower 

rate than urban uses , In municipalities, land of more than five acres 

in area may be classified as farm land for taxation purposes, after .. 

consideration is given to the proportion of the land actually under 

cultivation, the time devoted to farming, and the value of the produce. 

In rural areas, land of more than two acres in area may be classified 
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as farm land using similar criteria. 

Property which obtains the classification of fann land is able to 

procure considerable taxation relief benefits. The assessed value of 

larid and improvements for all properties is based upon fifty percent of 

market value, however, farm land must "be assessed at the value which 

the same have for such purposes without regard to their value for any 
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other purpose or purposes." Once land is classified as farm land for 
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taxation purposes, it can receive a number of tax exemptions. Up to 

$1,000 may be exempted per farm for school purposes. Improvements used 

in the operation may be exempted to a maximum to $5,000 and the value of 

fruit trees ar e exempt. In additio n , farms in rural areas are taxed at 



161. 

a general rate of five mills, while non-fann uses are ta xed at ten mills, 

These exemptions allow f anns to realize a lower t ax cost than non-farm 

uses. 

The definiti on of farm land is r ather vague, arrd its administr c1 ti on 

is up to the individual assessor. The result has been th at many small 

holdings , rural residential developments or land held in s peculation, 

have been able to obtain farm land classificat ion with minimal ag ricul-
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tural production and thereby receive t ax relief. The taxation 

reduction advant ageJ of having land classi fied as a farm contributes to 

the devclop~ent of rural res idences and to the existence of a large 

number of "hobby farms, 11 and may explain why in Chap ter II the data 

showed that a large number of rural lots were over two acres in size, 

end that a large number of orchards were between two and five acres i n 

sizec In addition, both urban and rural properties can qualify for the 

provinciol governnen t 's Home 0-vme rs 1 Grant. In 1973, this grant was 

$200.00, with the result that many properties only paid a token tax of 

one dollar, 

Taxation can influence land use decisions by affec ting the costs 

of farm operations, the costs of owning a home in various areas, or the 

costs of holding land for speculation. As such, it can influence th e 

choice of location for new deve lopmen t by providing economic inc entives 

or di sincent ives for such a choice. Taxes probably played a part in th e 

decisions to live in Kaleden and Swnmerlancl, two r.:ipidly expnnding areas 

close to Penticton. Although property t axation plays a major role in 
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the conversion of agriculturnl land to urban uses, it ha s not been 

used as n tool to shape urban growth or to preserve agricul t:ura 1 land. 

It could, h owever, provide a powerful tool if directed toward these 

objectives , especially if it was used in conjunction with zoning as a 



162. 

method of implementing a regiona l plan. 

Mi scellaneous 

The public policies and l and use control techniques di scussed 

above dir ectly or ind irectly influ ence l and use de ci s ions . However , 

a l most every public action may have an indirec t influence on l a nd use 

decisions. For example , th e federal governmen t' s Reg iona l Development 

Incentives Program stimu l a ted the expans ion of secondary manufacturing , 

and in turn population growth and th e demand for new r es idences. 

Orcha rdi sts ' decisions t o sell are influenced by low r eturns on pro­

duction whi ch may be influenc ed by the ma rketing syste...111 and by th E: l ack of 

tariff protection against the importation of United States fruit. 

The developer ' s locational decisions are influ enced by t he avail ­

ability of land and the att~activeness of land at various locations. 

Thr> A.R.D . fl_ a s s:i.s t- ;:ip c r> for :Lrriic1tion sys tem s he Jp erl provide orch:.:irrl 

l and with th e necessary water supply for both agricultural and domesti c 

purposes. Although C.M.H. C. would not provide mortgages for home s not 

servic ed by a community sewer system , mortgages for rura l propert i es 

have been readi ly available from other_ lending insti tutions . The 

provincial government has provided low interes t second mortgages fo r new 

h omes , thereby helping to stimulate new s i ng le-family construction. These 

and many other programs influence the land convers ion process and ma ny 

provide an inc entive to convert agricultura l land to urba n uses. 

IAJ\TD CO NVERS I0'1 PROCEDURES 

The conversion of land fro:n rura l to urba n uses in th e southe rn 

Okanagan requires a complicated s e ries of procedures before deve lopment 

can proceed . The procedures and criteria a r e established 'by public 



163. 

policy, with diffcreot agencies being involved at various steps in the 

process. The conversion process depends upon private initiativ e , with 

government age nci es reacting t o this i nitiative on the basis o f the regul­

ations each agency is author ized to enforce. The process in the southern 

Okanagan involves three basic steps : the process of obtaining r e-zoning 

if required; the proce ss of obtaining subdivision approval ; and the 

process of obtaining the necessary permits for development. However , 

the process varies slightly, depending upon whether the proposed develop­

ment is located in an urban or a rural area (Figs. 15 and 16) . 

The fi1.st step in the conversion of land from rural to urban uses 

depends upon whether or not the intended use is permitted under the 

zoning by-law, If the use is permitted, th e landowner ca n pr.oceecl with 

the approvals needed for subdivision and development . If the use is not 

penni tted, Jhe l andowner must apply ror re-zoning to the municipality 

concerned or to th e R.D.O ,S . if the land is in a rural area . Within a 

municipality , the applicat ion i s considered by Council after ci rcu l ation 

to a technical ccirmni.ttee , a civic development committ ee , and a ft er a 

public h earing has been held. The technica l corrm1i ttec is made up of 

representatives of municipal and provincial government depar tments, 

including the R.D.o.s. If the application is refused , the landowner may 

re-apply after some o f th e objections are eliminated, or enter into 

negot i a tions for a l and use contract. If acc~pted, th e intended u se 

will be in conformity with the zoning by-law and the landowner ca n 

proceed with a subdivisi on application. 

An application for re-zoning in rural areas is processed by the 

R.D.o. s. The final decision is made by the Regiona l Board after 

circulation for comments to the Technical Planning Commi tt ee , th e 

Advisory Planning Commission of the elector; ,l area , and af ter a publi c 



FlGGRE 15 

I.AND CONVERSIO:-; PROCEDURES : MUNICIPALITIES 

To -::· 
Landowner RFI"USE 

3UILDI:-;G 
PER:-il T 

PER:-UTTED 
USE 

Municip3lity 

SUBDIVISION 
APPROVAL 

CONSTRUCTIO,~ 

SEHER 
PER:'lIT 

(, . . , .. 

LA:-1D0'.-!NSR 

RE - ZONIKG 

l TECH'.1:ICAL ~ t COM:'.'!ITTEE --..L' - - r •" I ----

Dl"VCLOP>m,t w,,"'ICIP"I,ITY L ~ cirn DEVELOP>~,, 

ARI I 1 1 
1 l . CO>C•!lTTIL 

LAt-m USE I I I ' 
CONTRACT 

T o 
Landuwne r 

?UBLIC 
HE,\RI1'G 

r----''---,1_:,A..:JP~P:::C'~il..:.1 ~I DE PT . 0 F 
! ~lUNICll',\L REFUSE 

/\HAIRS+ 

INSP ECTIONS l 
' 

T '---------------------! ,\PPR.OVAL I 
+ ApprJval needed only if t l1e proposal affects a designated highvay 

* Only for a l and use contr~ct 

t-' 
a, 
+--



-

OTHER 
DEPTS 

C::itw.1e n ts 

PER:11TTED 
USE 

SUBDIV I SION 
DEPT . OF 
HI GHWAYS 

To r--7 
Lando·..,r.c r --<7 RE F US E I<;,-----

i\ PPR OVA L 

CON STRUCTION 

I NSP ECTION S 

* Only fo r a land use c ontract 

t 
i- > 
~:- · 

FIC-lB.E 16 

LAND c o::,NERSION PRC' CEDURES : RURAL /\ REA S 

ACCE SS 
PER.'IIT 

SE\-:AGE 
PERMIT 

BUILiH~G 
PERM.IT 

WATER 
PCR~[lT 

T,\~DOW<'\ER 

:;\ 

DEVELOPMENT u RECI OSA L k r-1---i r,; 
AT I 't"T'Ttlll ~ ~ 

LAND USE 
1 

·1 PUBLIC 
c m ,TRACT i . Hlc/\RING - j 

l . 
) i\ppco l\ ... ~ 

To -".'.~ RE F USE ~~ 
La n d owne r I ~ 

DEPT . OF 
Ht.:NIC I PAL 

AFFAIRS 

I ~. 
To - ~ --- 7-----il La ndowne r - RE FUSE k i REGl ON:\L l DISTRICT 

APPROVAL I-' 

°' V, 



hearing has been h e ld. If refused, th e l andow ne r has the option of 

re-applying or negotia ting a l and use cont rac t . 

Since the adoption of th e zoning by-laws , th e R.D .O . S. has pro-

cessed a nt~ ber o f re-zoning appl i cations for rural areas . As of 

November 20 , 1973, a tota l of seventy-nine app lications had been pro­

cessed for electoral a reas A,C,D,E, and F (Table XX) . 

ELECTORAL 

A 

C 

D 

E 

F 

TOTAL 

TABLE XX 

RE-ZONING APPLICATIONS: RURAL AREAS 

AREA SU BMITT ED 

15 

3 

43 

17 

1 

79 

ACCEPTED 

19 

6 

25 

REFUS ED 

8 

1 

21 

6 

1 

37 

SOURCE: Reg i on.al Dist r ict of Okanagan -Si.milkameen 

PENDING 

7 

2 

3 

5 

17 
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The most a ct ive are.s. was 11D" (Kaleden-Okanagan Falls) with forty-th r ee 

a pplication s ; of those p r ocessed, 47.5 perc en t we re approved. Out of the 

total applications for all areas, t we nty-five were accepted (40. 4 percent 

of those processed) and thirty-seven refus ed. Reasons for r efusi ng r e ­

zoning applications included prime orchard land, sewage disposal probl ems, 

pedestrian traffic h.:t zard, too far from urba n dev elopment. , inadequate 
71 

s ervicesJ poor acces s , poo r parking, or a l ack of water s upply. 

A land use contrac t may be negotiated bc b~ccn a l andownct and a 

municipality o r. the R. D. o. s. , in which th e zoning regulations arc w.:iivcd 

and ne1, and legal ly binding regulations arc drawn up which arc acceptable 
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to both parties. Howeve r , th e land in qu es tion must first be designat ed 
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as a "<lcvclopmc.nt area. " Approval of a land use contract requires the 

same pro cedures as a re-zoning ap plicati on, In some cas e s , a l a nd use 

contract ma y be r econune nded by the R.D .o. S . 

Wh en the proposed deve lo pmen t is in accord with the zoning by-law , 

approval s are need ed only for subdivision a nd develo pmen t, and piocedurcs 

vary bet,.,een urban a nd rura l areas . The first step inv olves ·subdivision 

approva l. Within municip;:il boundaries the approving officer is bound 

by the subdivision regulations and the policies of the municipality . 

\..Then the chve lopment is loc a t ed in a rural area and subd ivi s ion is 

required, a prelimina ry layout applica t ion is first ma de to the Approving 

Offj_cer of the Department of High ways , and proof mus t be given to show 

that the land has a n ade quate perco lation rate and an adequa te water 

supply. The Approving Officer ma:,. forward copies of the applicati ons 

to other agencies for c omments. This procedure is not requir e.cl nor does 

he h ave to consider any of the c:omi11ents in his decisi on . Cons i derable 

negotiations take place during this stage be t Heen t:he landowner , the 

Deparbnent of Highways a nd oth er government agencies. After preliminary 

approval is granted , the landowner has to apply for a ll the neces sary 

pennits covering sewer, water, utilities , etc. Official subdivision 

application is th en made based on a survey by a British Columbia Land 
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Surveyor, along with a ll th e necessary permits. When all o f these 

procedure s have been fo ll owed the development may proc eed sub j ect to 

periodic inspections. 

Th ese l and convers ion procedures can be quite comp lic c1 tcd and 

time consuming for the _landowner and may discourage individua l land onw crs 

from following th e process. If a deve lopment has to fol low a ll proced-

ures, it may be di ffic ult to predict tJ-> e final outcome unless the 
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l andowner i s familiar with the process . Before n developer enters th e 

process he is fairly sure of t·he fin a l decision. These procedures are 

a necessary part of the l and conversion process and provide a means 

whereby the pu bl ic sector c an exert tome influence and cont r ol over 

development . Hmn'.ver, th ey a r e intended to control specific parts of 

the process with each stag e being administered separately and not part 

of a unified approach to controlling development. 

THE I NFLUENC E ON ORCH.t\RD LAND 

Public policies that influenced land use in the southern Okanaga 1~ 

prior to the l and freeze of December 21, 19 72 , included a variety of 

polic ies and t echniques admini stered by ·numerous agencies [o:c di f f erent 

purpo ses . Some policies were administered t o direcU_y in fluence l a nd 

us ~while oth ers indirectly influenced l a nd use evPn though th ey were 

designed for th e other purposes . Consequent ly, the pol.icies had 

di fferent effects on controlling urb an growth and p1:eserving orchard 

land . 

Policies aimed at directl y influenc ing land use were v ery limited 

in number and scop e . A compl ete regiona l plan h ad yet to be adopted and 

l and acquisition programs for controlling growth or pres erving orchard 

land were nonexistent. Zoning was the only t e chnique available to 

co ntrol land use,but its implementat i on was limit ed b ecause of the 

abs ence of a r egiona l pl a n to guide re-zoning decisions . In additi on, 

zoning by-laws required local public approval whi.ch was i mposs ible to 

obtai n if the by-law contained strict controls on urban g ro"'_t h and 

attempted to preserve orcrwrcl land . Consequently, the by-laws that wer e 

adopt ed all ()wcd residential development in most districts, inc luding the 

A-R district, which included most of the orchard land. The minimum 
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parcel size was not l arge enough to prevent deve lopment because large 

lo t zoning was unacc eptable to the public. Pub lic cont ro l of l and use 

was primari l y des i gned to prevent non-compatible use s locating next to 

each other and zoning cou l d ensur e the compatibility of land uses in 

most cases , with the exception of the agr icultural-res i dentia l c onflict . 

Moreov er, zoning by- l aws we r e ine ffective in controlling th e lo cci tion 

an<l pat t ern of residen tial growth because this depend ed upon th e priva t e 

initiative , As a result, zoning by-laws were unable to preserve orchard 

l and because th e y were not designed for thi s purpose ; in f act, th ey 

served to encourage urban deve lo p:ne.nt on orcha rd l and be c ause in most 

c a s es marg i na l l and was zoned F-G with a mini.mum pa rc e l size of t en 

acres. 

Other public policies indirect l y influenced l and us e by influ encing 

the loca tional deci sions of th e private s ector and in most cases dir ected 

or encouraged urba n development to locate on orchard l and . Subdiv ison 

r egula tions were prima rily conc er ned with ac cess and the efficien~ l ay ­

.out of parcels. A dome stic water sup ply was mos t _readily avail ab l e 

from municipa lities and irr igation district s a nd the supply systems were 

located on orchard l and. Rural r es idential deve lo pment r equired septi c 

tanks for the disposal of domestic sewage and therefore r equired l an<l 

with good drainage; in most instances, this type of land was also good 

agricultura l land. Fina lly, t axa ti on policies made rura l orchard l and 

the most attractive for development, especially if a r e siden( could obta in 

farm classifica tion. Although policies were not directed toward influe­

ncing u rban. grow th or pre serving agri cultural l a nd, th ey actua lly 

contrib ut ed to urban encroachmen t on orchard l.'.lnd by making this type of 

l and the mos t attractive or feasible for development . 
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In summa ry, direct public influence on l and us e was unable to 

prev ent u r ban developme nt l ocat ing on or ch a rd l and, while other polici e s 

a c tua l ly stimul ated t he conv er s ion of or cha rd l and to urb a n uses. 

Consequ entl y , i t became evident th a t loca lly des i gn ed a nd adopted public 

poli c i es we r e ina dequa te t o adminis ter broa de r obj ectives, su ch as th e 

preservat io n of agric ultur a l l and . With t h i s i n mind , the provincia l 

governme nt pl ac ed a fr eeze on t he s ubd iv i s ion o f ag ri cultura l l a nd on 

Decemb e r 21, 19 72 , and the Land Conrn i ssion Act , des i gned to prese rv e 

agricu ltur a l l and unde r provi nc i a l cont ro l , was adop t ed on April 17, 197 3 . 
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CHAPTER V 

THE PRESERVATION OF AGRI CULTURAL lAND : 

THE n.c . JAND CO}lNISSION ACT 

There is noth ing more difficult to carry, nor more doub t ful of 
success , nor more dangerous to handle, t han to ini t iate a new 
order of thin;;s. For t he-reformer has enemies i n all who pr o f i t 
by t he ol d order, and only l uke -warm defenders i n a ll those who 
cou l d profi t by the new order. This luke-warmness a ri ses part l y 
fr om fear of t heir a dversaries , who have: the l aw in t heir favour ; . 
and partly f r om the i ncredulity of mankind, wh o do not trul y 
be li eve in a nything new until ci1ey have had ac t ual exper i e nce 
of i t . 

Mach iavelli , The Prj nc~_ , 1513 

Publi c policies des i g ned t o influence la nd use may be im pl emented 

wh en th e deve l opin3 pa tt ern of l a nd us e causes prob}cms a nd confli ct s, 

which a r c deemed t o be contrary to the bes t i nt er ests o f s oci ety. Th e 

loss of ar; ricul t ura l l and to urban devel opment i s one confli.c t wh ich has 

rece ived a great deal o f at t en tion in recent yea r s~ Concern over thi s 

l os s has promp t e d many go\:ernments t o adop t new l egis J c,.t i on in a n a ttempt 

t o preserve ag ricul tural l a nd , 

New l egis l a t ion is deemed necessary because i n mos t cas es ex i st ing 

land use policie s a r e inad equa t e to solve the problems . I n fact , th ey 

can actua ll y contribute to the prob l em , as shown in chapte r IV . Tradit-

iona l l and use con trols , such as master plans , zon i nz , a nd subdivi s i on 

r eg ulations , a r e desig ned and adminis t ered f or purposes o the r than t he 

preservation of agricu ltu ra l l and , 

Thi s chapter exami nes the nature o f s ome att empts th a t hav e been 

i mp l cmcntc<l t o _preserve agr icultural l and i n North Amer i ca . 111e c.mphasis 

i s on preservat i on of ag ricu l tur.:11 land r : t hcr th c1 n on urban c ont.:1i nme: t 
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po lici es , alth oug h i t i s r ecocni zed tha t the l a t ter po l i ci es ma y in 

e ffect p r e s e rv e ag icu l tura l l a r1d. Th e bu l k o f the cha p t e r i s c oncerned 

wi th the B.C . La nd Commis s i on Act, a r ecent chan1:,e in pub l ic po l icy i n 

Br i ti sh Co l umbi a d esig ned t o pres erv e .ag r icultur a l l a nd , An e xam i na t i on 

is ma de o f t he introduction and i n it i a l pub li c r ea ction to th e l eg i slat ion , 

t he con t e nt a nd a dministration o f t h e Ac t , i ts pro j e cted i mpa ct on th e 

l and conv e r s i o n process i n t he Oka nagan , and final ly a discuss i on o f th e 

limita tions a nd implica tions of the Act, 

ATTE!'LPTS TO PRES ERVE AGRICULTURPJ J lAND 

One o f the fi r st ma j or a tt emp t s to prese rve ar~r icul tura l l and wa s 

tri ed i n Sa nta Cl a r a County , Ca lifor n i a , in t he mid-195 0s . Fa r mers 

were concerned ov er t he ri s e i n t axes a nd ass e s sm<:~nt :J as urba n d eve l op -

ment e nc roa ch ed on their l and. As a r esult , the f a ~ne rs pressure d for 

· "there · could only be f arminr, - no s u bcH vis ions) n o c ommerc i a l es t a bl i s h ­
J. 

ment:s •11 Exc lus ive z oni ng a l l ows only one t yp e o f use wi thin t lt e zone , 

as di st :i nc t f r om cwnu la t:i.ve zo,1ing , wh i ch r a nks the zone s from re s t ric ted· 

to unrestr icted. The unre s t r i c t e d z ones allow a l l u s es from th e p revi ou s 

zones . 11 Cumu l a tiv e -type f arn1 zoning distr icts are not th e best too l s 
2 

fo r h olding a r eas o f this kind in a g riculture fo r t he l ong e r term ." 

Mos t pla nn ing agencies utili ze this l atter t yp e of zon i ng be ca us e of 

politica l acc e pta bilit y . 

The exclu s i v e ag ricul t ur a l zo nes devel ope d by Ca l iforni a fa nner s 

worked we ll initi nlly. " By 1958 , s ome 4 0 , 00 0 a cres o f farmland ha d been 
3 

zoned; by 1960 , 70 , 000 acres. " Deve l opers then r .'.l ised their offe rs f or 

the l a nd. " Za r rners began t o pond er , They h a d g o t ten th emse lv e s zones ; 
4 

t h e y could g~ t t h emse lves unzone <l . 11 By 1965 , 5 , 000 nc res ha d bee n 

d epleted ft o n t h e a g r i cultural z ones. Zon i ng , \•1ltc t hcr r e s t r ic t iv e or - -- -----
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cumulat ive , suffers from a m::i j or s hor tcoming , the relativ e ease of 
-----------·-- --

rezoning . -----Publi c policies in North America de signed spe cifically to preserve 

agr icultu ra l land primar ily revolv e around a manipu l ation of property 

taxes , either through t ax defen ncn t or preferentia l assessment . Th e 

most conunon method is "preferential assessment, " which provides " th ;:it 

land wh ich i s actively devoted t o farming shal l be a ssessed on th e basis 

of i ts value for agriculture , and tha t other potential uses, such as 
5 

housing subdivisons , shall be i znored , 11 Preferential assessment takes 

some of the tax pressures off fa rmers with th e hope that thi s will be 

all that i s required for a f a n ner to decide not to s e ll his l and . 

Le3i s l 2tion providing for preferential assessment of agricultura l l and 

has been enacted by numerous states , includi ng Californ i a and Florida 
6 

in 1957, and Connec ticut and New J ersey in 1963 . A numbe r of other 

states introduced legis l at ion but failed to obta in approval. 

The preferentia l assessment approach has seriou s problems , i n 

f a ct, it may actua lly contribute to urban spraw l rath er than its 

prevention. 

Oppon ent s a r gue t hat nonfarmer specul ator s succeed in ge tting 
th eir l and clas sified a s f armland by conducting very minima l 
farming operations on it , and that the l aws benefit these 
specula t ors more than they do the bona fid e farm e rs; tha t i s , 
the l aws simply subs idize i ndividuals who a r e h olding land 
for eventual urban u ses , rather than serving to pres erve 
agr iculture. 7 

Whyte fee l s that preferential a ssessment will be ineffec tiv e in preven­

ting the conversion of open space or agr icultural land, because" evcn if 

the specul ator is weeded out and only th e tru e farmer . be nc fi t s , tlte true 

fanncr is r;oi ng t o do what anybody else would do. 1~ n the Erice i s 

right , he i s go ing t o sell out, _low. taxe L o_r no. And why should_ h,e 
8 

not?" 
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Because of th es e limitations , s ugge s tions hav e been made to 

r ev ers e the ass essment structure; that is, to asse s s agricultu ral land 

or op en spa ce clos e to citi es to its maximum. "Full-value t axation 

would f orce the mos t develo pa ble l and into development ear lier, and 

ther eby relieve the pressu r e on further-out l and . The r esult: more 
9 

orderly deve lopme nl , l ess urba n sprawl.n As f a r as could be determined, 

thi s t echni que has not been de liberately us ed to contro l growth. 

I n order to ove rcome the objections to the prefe rential approach, 

an alterna t i.ve sys teStl has been utilized ba sed up on a tax deferral , In 

this sys t e~ , agricultura l l and is grant ed preferenti a l assessment, 

however , the owner would pay ret roactive ba ck t axes when the l a nd was 

converted t o o t her uses. "While it was fr,nned , the owner would be ta xed 

only on f arm value ; if and when the l and ,•ms develop ed, the owner would 

retroactive l y pay th e addit iona l taxes that oth e rwise would have 
10 

appli ed. 11 Both Or eg on and New Jersey have ins t ituted l egis lation 

bas ed uron this app r oach, 

Both prefer enLia l ass essment and tax deferral t echniques have met 

a grea t deed_ of opposition. Farmers , s peculators and develope rs oppos e 

t ax deferral because it makes it difficult for. them to exercise future 

options. }~ ny pl anners argue t hat tax deferral and prefer ential assess­

ment are ina d equa t e because th ey i gnore the role of planning agenc i es . 

They sugges t tha t t axa tion should be tied iI?- to land use zoning ; farmland 

would r eceiv e preferentia l assessment onl y in a reas specified as 

agricultural or op en space zones . 

In 1965, th e Ca lifor ni a Land Conservat ion Act was passed in a n 

attempt to c ombine ta xa tion and zon ing policies which provided for 

"binding contracts between th e landowner Hn<l the lo ca l g overnrnent 7 before 
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11 
l a nd wi ll be assessed on the basis of i t s v a l ue i n agri culture ." The 

purpose of the act was to; 

provide a relative ly stable environment with regord to use of 
agricultural l and a nd ag ricultural l an d values near centre s o f 
urbanization such that both the land Oi•me r and the loca 1 govern­
ment agenc ies ca n pl a n , with a relative ly h igh degree of 
certa inty, th e timing of future l a nd u se tra nsit i on s . 12 

11The hea rt of the l eg isla tion involves vol un t ary contract ing o f non-
13 

agricultura l deve l opment right s for a specified period of yea r s , " 

as such, th e assessment i s then based upon the agricultura l value of 

t he land . 

11Th e fi r st ste p in i mp l ementing the La nd Conserva tion Act is t h e 
14 

des i gnation of an ragri cul tur a l preserv e r • 11 Once the 11 preservc '1 has 

been d efined and adopted , t he county ca n offer contracts t o the '' prime 

l a nd owners" a nd agrE:ements to the 11 non-primc l and owners . 11 These 

contract s and ag r eement s de pend up Jn th e v oluntary ~omp lia nc e of l and 

owners, and are t ransferab l e with the t it l e of t he l and. 

For prime l a nd contracts, the l and must meet the f ollowing 

condi t ions: "l) lan d to be contracted ml:! st be devo t e d to agricultura l 

u s e, ( 2) i t must be l ocated wi thin a defined agricultura l preserve , and 
15 

(3) i t must be prime agricultural l a nd ," The contra c t has a t enn of 

t e n yea rs , whi ch i s automati c a l ly renewed each year , un l ess e i t her the 

landowner or the gover nment choose not to do s o. It is ess enti a ll y a 

compensab l e c ont r act in tha t i n th e even t of a r i s e in assessed va l ue , 

the county mus t pay the l a ndowner a t ax offset paymen t of $5 .00 fo r each 

$100 .00 i ncrease in assessed valuati on. As taxes on th e $1 00 . 00 increase 

wou ld be lower th an the $5 .00 , th e county wou l d los e money i f the 
16 

assessment is rai sed. Ag r eements cover non-prime land or pr i me land 

i n a res e rve of le ss than J. 00 acres , and t:crms .:ire ncg otic\tcd betwe en 
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the landowne r and the government. No allowance is made for tax off set 

payments and the "effect on assessmen ts ••• will depend upon the l ength 
17 

o[ the ap;re ement and firmness of its terms . 11 

The l eg islation seems limited on a number of point s . First, th e 

schemes depends entirely upon voluntary participation on the part of the 

landowner; only if th e landowner dete r mi nes t h2t he will stay in farm ing 

for at l eas t ten years would it be to his advantage to subscribe to th e 

plan. Second, a n ind ividua l may break the cont ra ct a t a ny time, though 

it would still take t en yea rs to expire . If a l andowner could determine 

that he would like to s e ll in t en years , he could sell to other uses at 

that time. Third, the s ystem dep ends upon the negotiation of contracts 

with individua l prop erty owne rs , which is costly and time consuming to 

administer. 

Very little has beer. written about th~ success of this piece of 

County, California. He suggests that "based on historical population 

trends and associated acreage dec line, it is hypothesized that nci 

significant ag ricultura l acreage will remain after 1990 despite .•• the 
18 

i mplement ation o f the Land Conservation Act." Nevertheless, in 1971, 

New York State intr oduc ed farm preserva tion leg islation vc:ry similar to 

the Cali. forn ia Land Conservation Act. 

A more comprehensive approach to land 1,1se planning was instituted 

in Hawaii in 1961 through the Land Use Law. It wa_s instituted because: 

Inadequate controls have caused many of Hawa ii ' s limited and 
valuable lands to be used for purposes that ma y have short - tenn 
gciin to a f ew but result in a l ong -term loss to the income and 
growth pot entia l of our economy. Inadequate basis for assessing 
lands acc ord ing to their valu e in those uses thot can best serve 
both the we ll-being of the owner and the well-being of the public 
have res ulted in inequities in the tax burden, contributing to 
the forcin g of Lrnd resources into uses th ~1t do no t best serve 
the welfare of the Stale. Scattered subdivisions with expensive, 
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ye t r educ ed, public se rvic e s ; the shifting of prime ag ricultura l 
l and s into nonrcv cnuc producing r e sid ential uses when other 
l ands a re avail a bl e th a t c ou ld serve ad e quately the urban needs; 
failure to utili z e fully mul t i pl e - purpos e l a nds ; thes e arc 
evidences of th e need for pub l ic c oncern and action .19 ' 

The Act vested the authority for zoning in a ni ne memb er Sta t e 

Land Use Comm i ss ion, although s ome zoning powe rs we re de lega ted t o other 

governme nt agencies. All l and s were zoned, "with l a nd classified in t o 

1 ag ricultura l 1
, 

1 c ons ervation 1
, a nd 1 urban ' z one s - l ate r weake ned by 

20 
the addition of a cotchal l 1 r ur.il 1 zone , 11 The Act and regul 2t ions 

specify th e uses permitted in each district. A change in th e boundaries 

of a district requir e s a r e commendation by the County Planning Commi ssion , 
21 

a public hearing , and approval o f t he Land Use Commissio n. Although 

implementation is conducted at the local l eve l, final control is vested 

in the State through the La nd Use Commiss io n . 

In addition to zoning, th e Act provides fo r these di st rict s to be 

the ba sis o f property assessment and ta xation . It a l so provides for the 

esta bli shment of a "dedicated l and reserve •• • to enable th e owner of 

any parcel of l a nd within an agric:t, ltural dist r ict and/or a conserv a tion 

district to ded icate his land fo r a specific: ranching or othe r agricult-
22 

ura l us e a nd to h ave his land assessed at it s va lue in s u ch use, 11 

Dedicated land could not be ch ang ed in use for a mi nimum period of t en 

years; however, dedication may be ca nc el l ed after fiv e years with five 

year s notic e by either th e state or the own~r. Whyte feels that this 

provision is inadequate because "the farmer can sell out when-ever h e 

pleases; all he has to do is pay back th e t axes forgiv en plus a fiv e 
23 

perc ent surcha r g e. 11 

Hawaii's Land Us c _Law is the most comprehensive approach to 

preserving farmla nd and controll ing urban growth in North America. One 

report inclir::atcs that the leg i sl a tion "ha s directed t his growth, ..ind 
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26 
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cultural land." Another report produced in 1969 also indicated that 

the legislation had met with considerable succe ss: 

1. The Land Use Connnission has been more strict than the. 
counties in approving petitions for r ezonings; 

2. 'In-filling' of existing Urban Districts has been encour­
aged and scatteration has been large ly brought to an end; 

3. Speculative subdivision of new l ands far beyond the ne ed 
for new home sites has been greatly r educed; 

4. Prime agricultural and conservation dis trict lands have been 
protected from urbaniza tion by the Land Use Commission 
denial of rezoning applications.25 

Hawaii's success can be attributed to the comprehensive nature of 

the method, the overall coordination at a State level, and the utiliza­

tion of a variety of techniques to attain the stated obj ectives. It 

recognizes that the loss of agricultur al land and urban growth are 

inseparable problems and that solutions must be aimed jointly at both 

sph eres. 

THE BRITISH COLUMBIA LAND COMMISSION ACT 

In rec e nt years, a great deal of concern has been expressed over 

the loss of agricultural land in British Columbia. This concern was 

precipitated by th e r ealization that th e r e is a very limited supply of 

arable land within the province, and that urba n deve lopme nt has been 

encroaching upon this good agricultura l land. On Decemb er 21, 1972, th e 

provincial gove rnme nt placed a fr eeze on th e subdivision of farmla nd , 

and on April 17, 1973, the gov e rnment pa s sed th e Land Commission Ac t, a 

piec e of l egisla tion, radica lly diffe r ent from the old orde r , designed 

to pres e rve ag ricultura l land. 

BACKGROUND TO THE ACT 

The introduction of ag ri cu ltur a l l a nd prese rva tion l egis l ation in 
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British Columbia re s ulted frc:m th e realiza tion that .'.l great deal of 

prime a g ricultur a l l a nd wa s be ing lost to urban d evelo pment . The 

Briti s h Columbi .:i De pa r t ment of Ar; ricultu r c ha d been co ncerne d with t hi s 

probl em for sev e r a l years. In 1971, the Depa rtme nt me t with twenty­

five Unit e d Sla t es Sta te Commi ss i oners of Ag ricultu r e in Victoria, at 

which t ime e nquiri es were ma d e rega rdi ne th e preserva tion of agri cul t ural 

land in th e United S t a t e s. It was found th a t most l eg islation wa s ba s ed 

upon th e t axation app roach, primarily pref e renti a l a sses sment. How ever , 

in re s ponse t o a n e nquiry as to the degr ee of su cc e ss achiev ed 
by sta te farnt l a nd pres e rva ti on prog r ams , none of th e twenty-
fiv e Co:nrnissioner s pres ent could report suo s tantj_a l succ es s. 
In a lmos t eve ry ins t a nce , th e exi st~ng sta te prog r a ms were c onsidered 
to hav e a tempo ra ry effect at be s t. 6 · 

T'n e ma jority of agricuL:.ura l l and preservatio n programs in North 

America arc ba sed u pon pr eferential asse ssment. British Columbia h a s 

had preferential as s essment for farm l and for many years, and th e 

probl em still exists, because people who own land and are not bona fide 

farmers may also be a ble to obta in farm l a nd cla ssifica tion and thereby 

receive the same b ene fit. Such policies provide a t ax shelter fo r land 

being held for sp ec ula tive purpos e s . The tax shelte r nlso provid e s an 

incentive for people to move to rura l areas on sma ll acreages . Both 

factors contribute to urban spr awl and the lo s s of agricultural l and. 

Rather than preserving agricultural l and, taxation policies may acce l erate 

the loss as di s cussed in Chapter IV. It would seem that a revision of 

farm l and taxation poli ci es is desperately needed to ens ure that 

prefere ntia l assessment only bene fits the bona fide farmer . 

In 1970, a sui;gesti.on was put forwa1·d by the B.C. Federa tion of 

Agriculture to help pr es erve farmland a s open space through the restruc­

ture of ta>:a tion policies~ They propos ed new legislation tcnned the "Op en 
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Spa ce Preservation Act ." A farm owner would have the option of dedicati ng 

his land as ' 'open space" and would be zoned accordingly . Dedication 

would be pe rmanent a nd would be transferred with the l and titl e if sold . 

Land could be removed from dedication only if and when local governn1ent 

rezoned the land to a use or u ses inconsiste nt with that stated in the 

application. In exchange for t he dedication of land, th e owner would 

receive a tax relief. Land would be assess ed in accorda nce with th e 

Assessment Cqualization Act. In addition , the dedicat ed land , exc ep t 

for t he dwelling and one-half acre on which it is situated , would be 

· exempt from a ll r ates imposed by th e Taxation Act , Hunicipal Act, Pub l ic 

School s Act, Regi onal Hospita l Dis tri cts Act , Water Act, and th e Munici­

pal Finance Authority Act. This proposed legislation would have been · 

v ery s i milar in nature to the California Land Conservation Act and wou ld 

be subject to the same problems and limitations mentio ned earlier . 

Consequent l y, no action was taken on this proposal, 

Farmers were still concerned with th e questi on of f a nn t axation . 

At the 39th Annua l Conventio n of th e B.C . Federation of Agri culture > a 

resolution was passed which stated that: · 

whereas £arm l and is unfai r ly taxed under the present t ax 
structure , and whereas Regiona l Districts are becoming involved 
in the bui lding of recreationa l facilities, fire protectio n, 
hospitals, etc.; therefore be it r eso lved by thi s 39th annual 
convention of th e B.C. Fede r a tion of Ag riculture that all such 
taxes, i.ncluding schoo l taxes, be r emoved from fa rm l and , and 
that th e home and home site principle be_ implement ed. 27 

The B.C. Federation of Agricultur e is one of the ma in organizations 

through which farmers can petition for chnngcs in public po licy. In the 

pnst, it has continually stressed the need for programs to preserve 

agricult ur e and to improve the economic vinbili ty o f farming. However , 

it has reject ed the idea of st rict zoning policies as a n infringemen t 
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on property rights. In the opinion of the ILC. Federation of "Agricul turc 

pres ervation should 1.Je accomplished by making it worthwhile for a 

farmer to cont inue farming . 

In its election campa i 6n of 1972, the New Demo cra tic Party expressed 

conc ern over the depletion of natural re s ources, pa rticularly the l oss 

of agricultural land. ThreE~ months after taking office , the H:i.nister 

of Agricultur e , the Honourab l e D. Stupich, again voic ed concern over th e 

loss of agricultura l land and indicated that the government was consid e -

ring legis l ation to t,>rohibit th e subdiv ision of farm L-rnd. On December 

11, 1972~ the :t,,<_J_nister of Municipal Affairs, the Hon, J.G. Lorimer , 

issued a letter t~ all municipa litie s and regiona l districts indicating 

t ha t proposed zoning by-laws would be considered in light of the 

gove rnment ' s policy on th e preserva tion of farm land. Reasons for the 

concern over th e l oss of agricultural l and were cit ed as : 

1. Losses of approximate ly 10,000 acres per ye ,ir of h ig.b_ 
gu a l ity agricultural l and i n t he best climates on the best 
soil s ; 

2. There is l ess than 3% of the l and area in B,C. west of the 
Rocky Mountai ns suitable for cultivated agricul ture; 

3. Approximately 1/100 of the land area of th e province has a 
climat e suitable for the production of tree fruits and grapes ; 

4. Agriculture makes a significant contribu tion to the provin ­
c ial economy through basi c r eturns to the farme r s , multiplier 
effects of wholesale, retailing, servicing , etc ., as well as 
provi ding economi c diversity for th e province ; 

5. Internationa l concerns : 
- world wheat short ages 
- beef shortages and price problems 
- California and Mex ico populations will eventua lly need 

all their food producing l and for thei r own ever - expanding 
populations 

- rec ent American embargos on some food products like ly 
indi cat i on of futur e things to come 
Eng li sh and French spea king population of North Arnericn i s 
approximate l y 6% of the world's population yet it consumes 
30% of the wor ld I s resources. 111e new affluence of lfostern 
Eu ropean, Easter n Europ ea n nnd Asiatic peoples i s creating 
inc r e;1si1tg pressur es on the \,1 orlcl 1 s food suppl ies. 60,000,000 
more. mouths to feed in the world every ye,H . 28 
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Afte r the announced i ntenti ons of th e government, s ome area s 

experienc ed a l a rge i ncrea se in th e number o f s ubdivis i on app lications . 

With this i n mi nd , Order - in -Counc i l 4483/7 2 was a pp r oved on Dec ember 20 , 

1972, und e r the auspi ces of th e Environmen t and Land Use Act , whi ch 

pr ovide d that "th e Li eu t enan t - Governor in Counc i l •• . ma y make such 

orders re s pe ct i ng t he environment, or l a nd us e , as he may co ns id er 
29 

ne cessa ry or adv i sab l e ." Th e Ord e r - i n - Counc il prohib it .d th e s ubdiv-

i s ion of f a rm l a nd as de fine d in Section 2 o f the Taxa t i on Act, a s well 

a.s a ll l ands deemed s uitab l e for cultivat i on by the Committee . Th is 

action was design ed a s a t empora ry mea sur e t o t ake ef f ect unt il nc\•l 

leg i sla tion cou l d be d r a fte d. 

As thi s de finition of farm l and was rath e r vag ue , Or der --in--Council 

157/73 wa s approved on J a nua ry 18 , 1973 , whi ch fur ther de fine d th e 

intent of the land freeze. Fann l and was defin ed as any land of t wo 

acres or more tha t is: 

(a ) situa t ed in uno r ga nized t erritory and class ifie d as f a rm 
l and a s t ha t exp ress ion i s de f ined in Se c tion 2 of the Tax­
ation Act; or 

( b) situa t ed i n a muni cipality a nd classi fie d as f1 r m l a nd 
unde r Sect i on 332 of the Municipal Ac t ; o r 

(c) desig na t ed as Class 1, 2, 3, or 4 of the cla ss ifica tion of 
soil capa bi lit y f or agricul t ure develop ed a s par t of the 
Canada La nd Inv ent ory unde r th e Ag ricul t ur a l an d Ru r a l 
Deve l opme nt Act (ARDA ) (Ca nada ) 30 

Permission would not be granted for subdivision applications , building 

permits , zoning by-laws, l and use contracts·, or depo s it of a subdivi s ion 

plan if farm land wa s involved , unl es s s ufficient proof could be presen­

ted to show that th ese actions were sub s tantia l l y c ommenced prior to 

Decembe r 21 , 1972, or tha t the proposa l was fo r agr icultura l purposes 

only, Provision was ma de f or a l andowner to appea l to th e Envir onment 

and La nd Us e Conuni ttee . . 
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Needless t o say , th ese actions met with violent opposition from 

the gene ral public and frrnn oppos ition parties. They charged that the 

f armland free ze was dictatoria l, a confisca tion of private Lrnd, and a 

denial of i ndividual rights . Newspaper h eadlines i ncluded s uch titles 
31 

a.s 11t-wgry Orchardi s ts Want Land Payments , 11 

3 2 

11 300 Angry Farmers Rap 
33 

Freeze , 11 11 0pposi tion Memb e rs Ta ke Aim at Gov I t Fr ee ze on Fa n nl ands ," 
34 

and " Richter Ch arges i n Leg islature : Land Freeze ' His -Use ' of Power ." 

Dur i ng th e furore, the gove;_·rnuen t was preparing l eg is l a ti on to 

dea l with the preserva t ion of farn1 land. Af t er reviewing var ious method s 

used in North America it c oncluded tha t only radi cally different l eg isl-

ation cou ld be ef fec tive. The limitations of previous techniques were : 

t he y depended upon the voluntary par ticipa tion of th e l a ndowners ; 

include('. rev iew and cancel l a tion clauses ; and depended upon prefe r ent ia l 

asses sment, which did not provide ~nough incentive ~o stay in farming, 

and which, moreoves prov id ed a t ax shelte r for land spe culation. The 

main proble.,71 was t h a t " many local jurisdictions have not been abl e t o 

withstan d pressure to change zoning and it is a t this point that .almost 
35 

a ll known l a nd preserva t i on schemes have £al.l ed, 11 Th e n ew legislation 

was designed to ov e rcome these obstac l es and on February 22, 1973 , the 

Honourable D. Stupich , 1'1iniste r of Agricultur e introduc e d Bill L.2 , The 

Land Commission Act, into the Provincial Legis lature , 

THE PRO POSED I.AND COHHISSION ACT : BILL 42 

Th e Int roductio n o f Bill 42 

The pu r pos e of the propo sed l egislation (Bill 4-2) w.'.l.s to establish 

a Provincia l La nd Commiss ion, wh ich wou ld s e t up an d c ontrol reserves 

of agricultural l and , green belt land, lnrd bank la nd , a nd park l a nd. 

The Bill provided for the cr eation of n Prov i ncial Land Corrm1i.ssion of 
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not l ess than five members :.i.ppointed by the Li eutenant-Gover nor in 

Council. Th e Conuaission would ·constitute a corporation and a c t os an 

agent of th e Cr own , a n d as such could 11 hold in its own nume a ny l a nd or 

othe r real or p e rsonal property , and likewise ma y dispo se of, mortga ge , 
37 

hypoth ecate , pledge, ancl assign any such property ." Th e Com.rn i s sion 

could als o make such by-·l aws a nd regulations necessary to admi nister 

th e Act. 

The obj e ctives of t he proposed Commi ss ion were to: ( J ) preserve 

agricultura l l and; ( ?) encourage the esta b l ishment and maintenanc e of 

famil y fann s ; (3) preserve g r een be lt land around urban areas; (4 ) encou-

r age th e establishmen t and maintenance of land in a g r een be lt l and 

res erve; ( 5) preserve l and bank l qnd h aving qualit ies for urban or 

i ndustri a l development; ( 6) encourage the e s t ab lishment and ma intenance 

of land in a l and bank r eserve; (7) preserve park l and for r ecreationa l 

u se; and ( 8) encourage the esta blishment and ma intena nce of land in a 
38 

park land res erve. 

To fulfil l t hese obj ect ives the Comp1 ission could : npurcha se or 

oth erwise acqui re land;" di s pose of Commiss ion l and and Crown land with -

in a designat ed reserve by sa l e , lease , or otherwis e ; accept g ift s of 

land; "acquire and hold personal property and dispose of pers ona l 

property s o acquired ; 11 and purchase and dispose of l and if authoriz ed 
39 

by any other Act. Any l a nd within th e province could be des ignated 

and established (wi th or without actual purch ase) as a n agricu ltural 

l and reserve, a green belt land r ese rve, a land ba nk l and res e rve, or ;i 

park l a nd reserve. 

Land wi t hin a n ag ricultura l re serve could not be u se d for any 

purpose other thnn f a rm use , and the des ignation of .:i gricultural rese rves 
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would be end ors ed on the certi fic;:ite of title of the land and trans­

f erable with the titl e. As such, no public og ency could appr ove an 

appli cation for subdivi s ion or construction if it was to be located on 

ag ricultur;:il land unl ess it v:a s i n tended for farn1 purposes only , or if 

the l and wa s le s s th a n two a cres in area , Landowners cou l d apply to 

the La nd Cor;un is s ion f or exemption from the agricul tura 1 reserve; however , 

th e Commis s ion ' s decision wou l d be fin a l and no provi si on \ia s mad e for 

appeal . Appea ls could be made only on a que s tion of l aw or exce s s of 

jurisd ic t i on. 

The proposed Commission would a lso hav e the auth ority to enter. 

i nto any agreements r egarding th e use of ag ricultura l land with private 

owners or with any otli e r public ag ency . It c ould use or di s pose of any 

Comrnission land for the purposes of the Act. Final ly, 

subj ect to the approval of th e Minister of Financ e , or of the 
Mj_ni ster of N1inici~al Affa irs , ::ic: the c :i ~: ~ J11 8 )' l,e, j_i.t f'l. 2;;:j 
establ i sh a system of t ax incentives to encourage the dedication 
of privately owned agr icul tural l and to pe r manent farm use, 
and to i ncrease t h e ag r icultura l productiv ity ther eof .40 

Land whi ch would be des ignated as agricu~turci l l and , green be lt l and , 

l and bank l an<l, or park l and would "be deemed no t to be taken or 
41 

injuri ou sly affected by reas on of the des i gnation ," a nd as such th er e 

would be no right for compensation. 

Reaction to Bill 42 

Th e introduction of this pro posed l egislation prompted a new surge 

of opposition , agai n cha rging that the Bill was dictatorial and i.ln 

infringeme nt on a n ind ividual's property right s , and that it v ested too 

much power i.n the hands of government . In contrast, others strongly 

supported tlt e legislation, indicating tha t it was the most important a r. d 

worthwhile prog r am to have been put forwa rd in l3ritish Columbia . The 
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atta ck on th e Bill wa s l e d by th e voca l a nd emotion.:1 1l y cha r ged campa i gns 

o f the o ppos i ti o n pa rties and oth e r in terest group s , d e nouncing "the 

h eav y hand o f s ociali sm ." Some p e op l e , i nc ludi ng a numbe r of orcha r ­

dists o f th e Oka nagan , f e lt tha t a g r eat deal o f th e priva t e o ppos i tion 

f o ll ow i ng t his emotiona l a ppeal was bas e d upon a mi sinter pr eta t i on o f 

t he Bil l. Some o f t h e oppos ition , howev e r , was based u pon a ca reful 

a na lys i s o f t he Ac t a nd includ e d cone r e t e p roposa l s f or i rnpr ovc.rncn t. 

Op po nents o f th e Bill cha rg e d t ha t it gav e t oo muc:::h p '.)w e r to a 

f i ve-ma n Co:n.7li s s i on which would not b e a c coun t a b l e t o the l eg i s l a tur e . 

They sugge,, t ed that as th e Commi ss i on woul d have comp l e t e cont r a l of 

a ll l a nd i n t h e pr6vinc e by beini a bl e t o desicna te i t &s pa rt of Ll1c 

four l a nd r es e rves, priv a te owners hip would be d e s t ro ye d. In addi.t: :i. o n, 

it was also a r gued tha t th e government would have p owe r to t a k e over a n 

individua l's land or priva te prope rty through e xpropri2. tion, No 

compensatio ~1 would b e p rovid e d if a person' s l a nd was inc lude d in a 

r e serve. Oth e r s c ri ti ci zed the Bill be c a use th er e was n o r i eht o f 

a ppeal , because the Commi s sion ' s d e c is i on was f ina l, and be c au se nf t h cc. 

l a ck of provi sion f or public h ea r i ng s on the d e sig natio n of land :i.nt o 

th e reserv es . With so much power b e i ng del ega ted to the Commi s sion , 

planning and a dministra tion were being removed from the jurisdictio n 

of local municipaliti e s a nd regional districts . 

All of the se arg u ements, and othe rs, were used by oppo s ition parties 

in the legi s l a tive d is cuss ion duri ng s econd r e ading of Bill 42 which 

commen c ed on P.iarch 9, 1973. Deba t e on the s econ d reading took all or 

par t of tea da ys to c omplete , includ ing night s es sions , and e nd e d on 

Y.lilr ch 29 , 1973 . One membe r of the o ppos it i on spoke for 12 hours befo re 

relinquishing th e flo or.· Throughout t he sess i on, th e llon. D. Stup icl1, 
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Minister of Agriculture, spent a large amount of time explaining the 

bill to the public, refuting many allegations, and trying to clarify 

the operation of the Land Commission. 

He stressed that only land of prime importance would be designated 

in a reserve. The Commission would not arbitrarily take possession of 

farm land but would only indicate the allowable uses, as in zoning by­

laws. The Bill did not include the power of expropriation, An indivi­

dual whose land was designated in a land reserve could appeal to the 

Commission; however, the Commission's decision would be final, The Bill --­would not prevent an individuaL UQill selling his land, but it did_ 

stipulate that the purchaser could use the land only for agricultural 

~urposes. If a farmer wanted to sell his land and could not find a 

buyer, the Commission would be prepared to purchase the property at fair 

market value, Land purchased by the Commission could be leased or re-

sold for farm use. The Commission would not be taking over the planning 

functions of local governments, rather the intention was for the Commission 

to work cooperatively with them in orde¼ to designate and administer the 

land reserves. Land would not be locked into the reserves forever, 
42 

excLusions would be made as conditions changed. The Minister also 

stressed that it seemed as if some sections of the bill could lead to 

confusion and that he would consider any suggestions for amendments. 

Opposition to the bill reached a climax on March 15, 1973, when 

a demonstration organized by the B.C. Federation of Agriculture drew 

over 2,000 people to the Parliament Buildings in Vict or ia. Th e group 

included both opponents and supporters of the legislat ion. A l a r ge 

number of the demonstrators carried placards with slogans such as "Stop 

Bill 42," "Equity for Fanners, 11 "Compensation not Confiscation," "Today 
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ou r Land, Tomo rrow ou r Homes ," and "Don't St and Still, Kill the Bill" 

(Plat e s 11 a nd 12). At th e d0 nons tra tion, th e Preside nt of th e B.C. 

Fed er a ti on of Ag r i cu l ture , Mr . Char l es Bernhardt , p r e s en t ed th e 

gov er nme nt wi t h a br ie f, which c onta ined ob j ect ions a nd a l t erna tiv e 

propo s al s . 

The bri e f, on e o f the best o f the many or gani zed and presen t ed 

during the deba t e on the bill, conta i ned t he follow ing ob j ections : 

1. 

2. 
3. 

Bi ll 42 giv e s th e Commis s io n th e powe r to confisca t e our 
prop e rty at wh a t ev e r pri ce it sees fit. 

J 

' '--. 

4. 
5. 
6. 

Bill 42 devalu e s ou r a s s e t s a nd den i es a ll r i ght to c om pensa ti on . 
Bill 4 2 deni es our right t o a publ i c h ea ri ng wi th noti f ic ation . 
Bill 42 deni e s all r easona ble rout es of app ea l. 
Bill 4 2 crea t es a politi ca l Land Commi ss ion. 
Bill 42 put s government in competition with priva t e . f a rmers . 
Bill 42 ext e nds th e powers of the Commis s ion to a ll lands . 
Rill 42 creates ag ricultur a l rese r v es a utoma t ica lly. f 

Cl~ 

7. 
8. 
9. 

10. 
li. 

12. 
13 < 

H- • . 
15. 
16. 
17. 
18. 

Bill 42 allows th e Commis s ion to t ake , hold, an d sell a 
pers on' s pe r s ona l be long i ngs. 
Bill 42 do P-s not a llow th e continu ntion of non-conforming u se s . 
Bill 42 gjv es th f' Commi ss i on the r ight to t e ll a farm e r how 
t0 fer!': . 
Bill 42 cha ng e s ou r titl es by implicati on. 
Bi ll 42 allows the Commiss ion to make decisions without 
publica tion . 
Bill 42 has th e powers of expropriation without compen sa t ion . 
Bill 42 permi t s by-· laws that inhibi t norma l fann ing practi ce s. 
Bill 42 could pennit pro perty t a xes to rise s i 6 nificantly. 
Bill 42 does not provid e ad equa te ca pita l. 
Bill 42 does not have cl ear workable de finiti ons .43 

Accompa nying ea ch obj ection was a sugg estion f or improvement or an 

indication of a need for clarifica tion. 

Reaction to the proposed l eg i;lation by orchardi s ts in the Ok anag an 

varied conside rably. Orchardists close to the more urbani zed centr es, 

such as· Penticton and Summerland, voiced stronger objections than those 

further awa y . Orcha rdists in th e more rura l Olive r - Osoyoos area were 

generally in f avour o f the legi s l a tion . Mos t i nd i c a t ed that the ma j ori t y 
,....----- -

of oppos ition wa s coming from th e Kc l ow na r eg i on, whe r e the re was a 

greater possibili t y of se lling to urban us es . Several felt that th e 



Plate 11. Slogans exhibited at a demonstrat i on 
a gainst Bi ll 42 , Victoria, March 15 , 1973 . 

Plate 12. Demonstrators in f r ont of t he parliament 
buildi ngs, Victor i a, March 15 , 1973. 
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oppo s ition wa s poli ti ca ll y mot iva t ed . Jlowever , th ey were not without 

concern. I f the proposed l egis lation, whi ch plac ed tighter c on trols on 

use o f agr icultural l and , was appr oved t he gov ernme nt s hould euarantce 

tha t steps would b e taken t o make ag ricul ture more viab l e , t hat is , to 
4.4 

pres e rve farming as wel l as fa rm land . 

Whil e debate on the second reading continued, th e Depar tment of 

Agri cul ture st r essed tha t if Bill 42 was pa ssed, it would accompl i sh 

th e following ; 

1. Grea tl y curta il furth e r l oss of prime lan d throughout British 
Columbia. 

2. Sta b:.li ze th e ag ri cu l t ura l l a nd base so th a t l and imp rovement 
programs de signed to improve farm income a r e not fritt ered 
awa y t o housing and other non-agricultural uses . The se includ e 
irrigati on systems, farm development loa ns , dyking an d dra inag e 
systems , to men tion a few . 

3. Guaran t ee the people of Briti s h Columbia that we wi ll not be 
helplessly dependent on others fo r our food supp ly . The 
ch eupest sou~ce cf fcod capabl e of p roGuctiou iu ~riti sh 
Colwnb ia, wi ll usually be deriv ed fr om loca l sou rces. 

~ . RPinforcP th P p ffor~ s nf thn s~ ri~izen Q s0n•in3 ~h e M~P f~ir a l 
Councils, Regiona l Boa rds, Pla nning Committees who share our 
s e r ious concern for the preservat ion of farm l and in this 
p r ovince . 

5 . Improve opportunitie s for young people to ent e r farming . Thi s 
wil l occur t hrough being able to l ease Crown . owned farms and 
in some situations, de pending on expe ri ence , a ble to carry 
through \-,ith purchase of a farm. 

6 . Protect th e qua lity of the environment by crea tion of g r een 
belt reserves - some will be composed of f a rm l ands /~5 

I mmediately foll owing th e comp l e tion of the s eco nd read i ng on 

March 28, 1973, th e Mi nister of Agricultur e introduced a numb e r of 

amendments to Bill 42 . Th e amended versio n , the land Commis sion Act, 

was passed in the Provincial Leg islature on April 17, 1973. 

THE ADOPTED LEGISLATION 

The approval o f Bi ll 4-2 , as ame nd ed , r eso lve d mos t of th e critic­

isms l evi e d agains t t he initial l egisla tion. 

Th e bas i c objections to th e old bill were that i t gave th e 
gov ernment, throug h t he fiv e -man· comn":i-s: .io ll it int e nds t o se t 



up, almost dictatorial powers. It denied the r egional boards 
and municipaliti e s a role in developing land-use policies on 
the do ubtful promise that a central body would know better. 
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It set rules for land acquisition that app eared totally in favour 
of the government at the expense of the individual landowner. It 
denied the basic right of appeal against commission decisions.46 

The amended legislation (Appendix F) provided for a gr eater role for 

local governments, who would have the initial responsibility to prepare 

agricultura l reserve plans with the advice and assistance of the 

Commission. The Commission still held the r esponsibility to designate 

land as agricultural land with approval of t he Lieut enant-Governor in 

Council, including privately owned land; however, land designated as a 

green belt land reserve, land bank land reserve, or park land would have 

to be purchased by the Commission before designation. The purchase or 

acquisition of land would not include the power of expropriation. 

Regional districts were requested to prepare agricultural reserve 

plans withi n ninety days a fter the adoption of the Act, and to recom..-uend 

the plans to the Commission. A recommendation could not be made until 

after a public hearing was held on the propos ed plan. Provision wa s 

also made to exclude land from an agricultura l reserve after designa tion 

and allowance was made to appeal a Land Commission deci s ion to the 

Environment and Land Use Committe e under limit ed conditions. The ma jor 

emphasis in the r evisions was tha t land use controls would be initially 

administere d a t th e local l evel, and provision was ma de for a g r ea t er 

degree of public inv olvement in the decision-making proc ess. 

The Establi shment o f Agricultural Res erv es 

The Reg iona l Districts wer e charg ed with the r es pons ibility of 

filing a propos ed agricultural r e s e rve plan by Octobe r 1, 1973, but 

extensions to this deadline wer e g ranted. Ag ricultura l r es e rv es wer e 

to be desig na t ed on the ba s i s of soil ca pa bilit y for ag riculture ma ps 
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prepared by the B.C.L.I. Agricultural classes 1, 2, 3, and 4 were 

designated as having sufficient capability for inclusion in the reserve. 

During the summer of 1973, the Land Commission and members of the 

B.C.L.I. staff visited all regional districts to explain the process of 

establishing the agricultural reserve. In addition, soil capability 

maps were provided showing suggested reserve boundaries. Later in the 

summer, additional maps were provided, tying reserve boundaries to legal 

boundaries. Regional districts were requested to use these maps as a 

basis for drawing up agricultural reserve plans. 

The Commission also issued guidelines for the delineation of the 

reserves. Reserve plans were to be drawn on the basis of legal bound-

aries. Parcels containing two or more acres with agricultural capabil­

ity classes 1 to 4 were to be included. However, parcels of less than 

five acres and faced oy oevelopment on two sides could be excluded. The 

major criteria were that reserves were to be established on the basis of 

physical land capability only and no consideration was to be given to 

present use or economic factors. Region~l districts could establish 

their own criteria if they fell within these guidelines. They were also 

allowed to exclude such lands as would be required for ' f've years of 

projected growth. Provision was made in Order-in-Council ' l57/73 for 

regional districts to apply for such exemptions to the freeze to the 

Environment and Land Us e Committee prior to the designation of the re-
47 

serves. On Octob e r 25, 1973, Order-in-Council 3539/73 r ecinded this pro-

cedure and provided that these appeals would be made to th e Land Commission. 

The Land Commission Act specifi ed that a Regional. Board could not 

propose an agricultural reserve plan until it h.:id held a public hearing. 

A public hearing provides th e vehicle through which "all persons who de em 

their interes t in property affected by the propos ed by-law shall be 
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48 
afforded an opportunity to be heard on matters contained in the by-law." 

The Commission further stipulated that objections would be considered 

relevant only if they questioned the land's suitability for farm use or 

if they related to the Commission's and Regional Board's criteria for 

exemption. Questions of the economics of farming, type of crops that 

could be gro,m, or the desirability of non-farm use would not be eligible 

for consideration. Individuals could request either the exclusion or 

the inclusion of their land within the agricultural reserve. After the 

public hearing, a Regional Board could decide on each application and 

revise the proposed agricultural reserve plan accordingly. 

After the Board adopts the proposed plan, the plan is forwarded to 

the Land Commission for review by means of a by-law of transmission. In 

reviewing the proposed plan, the Land Commission can suggest either 

.::.ddit::_c,,,_5 0;:- ~e.lei..iui"1::; i..o i:he ce::;erves; the proposed pian and these 

suggested changes are then forwarded to the Lieutenant-Governor in 

Council for approval to designate. However, before approval is granted, 

the proposed plan undergoes additional review procedures. 

At the next stage in the process, the Environment and Land Use 

Committee arranges for an interdepartmental review on behalf of the 

Lieutenant-Governor in Council. This revi ew is coordinated by th e 

Environment and Land Use Committee Secretariat. First, the proposed 

plan is examined by the Regional Inter-Sector Committee, compos ed of 

regional representatives of all departments represented on the Environ­

ment and Land Use Committee plus a r epres enta tive from Housing. This 

Corrnnittee can provide comments and r ecommend improvements. Second, the 

plan, along with the regional comments, is examined by the Headquarters 

Committee comprised of senior governmental r epresentatives in Vi ctoria. 

Thi.rd, th e propos ed plan is r eturned to the Land Conuniss ion for the ir 
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comments and possible revisions to their initial proposals. Fourth, the 

plan is returned to the Secretariat, where the review is summarized, 

remaining conflicts outlined, and solutions proposed if necessary. 

Finally, the plan is returned to the Environment and Land Use Committee 

for a final review before it is brought before Cabinet for the approval 

to designate. This approval is given in the form of an Order-in-

Council and the plans are returned to the Land Commission for designation. 

After designation by the Land Conmission, the freeze on the sub­

division of farm land imposed by Orders-in-Council 4483/72 and 157/73 

is lifted and the "reserve" sections of the Land Commission Act and its 

regulations take effect. These provisions allow a landowner to sell 

his land to anyone; however, the Act . specifies that if such land is 

within an agricultural reserve, the purchaser can only use the land for 

agricnltural p11ryio<><>8. , ..... -- .3 ,. -
..&.G..a.J.U. L..U the 

Commission at any time. Land purchased by the Commission can be resold, 

leased, or combined with other parcels to create more economically 

viable units. A farmer can sell his land to the Commission and lease it 

back, thereby providing the capital necessary for improving his operation. 

The major emphasis of the Commission .will be the accumulation of land into 
49 

economic units. 

Exclusion and Appeal Procedures 

The Land Commission Act, as passed in th~ovincial legislature, 

included a provision for the exclusion of land fro~gricultural 

reserve, and the right of appeal. A municipality, regional district, 

or the Land Commission can apply to the Lieutenant-Governor in Council 

for th e exclusion of land pursuant to section 9 (1) of the Act and 

section 1 of the B.C. Regulation 60/74 (Appendices F and G). The 
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applicant must notify the two other parties concerned and provide them 

with copies of the application and supportive material. All parties 

can make representation to the Lieutenant-Governor in Council concerning 

the application, but his decision is final. 

A private landowner can also apply for exclusion under section 

9 (2) of the Act. The application is made to the appropriate r egional 

district for processing, and it is circula ted to a municipality if th e 

land is within municipal boundaries. If the land in question was zoned 

as agricultural prior to December 21, 1972, the application can be refus ed 

at this stage and no appeal is allowed (Fig. 17); however, the application 

may proceed if an authorizing resolution is passed by the Regional Board 

or Municipal Council. Specific information for the application must be 

supplied by the landowner and the regional district or municipality 

(Appen<li:x. G). The regionai district may, if desired, hold a public 

information meeting to ascertain public support for or opposition to the 

application, The Regional Board and Municipal Council may also consider 

the application at its regular meetings and made a recommendation on the 

application to the Land Commission. The application, along with comments, 

recommendations, or other information, must be sent to the Land Commission 
50 

by a regional district within a specified time period. 

In processing an application for exclusion, the Land Commission 

must hold a hearing and any individual or agency may make r epre s enta tion. 

After the h earing, the Commission can approve or refus e th e application. 

If the applicat ion is r efus ed, the landowne r may appeal the decision to 

the Environment and Land Use Committ ee only if authoriz ed by a r egio na l 

district of municipality, and by two members of the Land Conmission. Th e 

Environme nt and Land Us e Committee must hold hearings on all appeals; if 

the appeal is approved, the land is excluded from th e reserve by the Land 
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FIGURE 17 

EXCLUSION PROCEDURES FOR INDIVIDUAL LANDOWNERS+ 

LANDOWNER 

' , r-----, -PUBLIC I ~--
I MEETING 1--► REGIONAL DISTRICT - MUNICIPALITY 

---L ____ .J 

:- 1 REFUSE I , , 
To 

- ~ Landow ner - LAND 
HEARING COMMISSION --

APPROVE REFUS E 

Appeaf'~ 

EXCLUSION 
OF LAND 

+ Under Section 9 (2) of the Act 

ENVIRONMENT AND LAND 
USE COMMITTEE 

APPROVE REFUSE 

* Appea l must be authorized by a r eg ional dist rict or 
municipa lity and two memb ers of the Land Commission 

To 
Landowner 



202. 

Conunission. If the appeal is refused, the applicant is required to pay 

all the costs of th e hearing. ,Onc e land is excluded from the reserve 

plan, a landowner must follow the required procedures to obtain rezoning 

and building permits as outlined in Chapter IV. 

No use other than agriculture is allowed in an agricultural res erve 

unless permitted by th e Act, the Regulations, or by an order of th e Land 

Conunission. Non-conforming uses are allowed if the parcel is less than 

two acres on a separate titl e as of December 21, 1972, or the us e was 
51 

existing for at least six months prior to December 21, 1972. A land-

owner may apply for a land use exemption to allow a non-conforming us e 

within a res erve and follows a procedure similar to that outlined above 

(Section 11 (4) of the Act). However, the Land Corrrrnission is not 

required to hold a hearing, and may impose a ny conditions on approval. 

T!J.e C0nauis::;.i.u t"1'::; U. e c.:i s ion is fiual anci app eais are allowed oniy on a 

question of law or excess of jurisdiction. 

AGRICULTURAL RESERVES IN THE SOUTHERN OKANAGAN 

The Orders-in-Council of Decemb er 21, 1972 and J a nuary 18, 1973, 

which placed a fr eeze on the subdivision of a ll farm land, provided the 

opportunity f or municipalities or regional districts to appl y to the 

Environment a nd Land Us e Committ ee for th e exemption of land required 

for immediat e growth. Th e R.D.o.s. pres ented pla ns for each of th e 

municipaliti es in the district showing areas necessa ry for fiv e years 

growth and to allow fo r infilling of pa rtly urbaniz ed a r eas. Th e 

appeal wa s submitted to th e Environment and Land Us e Committee in earl y 

March, 1973, a nd was the first appeal to be submitt ed by any r eg iona l 

district, Th e exemptions wer e grant ed in early Apri l, 1973, and wer e 

l a t er used in dev eloping the agricultura l r eserv e pla ns . 
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After Bill 42 was passed in the legislature on April 17, 1973, the 

regional district proceeded to prepare the agricultural reserve plan. 

Once the plan was prepared, the regional district held a series of 

public information meetings at various locations in the valley during 

August, 1973. The purposes of these meetings was to inform the public 

of the procedures involved in defining the plan, to present the plan to 
52 

the public, and to hear objections and comments on the proposed plan. 

Attendance at these meetings varied from twenty-one at Osoyoos to 

eighty-five at Summerland. The larger turnout at Summerland could r eflect 

. the greater opposition to the Land Commission Act. Discussions with 

orchardists indicated that there was more objections raised in the 

Penticton and Swnmerla nd areas because of the greater demand for r e sidences 

and the higher probability of land being purchased for urban uses. 

The objections and comments rais ecl a t 1:h':'SP meetin[;s we:!'."e cons ::.d c:::-cd 

by the regional district. No fi e ld checks were made of land capability, 

and it was suggested that individuals appeal to the Land Commission on 

this basis after the reserve was established. Several ranches in the 

area wanted grazing land (land capability classes fiv e and six) included 

within the reserve boundaries. A revised plan was prepar ed based upon 

the objections and comments received at the information meetings. 

A public h earing on the r evis ed plan was held in Penticton on 

September 18, 1973. A total of thirty- eight submissions were made to 

the hearing . A tota l of fifty-four members of the public a ttended the 
53 

hearing.· Followi ng th e hearing, th e Regional Board me t and made a 

decision on ea ch submis s ion. Of the thirty- eight submi s sions, e i ght een 

were accepted a nd twenty were r e fus ed. Seven of the submissions r e quested 

inclusion in th e r es erv e , of which five we r e a ccepted and two r e fus ed. 

Thirty-one r equ~stcd exclusion, and thirt een wer e acc epted and e i ght een 
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refused. The plan, as revised, was adopted by the Board and submitted 

to the Land Commission on September 24, 1973. Public reaction to the 

proposed agricultural reserve plan was fairly mild, considering the 
54 

violent objections raised after Bill 42 was first introduced. This 

mild response could suggest that either the amendments to the legislation 

were sufficient to overcome most objections, or that the media cove rage 

of the "controversial" legislation was somewha t overemphasi z ed. 

After reviewing the R.D.O.S. plan, the Land Commission s uggested 

several changes, such as the deletion of grazing land (capability classes 

five and six); however, critical grazing areas have bee n included in 

other regional districts and will probably be included in the R.D.o.s. 

The proposed plan was submitted to the Lieutenant-Governor in Council 

on November 2, 1973, and the review process was initiated. The propos ed 

plan was reviewed by the Inter-Sector Committee in early November, 1973, 

by the Headquarters Committee in mid-November, and by the Land Commission 

again by November 30, 1973. The review summary was prepared by th e 

Secretariat and the proposed plan was sub~itted to the Environment and 

Land Use Committee on December 14, 1973. On January 17, 1974, an Order­

in-Council was pass ed approving designation. The Land Commission desig­

nated the R.D.O.S, agricultural res erv e on February 13, 1974 (Fig. 18), 

and the land freez e was lifted on Febrna ry 26, 1974. 

The f irst application for exclusion in the Regional District of 

Okanagan-Similkameen wa s lodg ed on March 4, 1974 . As of Decembe r 31, 

1974, a tota l of nine ty-one applica tions ha d bee n r ec eived by the r eg iona l 

district for land loca t ed in the study a r ea (Ta bl e XXI). Thirty- sev en, 

or 40. 7 perc ent, we r e to exclude l a nd from a res erve , whil e fifty- four, 

or 59.3 per cent , were for exempt i ons of the l a nd us e r estrictions with in 

a r e s erve . Twelve exclusion a ppl i cat ions wer e g r ant e d a nd twe lve we r e 
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TABLE XX.I 

APPLICATIONS TO EXCLUDE IAND FROM THE R.D.o,s. AGRICULTURAL RESERVE PIAN 

TOTAL SECTION OF ACT GRANTED REFUSED OTP.ER PEt.1)ING 
ARFA RECEIVED 9 (2) 2 11(4) 2 9 (2) 11(4) 9 (2) 11 (4) 

ELECTORAL AREA A 14 7 7 1 2 3 - 2 6 

ELECTOfu\L AREA C 22 6 · 16 3 7 2 3 1 6 

ELECTORAL AREA D 11 3 8 1 2 1 1 2 4 

ELECTORAL AREA E 5 2 3 1 1 1 2 

ELECTORAL AREA F 4 3 l 1 1 - - 2 

OLIVER 2 2 - 2 

OSOYOOS 

PEKI'ICTON 9 4 5 2 3 1 1 - 2 

SUM)1ER1AND 24 10 14 1 6 4 2 4 7 

TOTAL 91 37 54 12 22 12 3 94 11 25 

% 100 40.7 59.3 13. 2 24.2 13 . 2 9.9 12 .1 27 .5 

1. As of Decembe r 31, 1974 
2. 9 (2) - exclusion of l and from reserve; 11 (4) - exemption of land use 
3. Unde r Section 9 ( 5) of the Ac t, thr ee of th es e appea l ::; d i d no t proceed to t he Land Commissi on 

The Counci ls of Penticton a:i.d Sum.-nerland each r e:':usecl one and the Regional Board r efused one (Area E). 
4 . Under Section 11 (4n ), five of t hese appenls d id not proceed to the Land Commissi on 

Two were r efused by Sum..'llerland Counc il nnd t hree by the Regional Board (2 i n Aren E, 1 in Area D). 
SOURCE ; Regiona l Distr i c t of Oka nagan - Similkameen . 

N 
0 
O"\ 
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refused; one was refus ed by the Regional Boa rd , one by Penticton, one 

by Summer land , and ni ne by the Land Commis s io n . Twenty-two exemption 

applications were gra nt ed and ni ne refus e d; t hre e wer e re fu sed by th e 

Regiona l Boa rd , and two we re r efus ed by Summcr l and Cou ncil und er Sect ion 

11 (4a) of th e Act . No decision h as been made on th e r emaining appl i c-

ations. It is in te r es t i ng t o no t e tha t the l a r gest number of applic a tions 

were receiv ed from El ectoral Area "C" (Oliver a r ea ) and SummerJ.a nd with 

a total of twenty-two and t\•: en ty-four resp e_c tive ly , Th e Summerlcrnd area 

has be en one of the most rapidly urba nizing · a rea s in th e Va lley (Cha pte r 

II) . Th e Land Commis s ion wa s somewh a t penni c's iv c wi t h r eg ard to lcrnd use 
< 

exemptions, as 84.6 perc ent of those submi t ted to the Commi ss ion wer e 

grant ed. It was only slightly mor e restrictive on exclu s ion appli c~ tions , 

as 57.1 perce nt were gra nt ed. However, the system has been in operation 

f o r less than one year and obviously some probl ems and dif f icul ti es have 

yet to be worked out, Tile overa ll effect on the land conversion process 

will depend upon how pe rmi s siv e or r estrictive the La nd Commissionwill 

be in th e fu t ure . 

THE H fi'ACT OF THE ACT ON THE L4. ND CO:t:fil ERSI ON PROC ESS 

Th e Land Commission Ac t repres ents a ch ange in public po licy 

desig ned to resolve a particular l and use c onflic t , th e lo ss of agricul­

t ural land to urban development . The ultima t e success of this chang e 

in pub lic policy, whethe r preserving orchard land in the Okanagan or 

agricultural land e l s ewhe re in th e province , wi ll depend upon the l ong 

t enn impleme ntat ion of the Act. Howev er, an as sessme nt of its prob.:ibl e 

success can be ma de by examining th e way in whic h th e Act could infl uenc e 

the deci s ion-·no king proc·css o f rural to urban land conversion . Fir s t, 

the Act establ ishe s a new set of procedures r e quired to convert l and 
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from a n agricultural t o an urb an use . Second , it changes a site ' s 
.::::>-

instituti ona l property characteristics - by i mposing stricter zoning 

208. 

controls. Bo t h serve t o influence the decision-making process of th e 

various actors involved in l and conv ersion. The objective of the Act 

i s to a lter the deve l oping patterns of land use . 

T1 IB INFLUE NC E ON ACTOR ' S DECISIO~S 

The Land Commission Ac t influ ences the range o f choice ava il ab l e 

to an individua l decis io n maker . Pr ior to the Act , a predev e lo pment 

l andowner had the options of continuing fa rming , subdividing , or selling 

to a deve l ope r. If hi i l and i s now located withi n an agri cultural 

r eserve, t hese options are l imited. He is unab l e to subdivide the l and 

unl ess the l and i s excluded from th e reserve . He stil l h as th e opt i on 

of selling the land, but the purcha ser can only u se the l a nd fo r agricu-

to a deve l oper. In another sense, t he orch ar di s t ' s options have be en 

increased ; h e now has the opt ion of s elling hi s l and to the Commission 

i f he i s unabl e to fi nd anothe r buyer . For a n orchardist who wishes to 

continue farming , the Act ha s reduc ed the degree of uncertainty associ -· 

ated with farming . He kn ows t hat agricu ltural reserve l a nd will probahly 

not be subdivided a nd therefore can anticipate f ewe r conflict s ar i sing 

from ad j acent l a nd being develop ed for urban us es . 

Orcha rdi s t s with l and within th e agricultura l reserve but loc.'.ltcd 

on th e fringe of urba nized areas may bene fit at some poin t in t he futur e . 

Enough l a nd ho s been excluded f r om the reserve to accommodate five year s 

grow th . When thi s l a nd is used up , unl ess th ere is sufficient margin<il 

l and f or deve l opment in th e immediate vic,nity, pressures will mount fo r 

l and to be excluded from the r eserve. Orc·liordists in thi s situation 
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have ci1e po ss ibility of r eaping sub s tantial profits as a result of a 

future pub li c deci s ion for exclu s i on . La nd will hav e to be exclud ed 

unles s other a lte r na tives are ma de ava ilable. Th is situnt io n coul d be 

the breeding g round for s peculative activiti es . Th e ma j ority o f r ea ltors 

interviewed f e lt tha t a s the suppl y of develo pa ble l and i s reduc ed l and 

prices coul d ri se , r e s u l t ing in grea t e r pote ntia l for sp eculation . 

On th e o t her ha nd, orcha r ds si tua t ed on ma r g i na l l a nd and out side 

the agricul tu r a l r e s e r v e boundari es have the ir op tions inc rea s ed . With 

ci1e amount of potentia lly devel opa bl e land r educ ed, th e r e could be a 

grea ter demand for othe r l and , es pec i a lly orchard l and tha t has th e 

neces sary attributes of wa t e r suppl y , r oads , trees , servic es, etc. Th e 

probability of this typ e of land being pur chas ed for devel opment has 

been increa sed, and th e marg inal orchardi s t stands to reap a consid erable 

profit. 

lhe r ange of choice op en to a developer will also be limited 

through the establi shment of the ag ricultura l r eserve s . · Th e stricter 

regulations limit th e loca tions wher e developers c a n purcha s e l and £o r 

development , Developable land will have to be ob t ained fiom margina l 

areas or from that land granted exclus ion from the re se rv e . Development 

costs will probably rise, either a s a result of increased land pric es 

or from th e higher costs of servicing marginal land. Marginal land 

available for development is limit ed by t op~graphy , which may be too 

severe for cons truction, soil cha r acteristic s uns uit abl e for sewag e 

disposal or a l a ck of water supply. It may prov e to be e ,·tremcly costly, 

in some cases even almost impossibl e , to obtain water outside irrigation 

district or municipal boundaries. The increa s ed cost of servicing 

margina l land ma y force some of th e smaller developer s out of business . 

In the past , dev e lopers have ea sily obtaine d the necessary 
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ap proval s for developme nt, as zoning has proven t o be somewha t 

ineffective and fa r to o fl exible. The developer , as th e main initi ato r 

in the land conversion proces~ha s always ha d the adva ntage . The La nd 

Commission Act, by creating agricultura l res erves with far stricter 

r egulations than any previous agr icultura l zoning, imp oses additi ona l 

procedures for th e co nve r sion of l and from agricultura l to urban us es. 

It i s still possible to exclude land from the agricultural res e rve ; 

however , the probabi li ty of success will be much lower . The dev eloper 

has t he choic e of taking thi s route or conc entra ting on non-res erve 

l and fo r deve l opment which may incur higher costs. 

Ul tima t e ly\ th e decisions made at each of the stages mentioned 

above det c:r:n ine the choices avai.lable to t he urban consumer . Demands 

fo r l arger lots , v iew prope rty , fruit trees , serviced land , etc. , will 

still exist . Th e abil i ty o f th e deve l oper to mee t t hese demands i s 

limited by the Land Commission Act. As l and available for deve l opment 

wi ll be located on the immedia_t c fringe o f the expanding cen t re or on 

ma r g i nal l and located high e r up the valley sides , l ot sizes may be 

r educ ed, fruit t rees may not be ava ilable , a nd other ameni t ies may be 

limited. 

The Land Commission Act provides fo r a greater d eg r ee o f contro l 

on land use a t t he provi nc i a l l evel, as a ll a ppl ica t ions for exclus i on 

are dec ided on b y th e Corruniss i on. Thus l nnd use controls wi ll be l ess 

sus ceptible to local pressures and reduce Ll1c opportunity foi poli tical 

favours . I n addi t ion, administration at t he provincial l eve l wil l 

provide the opportunity t o ensure compatibility of l.rncl use po li cies 

t h roughout the province. 
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THE I NFLUENCE ON 1./\ND USE PATTERNS 

The Act was des igned t o ~h ang e the locational aspects of the 

pattern of dev e l opmen t by preventing development from occurring on 

agricultural land. The control s a nd proc edures impos ed to accomplish 

th is purpo s e are quit e rigid a nd if stric tly impl emented , will reduce 

dev e lopme nt in ar eas designa t ed as agricultura l reserves, and by 

implica t i on, influ enc e the form and patt ern of urba n growth . · However , 

in th e short term, the Act is unabl e to prevent additiona l development 

f rom t aking plac e with in agricultural reserves in the southern Okanagan . 

The histo r ical devel opment of agricultur e was based upon a l a r ge number 

o f small parcels, much too small to be considered viable orchard 

operations (Cha pte r II). In many cases fanns are made up of a number of 

thes e sma ll parcels, whi ch still exis t in legal t ern1s . Even under the 

Act, each individual parcel may be sold separately a_nd a dwelling 

construc ted on each parcel , With additiona l subdivision being pr evented , 
55 

there is an inc r ea sing market for these lots. 

I n the long t en n, scattered develop,ment on agricultu r a l l and will 

be reduced and more compact, continuous dev elopment shou ld occur on 

urban p eripheries . The reserves will create a shortage of land for 

deve lopme nt in some areas and it may be antic i pated tha t more efficient 

use will be made of the land that is available. Areas excluded from 

the reserve due to the presence of exi st ing scattered developments will 

probably experience a gradua l infilling as ava ilabl e land becomes 

sca rcer. 

The l egislation shou ld facilitate a more orderly expansion of 

urban areas, but only if future land exclus ions are planned a nd staged 

to occur i~ncdiatcly adjacent to th e built up areas. Future exc lusions 

are inevitable; the r e is nowhere el se t o r.o. Agricultural r eserves , 
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topography and political boundaries f ence in many urba niz ed areas. For 

example, the growth of Osoyoos is r es t ricted by th e agri cul tura l reserve 

on all sides . Oliv e r i s encircled by r eserv e boundari e s to the north 

and south, an I ndia n reserv e to the ea s t, ancl steep topography to th e 

west. Okanagan Fa ll s i s encircled by r eserv e boundaries as are Kaleden 

and Na r amata . Cons id erabl e infilling ca n occur in a l l th es e areas . Th e 

main town centre of Sumrnerland is bound e d by the r es e rve and steep hill s ; 

however, a consid er ab le amoun t of l and has been excluded for futur e 

growth. At present development i s quit e scattered in s ou th ern Pent i cton 

and c onsid2rab l e infilling can t ake place. Further g rowth of Pcnticton 

i s limited by Skaha Lake and the agricultur al r eserve to the south, 

Okanaga n Lake and the reserve t o the· north , steep hil l s to the east , 

and an Indian reserve a nd th e agricul tura l reserve to the west . The 

only ma jor area for potentia l dev e lopmen t on marg ina l l a nd li es to the 

north and west of Pent icton; however , the area is outside th e municipal 

boundari e s (Fi g. 18). Thu s, the pres ent centres of popu l ation a r e a ll 

in clos e proximity to agr icultural re s e rves. To t ake some of the pres ­

sures of f these area s, an alternative migh t be to develop additional 

growth c entres in a reas where the re is s uff i cient marg ina l l and fo r 

development . 

The demand for rural resid ential deve lopment is quite high in the 

Okanagan and the dema nd will now have to be me t through the utilization 

of marg ina l l and avrny from orchard areas . Ma r gina l land suitabl e for 

u rban development occ urs at scattered locations throughou t the valley . 

Withou t some po licy to direct growth in to onl y a f ew of the se areas , 

rural deve lopment will c ont inue to occur in a scattered fashion , only 

now on margin.::i l Lrnd . Although one probl em of urba n g r ow th Hill be 

r educed , that is, the lo ss of ;:igricultur.- 1 land , other problems of 
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urban growth1 such as high service costs and poor services and faciliti es 

will still occur . In addition, forcing development onto the hill sides 

may create conflict s with wildlife, grazing, and fore s try. 

The success of the Land Commiss ion Act in pres e rving agriculturn l 

land will depend upon the manne r in which initial applications for 

exclusion are handled, which will serve to set precedents for the future. 

In any event, the deve loping pa tterns of l and use will be considerably 

altered. It is h oped that these new patterns will not result in 

different, but more serious probl ems . 

LIMITATIONS Ai\"'D I l1PLICA.TIONS OF THE ACT 

The Land Commission Act, if strictly administered , and if alter­

native areas for development are provided , will pr obably considerab ly 

reduce the loss of agricu ltural l and to urb an uses in the southern 

Okanagan, and elsewhere in the province. Orchardists and new purchase rs 

of agricultural l and will be lock ed into farming. However, the Act 

preserves agricultural land but no t fanning and thus companion legis la­

tion is needed to improve the economic aspects of farming . Th is was a 

major plea of farmers opposing the initia l introduction of the 

legislation. The B.C. Department of Agriculture introduced such 

legislation in the fall of 1973, to provide low interes t loans, 

price stabilization and gua r anteed minimum price programs. Interviews 

conducted with orchardis ts suggest that policies should also be 

implement ed to raise prices as wel l as providing stability. 

One of the major i mpa cts of the Act will be a redistribution of 

property values and property t axation ; however, the Act does not 

recognize these conscqu~nces. A question arose at t he ag ricultural 

reserve public·hearings held by th e Capi t cJl Regional District in 

• t 
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Victoria regarding wheth er or not land within the reserves would b e 

eligible for farm land t axa tio'n. Agricultunl land and a[;ricu ltural 

t axation could s till prov id e a tax shelt er for speculative activ it ies, 

particularly in ar eas whe re future exclusion i s inevita bl e , It would 

seem tha t t he prefe rential a ssessme nt and taxation structure s l1ould he 

revi ewed in light of the Land Commi ss i on Act> i n order t o en s ur e that 

the t ax benefit wi ll apply only to th e bona fid e farmers . 

The exclusive agricultural re serves hav e created a situation in 

which potential high l and values may be transferr ed to owners of marginal 

land and t0 owners of agricultura l l and with pot en t :i.a l for future 

exclus ion. As exclusion will b e a result of a public deci s ion, perhaps 

some provision should be made to recoup some of the profits resulting 

from this deci sion. Probl ems will thus arise whe n additional .areas 

need to be exclud ed from the rese1.,res. Some consideration should be 

given to the fac t tha t: 

It would b e clea rly unethical and ill egal for a public authority 
to permit one farmer to sell his l and for g r ea t profit to real 
esta te deve lopers and to deny thi s rtght to his ne i gh bor on the 
assumption that their acr es should be conserved as open space 
until t he co1n..TJ1uni ty approved conversion t o other uses .56 

Responsibility li es heavily on the decision maker and the potential for 

abuse is great. 

The Act creates agricultural r eserves with much stronger regulations 

than any agricultura l zoning implemented to dat e in British Columbia. In 

a negative framework > it sta tes categor ically where urba n development 

will not be allowed. As such, it h opes to prevent t he loss of ag ricul ­

tural land to urb an u se , a nd by implic a tion in fluence urban g rowth 

patterns. Ti1 c loss of agricultura l l.:ind ltas been viewed as the primary 

land us e probl em i n British Columbia and the solution was des igned with 

thi s in mind. Howeve r, th e l oss of agr i c- Jl tural l and is not the prim:iry 
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problem, but only a sympton of the problem. 11H'. problem is uncontro l­

l ed urban growth . 11 Urba n growth wou ld seem to be the sinr;lc most 

powerful force that the Commission must deal with. If urban growth 

cannot be resisted th en the Commission can only ensure that farmland is 
57 

lost i n an orderly way . Th e Act: is a treatment of the sympton and 

not a cure of the cause . Its success wi l l be l imited by this fact as 

urban g rowth pressures continue to mount . Oth e r problems associated 

with uncont rolled growth will still exist. 

The major empha s::. s of planning to date has been to prepare 

regional plans, and to implement these plans through the imposition of 

nega tive restraints . However, th e stronger the restriction, th e g r eater 

th e need for positive programs and polici es to state where development 

will be accepted , and, which asswne's some o f the responsibility of 

ensuring tha t growth will in fact occur wh ere desired. The Land 

Commission Act impos e s strong negative restraints, but programs are 

a l so need ed to guide development into conflict-free areas, suitable for 

development. The Act is l imited i n its scope. A more comprehensive 

approach to pl2.nning is required at the provincial l evel , perhaps 

simila r to Hawaii ' s state-wi de zoning_. which would be adminis t e r ed at 

th e local l eve l and subj ect to provincial supervision. Such an approach 

could have th e advantage of dealing with growth and all of its conse ­

quences , and could override th e fragmentation of responsibility which 

at present occurs b ecause of th e larg e numb e r o f soci a l and poli ti cal 

. j urisdictions. 
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CONCLUSION 

Just as the re is no instant so lu t i on t o comp l ex u rban problems , 
likewise t here is no singl e solut ion. 

Yar ion CJ.m-!son , 1971 , p. 4. 

The rural t o ur ban l and conv ersion process in the southern 

Okanagan i s the r esult of numerous i ndependent but i nterre l ated 

decision s being made by orcha rd ists , developers , and urban consume r s . 
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Thes e decisions a r e i nfluenced by th e individual motives a nd prefer·· 

ences , by th e locat io nal and physical cha ract e ri s t ics of the site , and 

by public policy, which establi shes the framework in which private 

decisions are made. 

cul ture and urba n deve l opment. Si nce 19 60 , th e av e r age size of an 

orchard has been i ncreas ing whil e the number of grower-s a nd the tota l 

orchard acreage has bee n dec lini ng . Concomi.t:ant wi th the declin e has 

been a rapid increase in urban deve l opment . A computer mapp ing a na lys i s 

reveal ed tha t all categories of urban deve lopme nt i nc reased by a minimum 

of forty percent be tween 1963 and 1970. A great deal of this increase 

displa c ed previously existing or cha rds or was . loca t ed in conjunction 

with existing orchard s . Moreov e r, urban growth t ended to occur in a 

very scattered for m, which a li enate s add i ti ona l orchard l a nd. Th e 

analysi s also revealed that over seventy percent of the urban deve lop­

ment in 1970 was locate<l on the best ag ri cu ltur.::il l and and that t h is 

trend was accelerating between 1963 and 197G. Thus, th e concern over 

t he los s o f agricul tu r a l land wa s ju s tifi ed . 
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The pattern of urban grow th and the loss of a g ricu ltural land 

wa s the dir ect r esult of individual private deci s ions. I n many cases , 

orch ardists, who were f a c ed with ec onomic and social probl ems , were 

only too happy to s ell the ir land for urban purposes . Th e certainty 

of an i mmed i ate profit was particularly a tt rac t ive compared with the 

uncertainty of fu tur e economi c conditions. From the deve l oper ' s poin t 

of vi ew, orchard land was the most suitable fo r developmen t: ; t he l and 

was general l y flat a nd eas y to dev elop , it provided exc e lJ.ent vi ews, 

the transporta t i on and servic e infras tructure was developed, and an 

adequa te supply of domesti c wa ter wa s usua lly avai l ab l e fr om irriga ti on 

di stricts and muni cipalities . The dif f iculty o f obtai ni ng conti guous 

l aree tract s of l a nd contribu ted to th e l ai~gc number of smal l sca ttered 

subdivisions throughout the valley. Orchard l a nd also prov ided the 

percent of th e r es id entia l demand was fo r l arge r sized lo ts , which could 

be found ma inly in rural areas. Therefore, the fac tors involved in 

individua l l a nd convers i on deci s ions po i nt ed to orchard land a s the 

most attractive for new urban developmen t. 

Prior t o the Land Commiss ion Act, urba n development occurred on 

orchard land des pite public Jiand us e controls. Zoning was the only 
I 
~ 

technique availa ble for directly influencing land use, but the by-laws 

were not design ed to preserve orchard land becaus e of. the difficulty of 

obtaining loca l approval . In fact, the y encouraged convers ion by plac­

ing more restrictive zoning on marg inal land. Oth e r public polic ies, 

such as subdivision, taxation, sewage disp osal , an d wat e r supply 

regu l at ions , we r e not designed to con t rol land use , but indirectly 

in f luenced l and use by influencing th e locationa l decision s of the 
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private s ector. In ma ny cases , th ey directed o r encouraged urbrin 

dev elopmen t t o loca t e on orcha rd l a nd . Direct pu blic infl ue nc e on l a nd 

us e wa s una bl e to pre.ven t urba n d~ve lopment f r om l ocati_ng on orcha rd 

lan d , whil e other policies a ctually s timulated th e conv ers i on of orchard 

l a nd to ur ban uses . 

The inadequacy of exis ting publ i c po lici es to p rev enL the loss 

of ag ricultura l l and prompted th e provi ncial governm en t 1~0 a do p t the 

Land Commi ss i on Ac t on April J. 7, 1973 , which was designed specifica ll y 

to pre s e rve agricultu1a l l and . Th e La nd Co;nmi ss ion Ac t s i gnifica ntly 

alt e r ed the l and conversion proce s s in the sou t he rn Okanagan. It 

es t a blished s pecifi c pol ici es for ag ricultu ral l and preser va tion, intro­

duc ed additiona l pr ocedures to be f-o llowed before agricul t ura J land 

could be used fo r urba n pu r pos es, a nd provided prov incial control ove r 

land conversion. As such, this new public policy will alter the amount 

of orchard l and tha t wi ll be used fo r urba n purposes, a s well as the 

fonn and pa t tern of fu t ure urban growth. Firs t , the leg i s l a tion can 

be expected to r ed uc e th e s ca tterat ion of urba n dev elopment in orcha r d 

areas, and, therefore , r edu c e the aliena tion of orchard l a nd through 

urba n sprawl. Se cond, it will reduce the amou n t of good or cha rd l a nd 

taken out of prod uction , a t least in the short t e rm. Third, by 

implication, the leg islation will result in a more compact and dense 

form of urban g rowth wh en g rowth does occur on agricultura l land. 

However, the long t e rm success of the Land Commi s sion Act is 

questiona ble. The reasons why orcha rd l a nd wa s converted to urban 

uses i.n the past will con t inue to exi s t in the future. Orcha rd L:rn<l 

will st i ll be t he mo st attractive f or urban dev e l opme nt becau s e of 



the difficul ties and c os t s involved in developing marginal land. As 

population and the demand for residential property increases, it ca n 

be expected that pressures will mount to hav e l and excluded from th e 

agricultural reserve, unl ess alterna tive areas arc available for 

developme nt. The long t erm succes s will depend upon how individual 

applications for exclus ion are processed. 
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To ensure that the La nd Commission Act will a ctually fulfill its 

obj ectives , seve ral sugges tions can be made. Fir s t, a set of policy 

guidelines should be developed in orde r to evaluate future applications 

for exclusion. Second, d e tailed records must be kept of a ll applic­

ations, appeals, and exclusions from the agricultural r es erves . Thi rd , 

an independent review of the Land Commission and its operation should 

be made every five years. Fourth, provincial taxation legislat ion should 

be changed so that agricultural reserves become the basis for prefer­

ential taxa tion and asses sment. Fina lly , if the agricultural reserve 

do es be come th e basis for preferentia l taxation and asses sment , 

legislation should be introduced to a llow retroa ctive t a :~ differentials 

to be collected if and wh en land is excluded from an agricultural 

reserve. This action will provide a disincentive for future exclusion 

applications and allow the public to share in the pro fits which accrue 

as a result of a public decision. 

Perhaps the major limitation of the Land Commission Act is that 

it views the lo ss of agricultural land as the ba s ic problem which mu s t 

be solved. However , the loss of agricultural land is only one con­

s equence of uncontroll ed ur ban growth. For th e Land Commission to be 

effective in preserving ag ricultural l a nd in the long term, additional 

polici es and p rograms mus t · l>e dev e l oped, or exis t ing ones cha nged, in 



order to provid e a more unifi ed and coordina ted appr oa ch to urban 

growth. Only in thi s way ca n pressures fo r exc lvsion be minimized. 

To supplement the Land Commission Act, th e provincial government 
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should deve lop an ov erall provincial land us e policy and an urba n 

growth policy . Agricultura l l and preservation should form one objective 

within such policies . Thes e policies would provide po sitive direction 

fo r munic ipal a nd regional planning within provincial guide lines . 

Perha ps the rol e of th e Provincial Land Commiss ion. could be expa nd ed to 

administe r th ese policies. 

In th e pas t, zoning ha s been the only t echnique avai lable to 

directly influ ence l and us e in th e souther n Okanagan . This techniqu e 

i.s limited in scope, a nd "we must find a means of i mp l ementing l ancl-
1 

use planning based on pol ici es rather than on zoning. 11 However, 

th e e ffec t iveness of polici es as a means for shapi.ng urban 
gruwli1 i s ciepe ncient: on wh etner the r ei evant polici es can be 
brought toge the r in one' modus operandi 1 

•· a framework for 
steering public policy - and whether such a framework becomes 
a recognized bas is of co-ordinated action by all leve l s of 
government in policy decisions r e l a ting to urban development . 2 

Lack of coo r dinat ion has been r ecogniz ed as a problem. i n Bri tish 

Colwnbia, especia lly i n the Fraser Va lley, where it was suggested that 

" a major t ask in the pla nning for the us e of the land an c.1 resourc es 

of the valley -will be the guiding of government at all l eve ls in a co-
3 

ordinated and combined plan of action." This study has shown that a 

variety of public policies indirectly influence land use in the south ern 

Okanagan. If th es e policies could be brought tog ethe r t o directly in­

fluence l a nd use as part of an overall scheme or regional plan, more 

effective public control could be atta ined over urban growth , and 

th erefor e , the preservation of orchard l and. Such coordination ca nnot 

be left t o local decisi ons, but will r equire provincial direction and 



legislation. 

In addi tion to the coordina tion of regulato ry t echniques, more 

positive polici es and prog rams should also be instituted to provide 

an incentive for development in desirable locations . 

Me r ely to prohibit deve lopment in one loc a tion by refu s ing 
planning permi ssion will not so lve th e problem of wh ere 
th e activit y in question will locate. It is a l so necessa ry 
to give pos itive indications a s to where d eve lopmen t will 
be pe n nit t ed and encour aged . 4 

For exampl e , th e development o f mar g inal l a nd for urban us es is inhib­

ited by th e proble;;-1s eHcountered i n obtaining a n adequate wate r supply . 

A program to provide a domestic ,.1a ter supply to marginal l and could 

make thi s type of l...:.nd attractive for de~ elopment. By providing 

alternative areas for urban deve lop~ent through po s itive progr~ms , 

potential pressure can be taken off good orchard land and reduce the 

need to exclud e land from th e ag rj_cul tural reserve. 

Whether positive or negative techniqu es are used to control urban 

growth and resolve land use conflicts, probl ems may stil l exist due to 

geographica l fr agme nta tion. Policies and technique s should be 

a dministered and i mp l eme nted on a compara tive basis for all juris­

dictions. At present, the regional district is the only agency 

authori zed to consider land us e on a regiona l scale and to provide 

l and use planning. Mo re effective control over l and us e may be 

attained by increasing the powers and functions of regional district s . 

Another approach could be " a compl e te readjustment of municipal 

·boundari es , perhaps using the 'c ity region' as a basic municipal 
5 

unit." In either case , the control of urban gro1s1 th and the resolution 

of l and use conflicts, such as the loss of agricultural land to urban 

devc'. lopment , requires more ·comprehens ive urbnn-rural planning . 
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GOVERNMENT OFFICIALS 

NAME 

Mr. E. Antony 

Mr. Cornock 

N/A 

Mr. Metivier 

Mr. McLeod 

Mr. J. Price 

Mr. G. Runka 

Mr. Smith 

Mr. Stevenson 

Mr. T. Swailes 

Mr. Tas s ie 

Mr. H. Thomson 

Mr . M. Traumpour 

Mr. A. Watt 
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INTERVIEWS 

AFFILIATION 

B.C. Water Re s ources 
Service, Kelowna 

DATE OF INTERVIEW 

May 17, 1973 

City Assessor 
Penticton 

Environment and Land Use 
Committee, Victoria 

Summerland Town Office 

Department of Highways 
Penticton 

District Hor~iculturalist 
Oliver:- Osoyoos 
B.C. Department of Agriculture 

Manager, Provincial Land 
Commission 

Mcdic3l Rc~ lth Officer 
South Okanagan Health Unit . 
Penticton 

Clerk-Treasurer , Osoyoos 

Provincial Assessor 
Penticton 

District Horticulturalist 
Kaleden 
B.C. Department of Agriculture 

May 18, 1973 

November 21, 1973 

May 15, 1973 

May 29, 1973 

March 27, 1973 

November 19, 1973 

May 9, 1973 

September 12, 1972 
February 21, 1973 

March 27, 1973 

Department of Municipal Affairs April 12, 1973 
Victoria 

Director, Regional District 
of Oka nagan-Similkameen 
Penticton 

District Horticulturalist 
Penticton, Naramata, 
B.C. Department of Agriculture 

District Horticulturalist 
Summer land 
B.C. Depa rtment of Pgriculture 

August, 1972 
Novemb er 20, 21, 1973 
May 10, 1973 
September 6, 1974 

March 27, 1973 
September 12 , 1972 

March 29, 1973 



248. 

Mr. Wilkinson Ext ens ion Servic e November 7, 1973 
B.C. De pa r t me nt of Agricul ture 
Victor ia 

N/A Town Cl erk, Oliver Ma y 10, 19 73 

ELECTED PUBLIC OFFICIALS 

Mr. P. Fa r me r 

Mr . A. Peder s on 

Mr. H. Sta] 1 

Mr. J. Ta it 

ORCHARDISTS 

Mr. C. Bernhardt 

Mr. A. Biech 

Mr. A. Ga rrish 

Mr. B. Irvine 

Mr. R. Ka rrer 

Mr. F. King 

Mr. G. Kunz 

Chainnan of Reg iona l Di s trict MB. rch 27, 19 73 
Boa rd, Dir ecto r f or e l ectoral 
area "D11

, or chardists , Oka nagan 
Fall s Rea l Esta t e 

Regiona l Dis tric t Di r ec tor }B rch 29 , 197 3 
el ector al area 11 E ' 1

, orchardist 
(Naramata ), Director on th e 
B. C. Fruit Board 

Alderma n f or Surrm1er l a nd, 
Repr esen t a tive on Reg iona l 
Distri c t Boa rd , Di rec tor on 
the B.C. Fruit Boa rd, Director 
on the Boa rd of Hea lth 

Regiona l District Di r ector 
e lectora l area "C' 1 

}fu y 15, 1973 

August, 1.972 
May 19, 1973 

Orchardi s t (SUTILmerl and) March 28, 1973 
President of the B.C.F. G.A., 
President of the B.C . Federa tion 
of Agriculture 

Orchardist (Oliv er ) , Chairma n March 28, 1973 
of Oliver Local o f the B.C.F.G.A, 

Orchardist (Oliver) Pa st 
President of the B.C.F.G.A. 
(15 years ), Hember of the 
B.C. Land Commission 

Chairman of the Na r am~ ta 
Local of the B.C.F, G.A. 

Orchardist (Penticton) 

Orchard i st (Kaled en), crop 
insurance repres enta tive 

Ma r ch 28, 1973 

}IBrch 29, 1973 

May 17, 1973 

M.:1 r ch 3 0 , 19 73 

Orcha rdis t (Os oyoos ), ex- :M.ay 10, 1973 
chairma n of the Oso>oo s Loca l 
of the B,C.F.G . A. 



Mr. D. Mephan 

Mr . D. Peaker 

Mr. A. Peder son 

Orcha rdist (Os oyoos ) Vice 
President of th e B.C.F.G.A. 

Orcha rdist (Penticton) 

Orcha rdist (Naramata), 

March 30., 1973 

March 30, 1973 

May 28, 1973 
Regional Di stri.ct Directo r , 
Direc t or on th e H,C. Fruit Board 

Mr, W. Smith Retir ed orchardi s t, long -time Ma rch 28 , 1973 
r esident of t he Olive r area , 

Mr . R. Towgood 

Mr. and Mr s .Workman 

REALTORS 

wri tes an agri cu l tural column 
in t he Oliver Chronicle 

Orchardist (Summerland) 
Cha i rman of t he Summerland 
Loca l of the B.C.F.G.A . 

Orchardis t s (Narama ta) owns 
th e larges t orchard in th e 
southern part of th e val l ey 
(180 a cres ) 

Bows field, F.O. , Ltd. Penticton 

Collinson Mortgage & Penticton 
lnvestments Lt d. 

Fraser Rea l Esta te Osoyoo s 
Agents Ltd. 

Gregson Real Estate Penticton 

Lawrenc e , J sW ., Penticton 
Insurance 

Olive r Agencies Ltd. Ol iver 

Pruden Realty Ltd. Summerland 

Summer l and Rea lty Summerland 

MISCELLl\NEOUS 

Mr. D. Dickson Oliver-Osoyoos Cooperat ive 

Mr. G. La ne Farm Cr edit Corporat ion 
Summe r l a nd 

Mr. Lidste r Summc rJ.a nd Coopera tive 

N/A B.C. Tree Fruits Ltd . 

Ha y 12, 1973 

March 29, 1973 

Ha y 15 , 1973 

May 15, 1973 

Ma y 10, 1973 

May 11, 1973 

Hay 15, 1973 

May 17, 1973 

May 11, 1973 

May 11, 1973 

May 11, 1973 

May 16, · 1973 

May 16, 1973 

Ma y 17, 1973 
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N/A B.C. Fruit Board May 17, 1973 

N/A - NOT AVAI U\.BLE 
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INTERVIEW FORM!\T FOR ORCJIARDISTS 

Interviews were conducted with representatives of the orci1ard 
industry, chosen because they could repr esent the opinions of orchardists 
in general. An attempt was made to contact people who arc or hnve been 
on the loca l executive of the B.C.F .G.A. The purpose of the intcrvieh' 
was to assess the type and nature of the factors which a rc involved in 
a farmer's decision t o h old or sell his land and the alternatives which 
are open to him in each s ituation. An attempt was made to assess the 
orchardists r eac tion to the proposed Land Corrm1ission Act . 

The interview utilized th e follm•,ing format and topics which was 
derived from a n analysis of th e literature and through pre liminary 
discussions held with a few orchardis ts. Th e interview format was 
designed to provide points of discuss ion rath er than a specific question 
and answer session . 

1. Physical factors 
A. Land ca pability 
B. Clima tic conditi ons 

2. Socia l factors 
A. Age 
B. Persona l 
C. Health 
D. Experience and knowledge of fruit indus try 
E. Vandalism 
F. Residential complaints 
G. Loca l by-laws 

3. Economic factors 
A. Co sts of production 

- equipment and machinery 
l abour 

- f ertilizer and sprays 
- water 
- taxes 

B. Returns on produ ct ion 
- productivity 
- climate 
- in fos ta tion 

price of fruit 
- packing , processing , storing 
- marketing system 
- competition 

Cou·ld any of th ese i terns be considered more important than others ? 

4. Miscell aneous 
I f orcharding is an uneconomic situat i on, why do people conti nue 
farmi ng or purcha se farms? 
What problems arc encounter ed whe n trying to improve an orchard 
operation? 
- exp.'.l ns~ on 
- rehabilitation 
- hich density planting 
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- IB1at const itutes a viable orchard operation? 

5, Choices 
- continue farming 
- expand or improve operation 
- s ell or subdivide part of farm 
- sell as a fann unit 
- sel l to a developer 

6. Bill 42 - Land Commission Act 
- what impact will the act have on ci1 e orchard industry? 
- what impact will the act have on farmers' land use deci s ions ? 
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I NTERVIEW FORMAT FOR REAL ESTATE AGENTS 

Interviews were conducted with r epresenta t i v es of rea l e s t ate 
companies for the purpose of obtaining in formation on t he factors 
involved i n a farmer ' s deci s i on to se ll , and urba n consumer ' s se l ection 
of a r esidenc e , th e r ole o f deve l oper s a nd s pecu l ator s i n t h e l a nd 
conv ers i on proc es s , and t heir assessment o f t he i mpac t t ha t th e Land 
Com11i ssion Act wi l l have on t he proces s. I nterviews were he l d wi t h 
eight out of t he twen ty- six r eal estat e c ompanies operating in th e 
s outhern Okanagan . The. interviews we r e of an open ended di s cu ss i o ,1 
s ess ion and utilized the f ollowing format t o guide the discuss io ns . 

-~U -9..f l and 
1. What fac to rs are involved i n a fa r mer ' s decis ion t o se l l bi s l and? 

- l a nd capa bi li ty or cl imate 
- socia l 
- economi c 

2. Wha t ch oi ces does a farmer have if he dec i des to sel l ? 
- s e l l to other farmers 

subdivide and se l l i ndi~ idua l lot s 
- sell par t cf fann 
- sell t o dev e l opers 

other 
3 . Wha t fac t ors limit his choice ? 

De_111And for hnd 
4. Wha t f ac t ors a r e i nvo lved in a pe rson ' s dec i s ion to purchase pr operty 

fo r u~Lau ~~rpos~~? 
hous e size a nd design 

- l ot s i ze 
- ac cess i bili ty 
- proximi ty to facil itie s 
- vi ew 
- fruit t rees 
- privacy, f r eedom 
- r eti rem en L 
- services - wa t er, power , s ewer 

purchase price 
ongoin3 co s ts - t axes , wat er, power , s e rvices 

5. Wh a t propor tion of peop l e are looking for eithe r urba n or ru ra l 
locations? Why? 

6. What factor s l imit th eir choic e or a r es idential pro pe rty? 

La nc!_ _~e cula ti. on 
7 . How importa nt i s l and s pec ula tion i n the s ou t hern Oka naga n? 
8 . W1a t typ es o f peo pl e s pecula t e in land ? 1~1y? 
9 . W1at f a ctors limit th e extent of l a nd s pecula tion? 

Lan d deve l opment 
10. ill1a t la nd a nd loc a ti ons are th e mos t impor t a nt for r es id ent i al 

development ? 
11. \~1a t problems are e nco untered i n developing l a nd fo r r e s i denti a l 

purposes ? 
- su ppl:> of l a nd 
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- rezoning 
- h eal th rc:g u l a tions 
- supply of servic e s 
- a cc e ss i bility 
- dem.3n ds for l a nd 

Bill 42 
12. Wha t i mpac t will the Land Commi s sion Act ha ve upon th e .. • 

- l and deve lopment p r oces s? 
- land a nd h ou s ing ma r ke t? 
- rea l es t a t e bus iness ? 

13 . Will t he Act b e e ff e ctive in pres erving ag ricultura l l a nd? Why? 
Why not? 

14. With th e Ac t in e ffect , wh a t e ls e i.;ill g overnment s ha v e to do to 
ens ure it s e ffectiv eness ? 
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REAL ESTATE EROCIIURE FOR A RUl<l\.L RESI DE NTIAL SUBDIVISION 

"In th e Heart of the Peach Couq.try" 

Skaha Estates i s situa ted on on e of the Okanagan ' s most famed a nd 
most pho tograp!-l ed soft fruit orcha rd s . Many yea r s of irrigation and 
fertil ization h ave produced a rich loam soil for superior landscaping . 
Residents may r etain producing trees on their prop e rty if they so d es ire. 

In addition t o fruit tr ees , ther e a re magnificen t Ponderosa Pines 
which are an aesthetic delight to the l ove r of na tura lly "framed" 
vi ewpoints . 

Lot s 90 and 91 a re the community park for r es i den ts and g ues t s . 
This borders on a safe , s l oping beach pe r fe ctly suit ed f or suimner fun. 

This de s irab l e loca ti on is one of the picture spots of we s t ern 
Canada with the peace and qui e t of country living, but within reach of 
the main conrnunications . · 

A Contra ctor is availabl e to custom build to your sp ecific r equi re­
ment s. Suitabl e pla ns are avai l able for- your persua l at any time . 

An interes ting note is that Canada Geese and Swans of ten spend the 
v!int er in th0 c-ove bord~ri ng en the com_rr.u?.:. i ty bea ch l ot s . Eigho:rr. Sheep 
are to be seen in the area . 

~ne Ap ex bki Kes ort, an hour away, provides excellent skiing from 
December to Ha y. This modern winter r esort has a nice lodge, and the 
longest Poma Li ft in Ca nada. 

Skaha Lake abounds in fishing for Kokanee and Kamloops trout. 

The bench-like contours of thi s loca tion are ideally suited for a 
1rview Lot" housing deve lopment. Almost all lots e njoy a n uninterrupted 
view of the l ake , surrounding hills and orchards . 

Locat ed on the sunny east ba nk, late evening sunsets provide a 
daily natural sp ectacle . 

All lots arc provided with water and power. 
permit easy acces s fr om the upper lots to the park 
in Canada can apricot s , peaches and many varieties 
life be so success fully grown. 

Convenient walk-ways 
bench. Nowhere else 
of sub -tropica l plant 

Seven miles of go od pav ed road links Skaha Estates with Pcnticton 
where th e r e i s Gr eyhound bu s service with a ll conn ections, and daily 
airline service to Vancouver and Ca lgary. 

Olrnnagan Fall s Ii.es two and one half miles to the Sou th wi t h 
connecti ons to Higln.;ay 97 and Highway 3. 

Sourc e : Collinson Mor t gage and Investments Ltd., Realtors, 46 2 }bin 
Street, Pcnt ic ton, B.C. 
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DISTRICT 

F-G 

A-R 

R-1 

R-lA 

R-2 

R-lM 

ZONING DISTRICTS, MINIMIJM·LOT SIZE AND PERMISSIBLE USES FOR ELECTORAL AREA "D 11 

NAME 

Forestry/Grazing 

Agricultural/residential 

Low densi~y residential 

Low density residential 

Multi-family 

Mobile home park 

MIN. LOT SIZE 
COMM.WATER NO COMM .WATER 

NO SEHER OR SEWER 

10 a cres 

9,000 sq ft 18,000 sq ft 

9,000 sq ft 

9,000 sq ft 

9,000 sq ft 

18,000 sq ft 

18,000 sq ft 

18,000 sq ft 

3 acres 
min. 6 units 

PERMISSIBLE USES 

agricultura l, pressing and packing 
agri cultura l produce , for estry, 
single - family homes , factory - built 
homes, mobile homes, home occupat ­
ion, open land r ecr eatio na l and 
i ns titutio nal , public s ervi c es and 
ut i lity 

ag riculture , single - fami ly homes , 
mobile homes, pickers' cabins, home 
occupations , schools, churches , 
community ha l ls, open land recrea ­
tional and institutional , publi c 
service and utili ty 

Agricultural ( exc ept animals ) and 
processing activ i ties) s i ng l e ­
family homes , home occupations , 
schools, open land recreationa l and 
institutional , public service a nd 
utility 

same as above 

same as R- 1 plus two family dwell­
i ngs , row houses, a pa rtment s 

Agricultur e (exc ept anima l s and 
processing activ iti es) mobile homes 
convenience commercial estab li sh..~ents, 
public se rvice on<l ut i lity 

N 

°' 0 



R- lR 

RC-1 

C-1 

C-2 

C-3 

CT-1 

Mobile home and factory 
built units 

Resort cottage 

Local commercial 

Highway commercial 

Central Business 

Tourist commercial 

9,000 sq ft 18,000 sq ft 

9,000 sq ft 1 acre 

9,000 sq ft 18,000 sq ft 

9,000 sq ft 18,000 sq ft 
varies with type of use 

none 18,000 sq ft 

9,000 sq ft 18,000 sq ft 
va ri es with type of use 

Agriculture (exc ep t aninals a~d 
processing a ctivities), sing le 
family &1ellings, mob i le homes, 
f a ctory built homes, home occupa ­
tions 

Agriculture , travel trail ers , mob ile 
homes , sing l e fami ly dwellings , 
schools, churches, community hal l s , 
open land r ecr ea tional and institu ­
tional,public service and utility 

Local r eta il and service establish­
ments , accessory dwellings , home 
occupations 

Mo t els, campsites , service stations, 
restau rants, frui t stands , food 
st ores and gift shops , ac ces so ry 
dwelling units, home occupations, 
agriculture (except anima ls and 
processing activities) 

Hotels, motels, service stations , 
resaurants, commercia l ~~usement 
and recr eation, accessory dwelling 
units, public and priva t e ins titu­
tions , retail trad e , business offi ces~ 
personal and business servi c es, 
publi c parking lots 

Agriculture (except animals and 
processing activities) campsites, 
gif t shops , c oncession stands , fruit 
stands, restaurants (including drive ­
ins\ museums , public cntertairi_r:1ent, 
amus eme nt and r ecreational, accessory 
dwelling units, h ome occupations 

N 

°' 1--' 



CT-2 

RR-1 

M-2 

M-3 

P-1 

Tourist commercial 

Rural recreational 

General industrial 

Heavy industrial 

Public parks 

9;000 sq ft 18,000 sq ft 
v ari e s with typ e of use 

9,000 s q ft 
or 5 acres 

~ acre 

18,000 sq ft 

Mo t e l s , reso rt s , r estaura~t s, camp­
s i t es, f ood and gift s t or es, ac c essor y 
d~elling units, home oc cupations, 
ag r iculture (except an i mals and 
processing activi t ies ) 

Agri culture , forestry, graz i ng , op en 
land recreati onal and i nstitutional , 
sporting, recreational, a~use~en t 
and entertainment facilities , museums , 
gift shop concession stands, r estau ­
r ants (inc luding drive - ins ) sing l e 
family dwellings, mobi l e homes , 
public service and utility 

Ligh t industry 

Ligh t industry , ag riculture , ma nu­
factu r ing , wholesaling , warehousing, 
public services, gravel processing , 
sanitary landfi ll, aut o wrecking , 
stockyards 

Pa r ks , pl ayg r ounds , c eme t aries, 
carnivals, circuses , fa ir s , ba nd­
shells, c ommuni ty buildings , s t ad i ums, 
r estaur ants , ska t i ng rinks , swimmi ng 
pools , t enni s cour t s , zoo l ogica l 
gardens , aqua ri a , publ i c servic e 
and utili t y 

N.B. 1. Regulations governing minimum lot sizes are also i mplemented by t he Depar t men t of Hea lth and t he 
irrigation districts 

2 . The zoning by-law also spells out specifi c regulations for ea ch district fo r such thing s a s site 
wi dth , building s per lot, s e t - back , lot coverag e, h eight, flo or a r ea , etc. 

N 
0-­
N 



3. Yrinimu.11 lot sizes for F-G vary between electoral areas as Follows: 
area A - 3 acres; area C - 3 acres; area E ·· 10 acres; and area F - 10 acres. 

Source: Regional District of Okanagan - Similkameen, Electoral area 11D11
, Zoning by-law no. 100, 

April, 1970. 

N 

°' L.J 
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Cer tified correct as passed Th ird Reading on th e 17th (.l:iy of 
April, 1973. 1.M. !IORNL:, I. aw Clerk. 

HON. MINISTER OF AGRICULTUIU :. 

No. 42] 
BILL 

r 1913 

Land Comm iss ion Act 

HER MAJESTY, by and with the advice and conse nt of the Legis lati ve 
Assembly of the Province of British Colum bia, cnac, ,s as follows: 

1. In this Act , unless the context o1h crwise requires, 
"agricu ltural land" means land designated under sec ti on 8; 
'commission" means the commission established under sec tion 2; 
"commission bnd" means land acquired by the commission for the purposes 

of this Ac t; 
"farm use" mean$ an occupation or use of land for boi1a fide farm purposes, 

includ ing, without limi ting the generality of the fo rego ing, husband ry 
of the lJnd and the plants, and anim als thereon, and any other sim il :1 r 
activity designated as farm use by the Lieu,enant-G0vcrnor in Council; 

"green belt bnd" means land referred to in section 7; 
"land" includes any estate or interest in land; 
"land bank land" means land 1eferred to in sec tion 7; 
"land rescrw plan" me ans a plan prepared pursu;:rnt w this Act in the m:rnner 

prescribed by the regulat ions, which sets out clearly the areas within a 
municipality or regional district that, subject to the approval of t-li e 
Lieutenan t-Governor in Council, may be designated by the commission 
as an iigr icultural land reserve; 

"minister" means that member of the Executive Council charged by Order of 
the Lieutenant-Govcrnor

0

i"n Council with the adminis tration of th is /\ ct;. 
· "park land" mea ns land referred to in section 7; 
"regulation" means a regula tion or order of the Lieut enant-Governor in 

Council made under this Act; 
"reserve" means a rese rve of land established under section 8 of this Act. 

2. (I) There is hereby estab lished a com miss ion to be known as the 
Provincial Lind Commiss ion (he reafter referred to as the "commission") 
consisting of no t less than five members appointed by the Li.:uten:rnt­
Gove rnor in Council, to hold office during pleasure , and upon tlh:ir 
appointment the members consti tute a corporat ion and shall be til e dirccturs 
thereof. 

(2) Each member shall be reimbursed for any reason:iblc tr:1 ve lli ng or 
out-of-pocke t expenses necessar ily incurred by him in di sc liargi11g hi s dutiL'S. 
and in addition may be p:iiJ suc h remuncr:ition for his services as :i member 
of the CO!llllli ss ion as the Lieutenant-Governor in Council rn:,y determine . 

(3) Except as provit.!cd in sec tions 8 and 9,. at any n1cc ting of the 
commission, a rnajority of the membe rs constit utes a quorurn . 

3. The Licu tcn:int-G ovcrno r in Council sh.1II des ignate one of the 
members :is chairman and one other member as vicc-cha irm:in. 
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4. (!) The commission is for all purposes an :1gent of the Crown. 
(2) The commiss ion may, on behalf of the Crown, ca rry out it s powers 

and duties und er thi s Act in its own ll<.1llle without specific n.:!crence to lier 
Majesty and may ho!J in its own name any l;mJ or other real ur pnson;_d 
proper ty, and I ikewise may dispose of, mortgage, hypo t heca te. pledge , and 
assign any such property. 

5. (J) The commiss ion may, pursuant to the Cfri/ Scn-•ice Act, appoint 
such officers and em ployees as it considers necessary for the purpose of thi s 
Act, and may determ ine their duti es. 

(2) The Lieutenant-Go ve rnor in Council may appoint a general manager of 
the commiss ion, to be appoint ed du ring pleasu re, and m:iy fix his 
remune ration and may declare that the Civil Sen-ice Act applies to him. 

(3) The Lieu tena nt-Gove rnor in Council may decl are th;:it the Ciril Sen>ice 

Supera111111ation Act appl ies to the members of the commission and to the 
general manage r. 

(4) The commission may, with the approval of the minister, engage and 
retain such experts, consultants, or specialists as it considers advisab le :md fix 
their remuneration. 

6. The commiss ion rnay make such by-laws an d pass such re solu tions. not 
contrary to law or this Act, :.is it cons iders nccess;_iry or advi sa ble for the 
conduct of the affairs ot the commission and, withou t iimiting 1i1e genc1aiity 
of the foregoing, may make by-laws and pass resolutions with respect to the 
time and pbce of calling and holding mee tings . the proced ure to be followed 
at the meetings, and genera lly with respec t to the conduc t, in all respects. of 
the affa irs of the commission; and may repeal, amend , or re-enact th em. 

,. . 

7. {l) 
(a) 
(b) 

(c) 
(d) 

It is the object of the commiss ion to 
preserve agricu ltural land for farm use; 
encourage the establishment and maintenance of family farms. 
and land in an agricultur:1I land rese rve. for a use comp;itibk with 
the preservation of family farm s and f;mn use of the land: 
preserve green be lt land in and around urban are:is; 
encourage the cst:iblishment and maintenance of land in 3 green 
belt land re se rve for 3 use compatible with the prescrv:.ition ot· :i 

green belt; 
(e) preserve land bank !:ind h:iving desirable qualities for urb:.in or 

industri;:il development and restrict subdivision or use of the LinJ 
for other purposes; 

(f) encour:ig<": the est:iblisl11ncnt and nwintcn:ince ol" 1:rnd in a Lind 

(g) 
(h) 

bank lanJ reserve fur :i use cunip:itible with ~111 ultim;itc USL' fllf 

industri:il and urb:in dcvclopmrnt; 
prese rve park land for rccrc:itio11:il use ; 
encour:igc the cs1:iblisl1111e111 and n1:1i111cn:rncc l,r Lind in :1 park 
land reserve for a use cump;1tiblc with an 11lti111:11c llSL' for 
recreation; and 
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(h I) advise and assist municipal iti es and regional districts in the 
preparation and prod ucti on of the land reserve pl ans required for 

_ the purpose of thi s Act ; 
an d, for these objects, it has the powe r and capacity, by it se lf, or in 
co-opera ti on with the Governm ent of Ca naJ:i , or any of it s age ncies or 
corporations, or with any dcpJrlment of Government, or with a municipality 
or regional di strict to 

(i) purchase or acquire land, except by exprop riati on , on such terms 
and conditions as may be negotiated. and hold such land for the 
purposes of thi s Ac t ; 

(j) dispose of, by sale, le;:isc , or otherwise, commission land and 
Crown land that is in an agricultura l l:rnd reserve, a green belt 
land re serve, a land bank land reserve. or a park land reserve , 
subj ect to such terms and conditions as the comm ission may 
determine; 

(k) accept gifts of land subjec t to such terms and condi tions as the 
commission may det erm ine; 

(l) acquire and hol d pe rsona l property and dispose of persona l 
pro;--erty ~o c.cquircd b;1 sa le, !c'1~C. or oth erwi se; and 

(m) if authoriz.;d by any other Act, Pl!rchase or otherwise acquire. 
hold, administer, and di spose of land, including Crown land, for 
the purposes of that othe r Act. 

(2) For the purposes of thi s sec tion , the commission may 
(a) purchase or acquire land , except by expropriat ion . including 

Crown land, the present condit ion or future potenti3l of whi ch 
merits prese rvati o11 . by reason or its aesthetic qu:ility or its 
loca ti on in or around urban areas, as green bel t land; 

( b) purchase or acqu ire land. excep t by expropriation, including 
Crown land , hav ing desirab le qu:ilities for urban or industri:il 
development or redevelopment, as land bank land; Jnd 

(c) purchase or acquire land, excep t by expropr iation. including 
Crown land , having desir:i ble qualities for, or future potcnti:il for . . 
recreationa l use, as park land; 

and, upon being so purchased or acquired, the green belt land, lan d bank 
land, or park !::i nd is estab li shed :is 

( d) a grcc n be! t land resc rve; or 
(e) a land b:rn k land reserve; or 
(f) a p::irk land reserve, 

as the case may be , and shall be subject to ihis Act and the regulations. 

8. (I) ror the purposes of sec tion 7, the commission may, subject to thi s 
section, with the prior :ipprnv;1l of the Licuten:rnt-Cuvcrnor in Council. 
designa te !:ind, including Crown land, th:it is suit;1blc fo r f:1111l USL' , ;1 s 

agricultural bnd , and, upon being so design:itcd, the agr icultur;.il Lind is 
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estab lished as an agricultural !:ind rese rve and shall be subject to this /\c t and 
the regula ti ons. 

(2) The reg iona l boa rd of every regional district, either alone, or in 
co-operat ion with it s member municipa li ties, shall, with the advi ce and 
assistance of the comm ission if requ ired, including such fin ancial ;1 ssiswnce as 
may be de termined by the commission , within ni nety days after the corn ing ' 
into force of this Act or wi thin such furthe r time as the commi ss ion may 
allow , by by- law, adopt a land reserve plan prepare d in accordan ce with the 
regu lations an d fi le the by-law and land reserve pl an wi th the commissio n. 

(3) The council or regional board , as the case may be, shall not adop t a 
by-law for the purpose of thi s sec ti on until it has held a public hea ri ng, notice 
of whi ch has been pub lished in the manne r presc ri be d in section 703 of the 
Municipal A ct, an d except upon the affirmative vote of a majority of all the 
mem be rs of cou nc il or of all the direc tors of a regiona l board. 

· (4) The provisions of sect ion 703 of the Municipal Act apply, with the 
necessary changes and so far as arc appl icable, to a hea ring under subsec ti on 
(3). 

(5) Whc ;e the comm iss ion considers that the land rese rve plan fil ed unde r 
subsection (2) carries out the int en t and purpose of this Act, it shall , after 
approval of the LicutenJnt-G ove rnor rn Council, designa1e tm: ag11cuit uca i 
land shown therein as an agri cult ura l l:ind reserve. 

(6) \\' li(;fC the corr1n1~s.:; i0n consitlc ;- :; ;~ r~:: c~:.;:~::! ry o~ 2dv!s2ble to 2r?:c nd the 
land reserve pl an fil ed under subsecti on (2) to better carry out the intent and . 
purpose of this Act, it mJy recommend to the Lieute nant -Go ve rnor in 
Council ame ndment s to the land re se rve plan, and shall , after approval by the 
Lieutenant-G overnor in Council of the land reserve plan or the land reserve 
plan as amend ed, designa te the agricultu ra l land therein as an agricult ur:i l land 
reserve. 

(7) Where the council or regional bo:i rd of a municipality or re gional 
district, as the case may be, foil s or refus.:< to prepare and file a land reserve 
plan with the commiss ion in accordance with subsec ti on (2). the commission 
shall, subject to subsect ions (8), (9). and (I 0), prepare a land reserve plan and 
submit the land rese rve plan to the Lieutenan t-G ove rnor in Council for 
approval. 

(8) The commission sh:111 not submit 1he land reserve plan prcp:ired under 
subsection (7) to the Licuten:int-Governor in Council until it ha s held a 
public hea ring, notice of which h:.is been published in the manner pres,·ribcd 
in subsection(!) of section 703 of the Municipal Act. :md the prlll·i siPns ur 
subsections (~). (3), and (4) of section 703 or the Municipal An apply. with 
the necessary changes and so for as :ire applicable, to a hearing under thi s 
subsec tion . 

(9) For the purpose of :i heJring under subsection (8), 
(a) the comm iss ion has and may exercise all the powers or a 

Commiss ioner under se ctions 7, 10. and l l or the l'ublic /111111 /rics 

Act; 
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(b) th e comm iss ion may accept written submissions or any other 
for m of evidence ; and 

(c) notwiths tanding subse ction (3) of secti on 2, three members of 
the commiss ion have and may exe rcise all the powers uf the 
commiss ion. 

(IO) The Lieutena nt-G overnor in Council may approve a J;rnd re se rve plan 
as su bmi tted by the comm ission unde r subsec tion (7), or with such 
alterati ons or var iati ons as he may cons ide r necessa ry or advi sa bl e to c:i rr y 
out the intent and pu rpose of this Act, and the commiss ion may thereupon. 
pursu ant to subsection (!), designa te the ag ri cultur;.il land shown there in as an 
agricultural land rese rve. 

(11) No twit hs tanding the other provisions of this sec tion, pending the 
estab lishmen t of an agr icul tura l land rese rve in a munici pa lit y or regiona l 
di strict un de r thi s sec tion, all land that is zoned for agricultur :i l or farm use 
under a by-law of the muni cipa lity or reg ional dis trict subsisti ng im mediately 
prior to the twenty-fi rs t day of December, 1972, shall be dee med to be an 
agricultural lan d re se rve and subj ect to thi s Act and the regul ations, unless 
excepted by the commiss ion. 

9. (I) The Lieutenant-Gove rnor in Council may , upo!i tli.:: .;pplic.rnon of a 
mun icipality, reg ional district, or the commi"ss ion , or on his own, by order, 
exciu<le ,my ia110, wiieii,cr Crow n 1and 0, pri·, atc la.;J, fr ciii the rcser·:c 
established under subsection (I) of section 8. 

(2) Subjec t to subsection (5), an owner of land Jggrieved by a des ignation 
by the commission of his land as part of an ag riculturJl land rese rve under 
section 8 may, notwithstandi ng that he appea re d before. or made represe nt a­
tions to, the municipality, oi' reg ional di st rict , or the com miss ion under 
subsec tion (3) o r (8) of section 8, apply to the commission in the manner 
prescribed by the regulations to have hi s land excluded from the agricultural 
land rese rve. 

(3) The commission, after a hearing held in such manner and after such 
notice as is pre scri bed by the rcgul:ltions, may allow the application upon 
such terms and conditions as it considers advisable, or may refuse the 
application. 

(4) Notwithstanding subsec tion (3) of section 2, for the purpose of the 
hearing, three members of the commission have and may exercise all the 
powers of the commiss ion. 

(5) Where !:ind of an owner was, immediately prior to the twenty-first tby 
of December, 1972, zoned for ag ricul tural or form use undo a by-L1w or a 
municipality or regional di str ict subsisting on th:it Llate, the ow11cr is not 
entitled to apply to the commission under subscc1io11 (2) unless so aulhLHizcd 
by a resolution of a municip:i lity or a regirnlJI district, as the case may be. 

(6) The commiss ion shall, :i t the reques t of thL: owner, 
(a) deliver lo him its UL'C ision in writi ng; and 
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(b) allow him to examine and make available to him cor ies of al l 
relevant docu ments in the cu stody of the comm ission rert:iin ing 
to his ap pl ica tion. 

(7) A person who is dissa ti sfi ed with the decision of the comm ission , 
(a) upon being au thor ized to ;ippea l by a reso lution of the 

municipality or regi ona l di strict, as the case may be; and 
(b) upon being grante d leave to appea l by any two members of the 

commission , 
may appeal , in the manner presc ribed in the regui:Jtions to the Environm en t 

. and Land Use Committ ee es tablished un der the Enl'ironment and Land Use 

Act. 
(8) Subjec t to the procedu re presc ribed by the regu lations, an appea l 

unde r thi s sec tion shall be :i hearing and review, but the Environment and 
Land Use Committee may accept writt en submissions or any othe r form of 

. evidence, provide d any such submission or other form of eviden ce is made 
avail able to the appe llant. 

(9) The Environment and Land Use Committ ee may , after a hear ing, allow 
the appea l, subjec t to such terms and condit ions as it may consider advisable, 
or refuse the appea l; and, in the event the appea l is refused, may order that 

is allowed, shall order that the reasor. able cost~ incurred by the appellant be 
paid by the commission. 

(JO) The commission is entitled to be a par ty on the hearing of the appea l 
and may take part in the proceedings. 

(II) Where land is excluded from a land reserve plan by orde r of the 
commission or the Environment and Land Use Committee un de r this secti on, 
the com mission shall amend th e land rese rve pl an accordingly and notify the 
municipali ty or regional di strict, as the case may be, and the ::ippropri:ite 
Registrar of Titles. 

IO. (I) No person sh:i ll occupy or use agr icultural land designated as :in 
agricultural land reserve pursuant to section 8 for any purpose other th:in 
farm use , except as permitted by this Act or the regula ti ons or by order of 
the commiss ion upon such terms and condi tions as the commission 111:iy 
impose. 

(2) [n addition to the exceptions. re se rvations, or limitations set out in 
subsection (!) of section 38 of the I.and Rl'gistry Act, a ccrtific:itc or titl e 
heretofo re issued under that Act 111 re spect of agricultur;il land tli:1t is 
designa ted as an agricultural la nd reserve shall be subj ec t, by implication ;ind 
without spec ial cnd_orsement on the ccrtil'i.:.a rc of title. to this Act :111J the 
regulations re specting the reserve and farm use of the land contained there in: 
and the Registr:ir under the I.and R.egis10• Act shall not e on cwry n:rti!'i ca tr 
of titl e of agr icultural !:i nd hcrca!'tcr issued that is de signated :1 s an 
ngricultu r:i l l:rnd re se rve an endorsement that the certific;itc of title 111:1y he 
affected by this Act. 

(3) Notwithstanding subsection (2). the commission m;iy , in respect of 
any agricu ltural lam.I that is :111 :.gricullur:il bml re se rve, rq: islcr a r:1vca1 in 
the appropri:1te Land Registry OffiCl' res trictiug Ille agricullur:il land 
described therein to farm use. 
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(4) On, from, and after the twe nty-first day of Decembe r, 1972, e.xcepl :1 s 
permitted by this Act, or the rcgu l;it ion s, or by ;in oruer or the co111111issio11 
upon such term s and conditions as the commission may impose , 

(a) no municipality, or regional district, or any :wlhority, boaru. or 
other agency establishe d by it sh :i ll authori1.c or permit agri­
cult ural land in an agr icultural !Jnd reserve to be used for a 
purpose other than farm use , or authori1.e or permit a building to 
be erected thereon except 
(i) for farm use ; or 
(ii) for reside nces necessary for farm use; or 
(ii i) such residences for an owner of the agricu ltural land as may 

be permitted to be erected by the regulalions; 
(b) no person, designated or appointed under the Lorn! Services Act. 

· shall authorize or permit agr icu ltural lan d in an agricultural lanJ 
reserve to be used for a purpose other than farm use, or authorize 
or permit a building to be erected thereo n except 
(i) for farm use; or 

· ·(ii) for residences necessary for farm use; or 
(iii) such residences for an owner of the agricultu ral land as may 

be permitted to be cn·cted by the regulations: 
(c) no approving officer und er the land Registry Act and no 

2ppr0vinz 0ffr~rr o, Roard nf V:i rian r.e unclcr the Municipal Acr 
shall authorize or permit agricul tural land in an agricultural land 
reserve to be used fo r a purpose other th an farm use; and 

(d) no Registrar of Titles under the I.and R cgisfry Act shall :1 cce pt :111 

application for depos it of a plan of subdivision under the l.anJ 
Registry Ac!, or uncler the Strata Tillcs Act, or under the Real 
£stale Act, all or part of which consists of agr icultural land ir, :in 
agricultural land re se rve. 

11. (J) Section 10 does not apply in respect of agricultural land in an 
agricultural land reserve that, on the twenty-first day of December. I 972, 
was, by separat e certificate of title issued under the Land Registry Acl. less 
than two acres in area. 

(2) Where a use of agricultural land that is within an agricultural land 
reserve 

(a) is a use other than farm use; and 
(b) was estab li shed and carried on continously for a period of at lc;is t 

six months im med iately prior to the twenty-first day of Dec­
ember, 1972; and 

(c) is permitted by, or is not in contravention of, any other /\ct, 
regul ation, by-law, order, or any other law respecting b11J use , 

that agricultural land is exempted f1om section 10 unless ;1n<l until 
(d) the use of that agricultural Lllld is changed to a use other tlw1 

farm use without the permission of the commission; or 
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(e) any other Act, regul:i tion , by-law , order, or any other law maue 
after the twenty-first day or December , 1972, prohibits such use; 
or 

(f) permiss ion for any other use gran ted under any other Act, 
regulation, by-law, or order is withdrawn or expire s. 

(3) Where agr icultural land, exempted under subsect ion (2), is sold. lease d, 
transferred, tr::in smi tted, or otherwise disposed of, this Act and the 
regula tions thereupon apply to th at land, except as ot herwi se permit tcd by 
the commission. 

(4) The commission may, in accordance with the re gu lations, hear and 
determine applic:i tions for permission under subsections (2) and (3), and 
under subsections (I) and (4) of section 10, and may gra nt or refuse 
permission for a use of the land for other than fann use, and may impose 
whatever terms and conditions it considers advisable, and, except as prorided 
in subsection (5), the decision of the commission is final and no appeal lies 
from that decision. · 

(4a) Where land of an owner was, immediately prior to the twe nty-first 
day of December, 1972 , zoned for agricul tural or form use under a by-l aw of 
a municipality or regional di strict subsistin~ on that date. the owner is not 
entitled to apply to the commission for permission for any other use under 
section IO or 11, unless so author ized hy a resolution of a municipality or a 
regional district, as the case may be. 

(5) An owner of land aggrieved 
(a) by an order or decision of the commission refu sing perm1ss1on 

under subsection ( l) or ( 4) of section l O or under this section; or 
(b) by the terms and c~rnditions impose d by the commission in an 

order made under subsection (l) or (4) of sect ion I 0, or a 
permission granted under this section, 

may appeal, on a question of law or excess of jurisdiction only, by way of 
stated case to the Supreme Court, and the provisions of the S11111mar_1 · 
Convictions Act respecting appeals by way of stated case apply . with the 
necessary ch anges and so far as are ap plicable, to the appea l. and to any 
further appeal therefrom , and a reference in that Act to a Ju stice shall be 
deemed to be a reference to the commission_ 

12. With respec t to agricultural land designated as an agricultural l:md 
reserve, the commission m:iy 

(a) make agreements with the owners of agricu ltural land respecting 
· continued form use of the agricultural land upon such terms ;ind 
conditions as may be agreed; 

(b) carry on fam1ing opera tions on commiss ion Lind or agree with 
other persons to do so ; 

(c) withdraw from an :igricultural Lind reserve agricultural bnd 
·owned by the commission and, wit h the prior apprnval of the 
Lieutenant-Governor in Couucil. di spose of such land to I .1c 

Crown to be dea lt with under the I. and Act; 
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(d) dispose of agricu lt ur:il land owned by the cornmiss iu11, wilh the 
prior app roval of the Licute11;1111 -Govcrnor i11 Coun cil, to priv:itc 
ownership for permanent farm use, or any other use comidt:rc d 
by the commiss ion to be i11 the public int eres t, su bject tu suc h 
terms and cond itions as the commission rn ;1y tlc lL'rmine: :ind 

(e) subjec t to the approv:il of 1he Minis te r of Fin:mce , ur or the 
Minister of Municipal J\ff;1i rs, as the ,·ase may be, .: stabl ish a 
system of tax incentives to encourage th.: dcdic;ition of pril'atcly 
owned agricu ltura l land to permane nt farm use, and to increase 
the agricultural product ivity thereof. 

13. The commission may make, place, or construct on or br ing onto, or 
cause to be made, placed, or constructed on or brought unto, any commiss ion 
land such capit al improvements as it considers necess:i ry or desi rable rur rhc 
efficient deve lopment or use of the commiss ion !:ind or other land in the 
vicinity, and pay for_ or purchase any capital improvements made, pL1ccd, or 
constructed on or brough t on to any commission land by any person. 

14. Where commission lands are unoccupied or a lease of commission land 
does not provide for the payment 01· 1ax by 1ile icssee, ti1e ..: ulllm i~siu11 n,ay 
pay to the municipa lity or regional di stric t a gran t in lieu of tncs. 

15. The commission may establish, with the approval of the Lieutenant ­
Governor in Cou nc il, a schedule of fees to be paid to the commission for the 
prepara tion of leases and othe r docume nts, for appraisals and ev:i luations of 
land, and for copies of document s of the commission. 

16. Land shall be deemed not to be taken or injurious ly affec ted by reason 
of the designation by the commission of that land as an agricultur:il land 
reserve. 

17. For the purposes of this Act, the minister may, subjec t to the approval 
of the Lieutenant-G ove rnor in Council, ente r int o such ag ree ment s as the 
minister considers advis:ib le with 

(a) the Gove rnme nt of Canada; · 
(b) a municipali ty ; 
(c) a rcgion:i l di strict: 
(d) an agent of the Crown; or 
(c) any other dcp:ir tmcnt of Govcrn111ent. 

18. (!) The commission sh:i ll submi t annu:i lly to the Licutr11;111t -Gorcrnor 
i11 Counci l 

(a) a report respecting the operJtions of .the commission fo r the 
f.mmctliatcly preceding fiscal yc:i r; 

r 
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(b) a financial stat ement showi11g the business of the co111111iss io11 for 
that fi scal year, in such form as m:iy he required by the 
Comptroller-G ener;i l_ 

(2) The repor t shall be laid befo re th e Legislative Asse mbly within fift een 
sitting days fro m the cornrnc nccmcnt of tile session 11c xt following the end of 
the fi sca l yc:i r for which the re port is made; but the commissi on is not 
requi red to submit it s ann u:.il repo rt le ss than ninety d:.i ys :iftcr the end or it s 
fi sca l year . 

19. For the purpose of carry ing out the provisions of thi s Act :icc.:ordi ng to 
their int ent, the Licut enant-GovernDr in Coun cil may make such rcg u!Jti uns 
and ord ers as arc ancill ary thereto and not inconsistent the rewith; and eve ry 
regulation shall be dee med to be part of this Act and ha s the force of law; 

- and, without re stri cting the generali ty of the foregoing, the Lieu tenant­
Governor in Counci l may make regulations and orders 

(a) respecting land reserve plans for, and the des ignation, establish-
ment, and approval of, agricultura l land reserves, and the 
design at ion of farm use ; 

(b) respecting applicati ons to the com1111ss1on for perm1ss1on un de r 
section 1° and section I I, and the practice and procedure r"cir 
hearing the :ipplicn tion, and for· applic:Jtior.s, hearings, and 
appeals under sections 8 and 9; 

(c) respecting residences for owners under subsec tion (4) of section 
IO; 

(d) respect ing the appraisa l of land and the acquisition, by pu rch:ise 
or lease, of 1:ind; 

(e) respecting applicatlons for sale or lease of commission !:ind or 
personal property, or Crown land that is in a reserve, and the 
tenm and condit ions of sale or le:ise; 

(f) respecting the 1m n:igemen t and control of commission land: 
(g) prescribing the me thod of determining the eligibility of applicants 

to lease or pu rch:.ise commission land: 
(h) prescribing the int erest p:iy:ible in respect of purchases from the 

commission or :irrc:.irs of rent s; 
(i) providing for varying, waiving, postponing. or rcsd1cduli11~ of 

interest or rent or the p;iymcnt of interest or rent: ;md 
0) respecting any o ther m:itter required for c;irrying out the purpuse 

of this Act. 

20. (I) This /\ct is subject lo the f:"m •ircmmcn t afl(] 1-twd Use Act, ;inJ the 
Pollutiu11 Cv11rrol Act. ! 9n7, trn t ot herwise.except :is proviJL·J in 1his /\ct or 
in the rcgul:.itions, this Act ;ind th e regul:1tin11s :irl' not suh_ic·ct tu :lily utliL·r 
Act or regulations, wheneve r enacted or made. and no ~1i11i sll'r, tkp:1rr111c·111 
o f Governme nt, or agent of the Cmw n shall exercise ;my puwn p:111tcJ u11 Lkr 
any other Act or rcgul;ition exce pt in accorJ:incl.! wi th this A1:t :rnd th!! 
rcgubtions. 

,, 
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('.! ) Notwiths tanding the /,and Act or any o ther Act or law. the 
co111n1iss io11 . .is a;_:ent of li er r-.Lij esty in right or 1hc Province. skJII .i d111111 istc r 
as commiss ion l;irnJ all Crow n land that is esta bli shed u11der sect io 11 7 or 8 as 
reserve la nd , and 111:iy sell . lease . or othrrw ise dispose ol" any po rti on or suc li 
land in acrord.ince with this Act upon such terms and co nd iti o 11 s as 1hc 
commission lllJ)' determine. 

(3) Notwit hstanding subsection (I) . where Crown l;md that is es tablished 
as an agricultur:il land reserve under sec tion 8 has been leased by th e Crown . 
or sold by agreement for sale by the Crow n a11d not transfe rred to the 
purchaser before the twenty- fi rst day of Dece mber, l 97~ , and on tha t da tc 
WdS being used for 3 purpose other than fJrm use , but ;:is permi tted by, or no t 
in contraven tion of, the terms and conditions o f the k:.isc or agreement for 
sale, that use may continue unti l the terminat ion of the lease or the issue or 

· ti tle to the purchase r unde r the agreement for sale. 
(4) Subjec t to subsec ti on (5), not hing in th is Act or the regu lati ons affec ts 

or impa irs the vali dity of a by- law of a municipality or reg ional distric t 
rel ati ng to the use of·agricultural land in an ag ricult ural land rese rve except in 
so far as the by-l aw is con trary to , or is in con fl ic t with, incons isten t wit h, or 
repugnant to, thi s Ac t, or the regu lations , or an order of the com miss ion ; and 
i:1 C~t";e o f ~ny ~e nf!i ,.:~, i:1CU !!siste !1cy , 1_:ir !"C;='ug1 !:..! !H .. 'Y Dt1 t\vee n the i]y. i_c!\V a11 d 

this Ac t, or the regulat ions , or order of the commission, thi s Act or th·~ 
rcgu;.; , io,-,~ or the- order of , iii: commiss:0;1 prevai ls. 

(5) A by-law or regula tion of a mun icipa lity or regiona l dis tr ic t, or any 
provis ion thereo f, that is, in any manne r, in conflict with . inconsistent with, 
or repugnan t to thi s Act , o r the regul ations , or order of the com mission is 
suspended and of no effec t to the ex tent of such con fli ct, inconsistency , o r 
repugnancy. 

(6) A by-law or regu lat ion of a mun icipa lity or reg ional di striL·t th:i t 
provides for further or add itiona l res tricti ons o r condi ti oi1 s re spe cting farm 
use of agricultu ra l land tha n those prov ided by thi s Ac t and th e regulations is 
not, for tha t reason a.Jone in conflict wi th, inconsislent with, or repugnan t to 
this Ac t and the regu l:.ll ions. 

(7} Subjec t to subsec ti on (8), the Companies Act docs not appl y to the 
commiss ion . 

(8) The Lieutenant -Gove rnor in Council may, by o rde r, decl:Jrc that any 
of the prov isions of the Cum pa11ics Acr :ipply 10 the commission. and those 
provis ions thereupon ap pl y to the commiss ion. 

21. (t) For the purposes of thi s Ac t and the es t;ib lisl1111ent or an 
agricult ura l land re se rve und er section 8. the Minister of Fi nan..:c sh;ill. fr om 
time to ti me :is requi red by the n1111111issio11. p:iy out o r tliL' C'onsu liJ:itL'd 
Revenue f-und. or the li.cvc nue Su rplus Appropri ;1tio11 r\ r ..:ount uf tiiL' 
Consolida ted t::.cvenuc f- u nd . or partly rrom t lie Consol ilb ted Rn'l'lllll' r und 
and partly fro m the H. eve nuc Surplus Ap propri:i 1i on Account, to till' 
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commission, an amount not exceeding in the aggregate twenty-fi ve million 
doll ars . 

(2) For the purposes of this Act and the est:ihlishment of green helt land 
reserves, land bank land reserves, or park land reserves, the Minister of 
Finance may pay under the Green /Jclr f 'm rccrion F1111J Acr or the 
Accelerared Park Dcl'c!op111e111 Fund ACI, or :iny other Act that authorizes 
moneys to be paid for such purposes , such :imounts as he may consider 
necessary for the purpose of this Act. 

(3) Further moneys required for the purposes of this Act shall be paid ou t 
of the Consolidated Reve nue Fund with moneys authorized by an Act of the 

. Legisla ture to be paid and applied for such purposes. 

22. (I) This Act, excepting thi s section, comes in to force on a date to be 
fixed by the Lieu ten an t-Governor by his Proclamation and he may fix 
different dates for the coming int o force of the several provi.sions of this Act: 
and the elate of the coming into force of any of the provisions of this Act 
may be decl ared to be before or after the enactment of this Act. 

(2) Where the elate of the coming into force of any of the provisions of 
this Act is prior to the enactment of this Act, that provision of the Act is 
rctro:1ct ive !c the ~}:tt?:-1! :1cccs~:1ry !~ gi-.. ·,:' ";Jn ~0! -:c Jr:.d 1;fTcct :,, t!:at 
provision on, from, and after that date. 

(3) This ~cction r~•!:1'-'S in!0 forcr on Roy:il A~sent. 

Printed by K. M. J'.IAcDoNALD, Printer to the Queen's Mo,t E,cdknt 1'bjcsty 
in right of the Province o! B1it1>h Culurn biJ . 

1973 
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B.C. Reg. 60/74 Fi led February 4, 1974 

LAND COMMISSION ACT 

O RDER IN COUNCIL 353, APPROVED AND O RDERED JA NUARY 3 J, 1974 

Pursuan t to the Land Commission Act, and upon the rewmmcndation of the 
undersigned, the Lieutenant-Governor, by and with the ach-;ce and consent of the 
Executive Council , orders tha t the following regulation be made : 

APPLICATIONS UNDER LAND C OMMISSION ACT 

Applications by a Municipality, ReRional District, or the Commission to 
Exclude Land From an Agricultural Land Reserve Under Section 
9 {]) of the Act 

1. Where a municip ality, regio nal distr ict, or the commission ma kes an appli­
cation to the Lieutenant• Go vernor in Cou ncil under section 9 ( 1) of the Act , the• 
application shall be in substan-:ial compliance with Schedule A to th is regulat ion, 
and the applicant shall notify the other two panics referrcJ to in section 9 ( 1 ) of the 
Act by sending to each party a copy of the applica tion and the suppo rting material, 
:ind th e L:~:..:~ ~~: :1!-G~ 1.'C~~=- !:-: c~~~,:!!. ~;! C': !'J C'.:.'~~! r!~ r!~:z ~h '? ?-:-'~~i c~tiC:!1. ~h~ n 
allow each party to make reprcsent:itions in respect of the appEc:itio n. · · 

2 . Where the Lieutenant-Governor in Counc il. under section 9 ( l) of tbe Ac t, 
intends, by his own Order, to exclude land , he shall noti fy th e commission, the 
regional distr ict, ::ind, if applicable, th e municipal ity, and sh:i ll al low each party to ; 
make representa tions in rt> spect of the intended ac tion. · 

3. Where the Lieutenant-Governor in Council, by his own Order under sect ion 
9 ( 1) of the Act, excludes any land , the Lieutenant-Governor in Council shall notify 
the commiss ion of such act ion, and the commission shall in turn notify the regional 
district and, if :ipplicable, the municip:ility, and the appropriate registrar of titl es . 

Applications by an Owner to Exclude Land Under Section 9 (2) Pursuant 
to Section 9 (3) o f the Act 

4. \1/herc an owner m:1kes an applic:ition to the commissio n under sect ion 
9 (2) of the Act , the applicant shall file the :1pp li c:i tion in wmpliancc with Schedu le 
A to this regulation in the oflicc of the secretary-treasurer of the regional di strict in 
which the hnd is situated and sh:ill p:iy to th e sccrctary-trc:isurcr a processing fee of 
twenty-five doll:i rs . . 

5. (I) The secret:iry-trcasurcr shall forthwith ol)t:i in the information as 
prescribed in Schedule n to this regulation and co1:1plete the Schedule. 
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(2) Where the land is loca ted in un orga nized territory, the secretary-treasurer 
shall supply tJ1 e inforrnation requ ired by items ( l) to (9 ) of Schedule ll; but, where 
the land is loca ted in a mun ic ip alit y, the sec retary-treasurer shall requ ire the cl erk 
of the mun icipality to supply the inform at ion referred to in items (2) to, (9), and 
the clerk sha ll fort hwit h supply such information. 

6. The secre tary-t rea sure r shall , fort hwith after receipt or" the applicat ion and 
of the inform ~tion required to com ple te Sche dule B pursu:in t to sect ions 4 and 5, 
forward copies of Schedules A and 13 to the regional di strict, and, if applicable, the 
municipality. 

7. Where an applicat ion fil ed under section 4 is in respect of land referred to 
in section 9 (5) of the Ac t, no furth er proceedings shall be taken unless and until 
the municipalit y or regional dist ri ct passes the resoluti on referred to in section 9 (5) 
o[ the Act auth orizing th e application. 

8. Wbere a resolution is passed pursuc1 nt to section 9 (5) of the Act, the 
:;ecretary-treasu rer shall transmit to the commission, a long with the other information 
requ ired pursuant to section 11, a cert ified copy of th e resolut ion of the regional 
district where the land is located in unorga ni zed territory, or a certified copy of the 
resolution of the municip ality where the land is located in a municipality. 

9. The regional distri ct or municipality may, if it considers · it necessary or 
advisable, tran sm it its recommend ations, comments, opinions, or any other info rma­
tion in respect of any application to the commission within th e time limited under 
section 11. 

10. ( 1) The regionai cii st: icc may, ii iL cunsi<lers it 11 ccessh1y or ach1isat:c, 
hold public informati on mee ti ngs in respect of any applica tion and, where such a 
meeting is held, at least one me mber of the regional district representing the area 
with in the land tb at is the subject matter of the applic ation is situated shall attend 
and shall report to the regional district the views expressed at the meeting. 

(2) The member of the regional d is trict referred to in subsection ( 1) shall 
transmit a copy of the report or a summary thereof, indicating the degree of support 
for or .opposit ion to, the app li cation to the commi ssion pursuant to section 11. 

11. The secretary-treasurer shall. within thirty days, 0 1, wh ere a publ ic infor­
mation meetin g is held pursuant to section 10, within sixty days, a·fter receipt of an 
application, tr~rns rnit the app lica tion in Schedule A and the information required in 
Schedule I3, and the resolution. if required under section 8, and any other infor-
mation pursuant to sections g and l 0, to the commission. - · 

12. Not withstand ing anything in these regulations or in Schedule A or B 
nppcndcd hereto, the commission may require of the appli ca nt, or of the regional 
district or mun icipality, such further or additional information as it considers 
necessary. 

J 3. A hearing required by section 9 ( 3) of the Act sh :ill be held at a time and 
at a place desiV)ated by the commission and may be adjourned from time to time. 

14. ( J) The commission shall give written notice of the dale and place of 
the hearing to 

(a) the applicant; 
(b) the regional district; 
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(c) the municipality, if uny; and 
(d) such owners or occupiers or hnd lt1c:i1cd adjacent to the land rd erred 

to in the application as it m:iy com1JL:r 11cu8sary or advisabli.:, 
not less than ten days and not more than thi rly J;1ys before th e date of the hearin g. 

(2) The notice of hea rin g shall 
(a) identify th e land rcfcrn: t.1 to in the appl ic,ttinn: 
(b) slate the purpose or the applicatii)n: ;ind 

(c) sta te the place an<l time at which the application :ind the documents 
pert aining to th e applica ti on may be inspected . 

15. The commission sha ll ca11sc to be maikd by rc t!1s tcrcd mail to the appli­
cant a stateme nt of th e fact s. opinions, and o,hn infnnnation, or a summary thereof, 
received by the commission to be submi,tcd tti the commiss1011 at the hearing. 

16. The commission shal l, at the rt:qucst of the applicant or hi s agent. allow 
him or his agent lo examine and 111:ikc copies of all relevant do.:umcnts in the custody 
of the commission pert:iining to the app li cation . 

17. ( 1) The applicant is entitled tu make representations at the hearing per-
sona!ly or by hi s counsel or agent. · 

(2) The commission may order the applicant or any other person to give his 
evidence upon o:i th. 

18. For the purpose of the hearing, the commission 
(a) has and may exercise all the powers of a Commissioner under sec­

tions 7, 10, and 11 o( th e Pubiic inquiries A cr; 
(b) m2y 3cce;:,~ writti>p <:uhmi~c;inn<: nr :rny nther fnnn of evidence net­

withstanding tha• it may not he cvid•~nce in a Court of iaw; ami 
(c) m ay hea r reprcsentrnions. evidence. an'd opin ions of any person 

present or represented at the il ea ri n~:. anti of the I ct'.,i L•i,.:i: district ,rnd 
municipabty, th at :ire relevant to the application. 

19. Where any evidence is prese nted al th e hearing a st::itcni-ent of which has 
not been sent to t11e applicant pursuant to section 15, the cem mission , 

(a) where the appli cant, or his counsel or :igc:nt, is present at the hearing, 
may hear furth er rcprc.<entations in respect of such evidence, or 
adjourn the hearing to enable:: the applicant to make answer to such 
evidence; or 

(b) where the appl icant, or hi s ·cuunsel or agent, is not present at the 
hearing, shall notify the applicant hy registered mail of the adJitiona l 
evidence presented by 1111: hearing ;rnd tl1c date within which such 
additional evidence may be answered. 

Applications to Appeal U,ufcr Section 9 (7) of the Act 

20. (1) A person who is dissatis!kd with the decision of the commission under 
section 9 (2) of th e Act may tile a notirc n(appcaJ to the Enviru11111t:nt and Land 
Use Comm it tee. 

(2) 111c person shall file with the 11oticc of :1ppeal 

s 

(a) a certified copy of a rc~lllution of the rcgion:il diqrict, where the 
land is in unorg:rnizcd territory, or a resolution of the municipality 

.. 
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where the land is with in a municipality, authorizing the appellant to 
appeal; and 

( b) a certificate of leave to appeal signed and dated by two members of 
the commission. 

( 3) A certi fica te of leave to appeal expires sixty days after the date shown 
· thereon. 

21. An appeal und er section 20 shall be filed with the Environment and Land 
lJsc Committee by delivering it or mailing it by registered mail to the secretary of 
that commi tt ee in Victoria, British Columbia. 

22. The appellant shat! st3le in the no tice of appeal the reasons for the appeal 
and tJ1c grounds upon which he alleges th at the decision of the commission is wrong. 

23. The appe ll ant shall a!lach to the notice a copy of the application and the 
attached documents filed with the commission on the or iginal application. 

24 . The appelbnt shall deliver or ma il by registered mail a copy of the notice 
of appeal to each person who made a submission or gave evidence in support of or 
in opposition to the original application , and to the regional di str ict and the muni­
cipality, if any, and to the commiss ion. 

· 25. Upon receipt of a copy of the notice of appeal, the commiss ion shall forth­
wit h transmit to the secretary of the Environmen t and Land Use Committee 

( a) a copy of all the documents in the custody of the commission per­
taining to the origin al application; 

( b) a transcript of any evidence th at was transcribed at the hearing; and 
(c) a -::opy of th decision of the commiosion, 2nd !.he ri::2sons t!v~refor, if 

any. 
26. The Envi rnnm,: r,t 2nd L'.!~d Use C--:-:!1!Tli!!ee ~h?.1! !10,i ~;,' th e- a;:pc!l2.::t of 

th e date and place of the hearing and the appellant shall del iver or serve by registered 
mail a copy of til e notice on each person, regional dis trict , an d municipa lity served 
wi th the notice of appeal at least ten days before the date of the hearing. 

27. The Environment and Land Use Committee shall, at or before the hearing, 
review all the documents filed with it pertaining to the appeal, and at the hearing 
shall hear the representations and evidence of the commisj on, the appell3nt, and 
the region al di strict, municipality, and other persons \vho made represent a tions or 
gave evidence on the origina l application, and such other evidence as the Environ­
ment and Land Use Committee may consider necessary . 

28. Sections 17 and 18 apply to a hearing and review unde r section 27 and 
the words "Environmen t and Land Use Committee" sha ll be substi tuted for "com­
mission", where applicable. 

Applications to Exempt the Use of Land Under Section 11 (4) o f the Act, 
PursuanJ to Section 10 (1) and (4) and Section 11 (2) and (3 ) o f the 
A ct 

Where a person makes an applicat ion to the commission unde r sec tion 11 ( 4 ) 
of the Act, pursua nt to sec tion 10 (l) and (4 ) and sec tion J l (2 ) and (3) of the 
Act, the applica nt shall file an application in substant ial compliance with Schcdulc 
A hereto in 1he office of the secretary-treasurer o( the regional d istric t in which the 
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land is situated and shall pay to the secretary-treasurer a processing fee of twenty­
five dollars. 

30. Sections 5 and 12 apply in respect of applications filed pursuant to sec­
tion 29. 

31. The commission may, where it is considered necessary or advisable, hold 
a hearing with respect to any npplication filed pursua nt to sec ti on 29 ant.I the 
meeting sh.ill be held at a time and place designated by th e commission and may 
be adjourned from time to ti me. 

32. Where the commiss ion holds a hearing under section 31 , sections 14 to 
19 apply in respect of the hearing. 

D. D. STUPICH 
Minister of Agriculture 

D. BARRETT 
Presiding Member of the Executive Council 

SCHEDULE A 

APPLICATION UNDER THE LAND COMM fSSION ACT 
(Informat ion to be supplied by applicant ) 

I, --··-·····-·-·-···-····-·····--··········· .. •····--·-······•· .. •············ .. -·.-· .. ······· .......... ... ................ .. ....... .. 
(Name ) (Address ) (Telephone ) 

the undersii;ned , being owner 

I, -·--............. ······--·- ..................... -................. ······· ..................... ................. ........................... . 
(~MU~) \A~Jr,h) \"i"t.Jep~10 uc:j 

the aut.hodzcd ar;cnt of the undersign ed owner of the following propcitic, : 

(Legal description) 

within the Regional Dist rict of.. ........... - ... ····-·--·--····•··············-······ .............................................. . . 

do hereby make applicatio n under ........ - .... --·-·········-·· .... - ... - .-........................................... . .. 
• . (Section 9 (2) or Section II ( 4)) 

of the !And Commission Act to ............ ...... ·--···· .. - ......... .... .............. .. ......... ...... .......... - ....... . .. . 

( Select either (a) or (b) below ) 

if pursuant to section 9 (2 )--
(a ) have the above de scribed proper ties excluded from the Agricultural Land Reserve 

Plan of the ...................... .. _ ........ ·-··-•·· .. • ....... .... _ . . _ ......... ............. . Rcgional Di strict. 
ifpursuanttosection II (4)-

(b) descr ibe as fully as poss ible the nature of the app li c:1tion fo r permission; i.e ., 
whether un de r secti on 10 ( I ) and (4) or section I I (2) nnd (3) o f the Land 
Commission Act and for what purposes. 

My reasons for requesting thi s ac tion arc as follows: 

-----··-- ... -... -.................. ..................... - ............. ·-····--.. ··· ......... .................... . . .... .. .. ..... . 

In support of thi s application I submit one copy of each of the followinis as addenda. and 
am prepared to supply such add itional copies of an y items as the commissio n may dirc.:t: 

,. 
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(a) A m a p or m a ps a nd /or pl a n or pbn s of oppropriatc sca le, indicatin g 
(i) lhe ~ubjcc t properly o( lhc applicat ion, in terms of lhc sma llest existin g 

legal parcel o r parcel s, an d 1hc location of the su bject property wi1hin the 
Ar.ricult ur;tl Lan d R cs<: rve; an d 

(ii) where the a ppl ican t own s. lca~c s, or re nt s add itio nal p roperties, the 
collec ti ve properties o r farm u nit under the o wnership, lease, or renta l of the 
a pplicant in the immcd ia 1e a rea of the apr lica tion. 

Such m aps o r p lans must ident ify pa rrel s b y le gal description, and specify 
bound a ry lines, d imen sions , areas. owne rsh ip, a nd tenu re. 

II is p referable tha t these m aps o r plan s be those of a surveyor, engineer, 
archi tec1, p lanner , or o ther equ ivalen t profcss ion:i l: 

(b) A descrip tion of tl1c exi s1 ing u se of the overa ll p rorerti cs or farm unit, and of 
the su bjec t propc n y, inc ludi ng pho1or.raphs of t he properly and b u ildin gs and 
any o ther de ta il s o r infor m a ti o n rcl a lin g to th e pre ,ent USJ f!C of the propert y : 

( c) A brief descr ipt io n, e ithe r in word s or by pbn of the exi sting land use and 
b uild in gs ad jacen t 10 :i nt.I su rround ing the prope rty: 

(d) A d escrip tion o f 1l1 c pro posed u se o f the su bject property including, if available, 
plans of any p ropo~ed bui ld in g;; o r development: 

( e) A ny otlic r_ in fo rmation or co mments. 

I hereby decl a re th a t th e information conta ined herein is to the best of my knowledge 
factua l an d correct. 

(Signature of owner) 

(Owner's name printed) 

(Date) 

SCHEDUi...E E 
INFO RMATION TO BE SUPPLIED BY 

REGIONAL DISTRICT AND/OR MUNICIPALITY 

In respect to the applicatio n oL .... ................ -..... . . ... . .. ... .... .. ............ . .. . .. . . ...... .. .... . 
(Name of applicant) 

..................... ................. . ......... .. .................•..... ....................•......... on the following properties: 
(Address) 

(legal description) 

within th e Regional District of.. ......... ... .... ..... ............. ... ......... ..... ........ •-············· .. ·· • the following 
inform a tio n is applicable : · 

(I) If a pplic ab le . the regional plan de sicnation of the subject property and a dcsc rip• 
tion of the pe rmitted u;c s, mi nimum lot size, and other regu la tions pertaining 
there lo: 

(2) Any other applicable community or other plan or study designations: 
(3) The z.onin r, a ppl ica ble 10 t11 c subject property at the date of application and a 

description of the permitted uses, minimum lo! size, and othe r rc gul:!tions 
perta inin g there to: 

( 4) The 1oni11 r. a pplicable to the subject property immediately prior to the twenty­
fir~t day of [)c c crnt>cr, 1972: 

(5) A de scr iption o f the u se of the subjec t property, inc luding any details rel ating 
to o ccu pan cy and k~ a lity of use anJ occupancy: 

( 6) A brid dc, c ript ion of lhe e xisti ng bnd use and buildings adjacent to and sur­
rounding the subject propcrtr: 
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(7) A description of the services nva il nb le to the rnbject property or the poos ibility 
or f easibility of prnvit.lin,.: "<:rvicc~: 

(8) I ndication of whether proper ty i~ located in fl oodp lain: 
(9) Any other inform a tion or comments. 

(S tenalurc or 1ccrcl,ry-1rc ruu rcr or admini1tr a1or) 

(Dale) 
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