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Abstract 

Farmers in British Columbia are facing an increasing number of challenges, threatening 

the viability of the industry. Value-added agriculture is an essential part of a sustainable food 

system and vibrant farm sector that can improve farmer resiliency through the diversification of 

farm operations. Federal and Provincial governments are recognizing the importance of value-

added agriculture and are working to help create initiatives at a local level. Local governments 

play an important role in the establishment of value-added agriculture in communities through 

zoning; however, there is a lack of research informing this level of policy and bylaw. This thesis 

examines standard zoning designations and value-added agriculture typologies to determine 

compatibility within typical municipal zones. The findings of this thesis inform best practice 

recommendations for local governments interested in supporting value-added agriculture, outside 

of the ALR,  in their communities.  

Key Words: Value-added agriculture, farming, farmers, local government, British Columbia, 

zoning, value-added agriculture typologies, Agricultural Land Commission, Agricultural Land 

Reserve.  
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Glossary 

Abattoir A facility used to slaughter and process meat (Government of British 
Columbia, 2021). 

Agricultural Land 
Commission 

An independent administrative tribunal dedicated to preserving 
agricultural land and encouraging farmland in British Columbia. 
(Agricultural Land Commission Act, 2014). 

Agricultural Land 
Reserve 

Is a provincial zone in which agriculture is recognized as the priority 
use. Farming is encouraged and non-agricultural uses are restricted. 
(Agricultural Land Commission Act, 2014). 

Commercial Kitchen Food facilities with commercial equipment that support multiple users 
(Commercial Kitchen Association, 2020).  

Farm Status Land classified as farmland for assessment or tax purposes. (BC 
Assessment, 1996)  

Field Edge 
Processing 

The processing done by primary agricultural producers to ensure raw 
agricultural products are ready for consumption by consumers. 
Generally includes sorting, grading, washing, packaging, and storing 
(Tycho, 2019).  

Food Hub Shared-use food and beverage processing facilities that offer food and 
agriculture businesses access to commercial processing space, 
equipment, expertise and resources to support business development 
and growth (Government of British Columbia, 2021).  

Food System The entire range of actors and activities involved in the production, 
aggregation, processing, distribution, consumption, and disposal that 
originate from agriculture (Hanh Nguyen, 2018).  

Incubator Facilities that focus on product development, research, innovation, and 
start-up food processing (Government of Alberta, 2022).  

Value-Added 
Agriculture 

Value-added agriculture is the process or techniques that add 
economic value to raw agricultural products (Agricultural Marketing 
Resource Center, 2021) 

Zoning A tool local governments can use to determine what can and can’t 
happen on a property. Local governments can regulate density, sitings, 
sizing, dimensions of buildings, and land use within a zoning bylaw in 
their jurisdiction. (Government of British Columbia, 2022) 
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Introduction 

Background 

Value-added agriculture is the process or techniques that add economic value to raw 

agricultural products (Agricultural Marketing Resource Center, 2021). In the food and beverage 

industry, raw agricultural products generally have the lowest profit margins as value is generated 

at higher levels of the value chain by food processors and grocers (Anderson & Hanselka, 2014). 

Value-added agriculture allows farmers and primary producers to capture these economic 

benefits, increase consumer appeal and ultimately move products up the value chain themselves, 

replacing the “produce then sell” nature of the agricultural industry (Coltrain, Barton, & Boland, 

2000).  Unlike the traditional supply-focused, commodity-based nature of agriculture, farmers 

and producers, through value-added agriculture, can focus on consumer demand (Coltrain et al., 

2000). Value-added agriculture may help farmers become more economically prosperous and 

improve the financial viability of local small-to-medium-scale farming (National Sustainable 

Agriculture Coalition, 2013). 

 

Figure 1: What is value-added agriculture (The Standing Senate Committee on 
Agriculture and Forestry, 2019) 
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In Canada, value-added agriculture stands to reshape the agricultural industry as farmers 

and governments look for new ways to enhance the revenues from both agricultural products and 

people, land, and capital. Studies in Texas where there has been more funding and research 

exploring value-added agriculture show that it can have seven times the economic impact than 

agricultural production alone (Anderson & Hall, 2011). This impact is known as the local 

multiplier effect. Considering agriculture and the agri-food industry generates 7.4% of Canada’s 

Gross Domestic Product (GDP), value-added could transform the economy and farming 

communities (Statistics Canada, 2021). In British Columbia, the adoption of policy, programs 

and planning that support value-added agriculture could be highly beneficial to small to medium 

farmers. The benefits of raw agriculture are seen in economies of scale (Amanor-Boadu, 2003). 

Small and medium farmers are generally excluded from major advances in technology and 

production experienced by large consolidated farms and are forced to accept lower rates of pay 

that these advances often generate (Amanor-Boadu, 2003). Value-added agriculture can be 

scaled to match the producer’s size and relative investment, allowing small and medium farmers 

to generate a considerable amount for local economies and communities (National Sustainable 

Agriculture Coalition, 2013).  

How Value is Created 

Traditionally value has been added to products through activities such as milling, 

preserving,  and packaging (The Standing Senate Committee on Agriculture and Forestry, 2019). 

However, today’s advances in technology and changes in consumer preferences expand value-

added to include special production methods, geographic locations, and identity characteristics 

(Coltrain et al, 2000). The US Department of Agriculture states value can be added to raw 

agricultural products in three different and combinable ways. 
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1. Change of a raw products physical form 

Example - Milling wheat into flour or turning strawberries into jam.  

2. The product is produced in a manner that enhances value 

Example - Producing and marketing organic or non-genetically modified products 

3. Segregated in a way that enhances the value of the product 

Example - Creating a brand, company, or regional loyalty through identity-preserved marketing 

such as champagne from the champagne region.  

(Agricultural Marketing Resource Center, 2021) 

In a report by researchers at the University of Kansas State, they argue that adding value 

to raw agricultural products occurs mainly through innovation or coordination (Coltrain et al, 

2000). Innovation looks to improve current processes or create new ones such as creating protein 

powder from crickets (Coltrain et al, 2000). On the other hand, coordination can be done 

horizontally through the expansion or consolidation of other companies at the same value chain 

level or vertically through growth or partnership at different levels of the value chain (Coltrain et 

al, 2000).  

Problem Statement: The Need for Value-Added Agriculture 

Farming in British Columbia is becoming increasingly more challenging.  In our current 

global food system, local farmers cannot match the prices of produce grown in other countries. 

Canada has rules and regulations protecting the environment, taxes on inputs and outputs, and 

wages and labour that make it challenging for farmers to compete. As a result, farmers have little 
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gains in revenue but experience increased production costs (MNP LLP, 2020). At the same time, 

those looking to enter the industry face many barriers. The price of land throughout the province 

is becoming economically unviable to farm  (Sussmann, Dorward, Polasub, Mullinix, & 

Mansfield, 2016). Similarly prices or rental costs for industrial land to conduct food processing 

are high (Tycho, 2019).  In addition, the consolidated nature of processors, distributors, and 

grocers makes it challenging for new entrants to establish themselves (MNP LLP, 2020). 

Additional challenges like regulatory barriers and extreme weather events threaten the viability 

of farming in the province (MNP LLP, 2020).  

As a result of the high costs and barriers to entry and the low-profit margins, people are 

choosing not to enter the industry. The number of farmers in the province has steadily declined 

over the past decade, and 50% of farmers are reaching retirement age (Statistics Canada, 2017) 

(Statistics Canada, 2017). An aging farm population could pose a considerable risk to the loss of 

farming knowledge and the active use of farmland in the province. As people leave the industry, 

the potential of farmland to lie fallow or be sold for investment or speculative purposes increases 

(Gushue, 2021). Farmland provides numerous benefits that extend way beyond growing food for 

our consumption. Farmland is an important habitat for wildlife, conserves soil and controls 

erosions, manages flooding through water retention, protects environmentally sensitive areas, 

and supports biodiversity (Agricultural Land Commission, 2014). Although there are currently 

many tools and bodies of legislation protecting farmland, protecting farmers is  not afforded the 

same status. Policymakers and governments must turn their attention to how farmers can be 

preserved as well.  

Value-added agriculture is a potential solution to many of these challenges. Value-added 

agriculture can help farmers diversify their operations, capture a larger share of the food dollar, 
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extend production season, and develop a loyal consumer base. By incorporating additional 

sources/avenues of revenue through value-added agriculture, farmers could become more 

prosperous. As a result, owning and operating active farmland could become a more attractive 

and viable career.  

Recently the Canadian Government has come out with reports examining how value-

added agriculture and food processing can help boost Canada’s agriculture sector and economy 

(Finnigan, 2021). Similarly, the Provincial Government has recognized the critical role food 

processing plays and has spent over $5.6 Million developing food hubs (food processing 

facilities) in key agricultural areas throughout the province (Government of British Columbia, 

2021). However, despite the support for value-added agriculture at the provincial and federal 

levels, little policy or frameworks currently exist at a local or regional level to support those 

looking to pursue value-added agriculture. The establishment of value-added agriculture at a 

local level can help support small to medium-sized farmers, local business, consumers, and 

ultimately contribute to the resiliency of local food systems. Support by local and regional 

governments through policy, planning and zoning is key to this.  

Research Goal 

The purpose of this thesis is to examine ways to support value-added agriculture at a 

local level through zoning with a focus on locating value-added agriculture facilities outside of 

ALR designated farmland. First, this thesis identified standard zoning designations that 

supported various types of value-added agriculture based on the size and scale of activities. From 

this, a list of eight overarching best practices was created for local governments to consider when 

developing zoning bylaws to support value-added agriculture in their communities.  
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The purpose of this thesis is to… 

Identify ways through zoning that local governments can leverage and support value-

added agriculture in their communities while protecting and respecting the integrity of the 

province’s agricultural lands.  

 

Research Questions 

 This thesis seeks to answer the following questions:  

1. Why is value-added agriculture critical to the survival of BC farming? 

2. What challenges disrupt the ability of farmers to add value to raw products? 

3. What local solutions are possible to support value-added processing?  
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Methodology 

Research Design and Approach 

The approach for this research is qualitative and uses secondary research such as case 

studies, literature reviews, and policy reviews to investigate best practices for supporting value-

added agriculture at a local and regional level in British Columbia. This thesis used both 

document and policy analysis approaches. The document analysis was used to identify and 

define different typologies of value-added agriculture. The policy analysis was used to determine 

standard zoning designations found throughout the province. 

The policy and document analysis results were then used to create a matrix to identify 

which type of value-added agriculture would be best suited to what standard zoning designation. 

Typologies were evaluated against a regulatory/jurisdictional fit based on the definitions and 

common characteristics of standard zoning designations identified in the policy analysis. The 

application of this matrix yielded fifteen direct matches between standard zoning designations 

and value-added typologies and three matches where some types of value-added agriculture 

could be permitted subject to provincial/federal regulation and approval. These matches were 

then further examined to identify best practices and innovative opportunities currently existing to 

support value-added agriculture in these zones.    

Qualitative Research 

Qualitative research is focused on context, is emergent and evolving, and is 

fundamentally interpretive (Marshall & Rossman, 2016, 2). It refers to the what, where, and how 

of a research problem (Marshall & Rossman, 2016, 2). Qualitative research seeks to understand a 
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problem deeply rather than predict outcomes and adopts an interpretive and constructivist 

paradigm (Tomaszewski, Zarestky, & Gonzalez, 2020, 1). Qualitative research involves 

collecting, analyzing, and interpreting non-mathematical data (Syed, 2006, 420).  

To ensure trustworthiness in qualitative research, research can employ a number of 

strategies including, peer review, audit trails, member checks, triangulation among data sources, 

and maintaining reflexive journals and notes (Tomaszewski et al., 2020, 5). In addition, 

qualitative research is an excellent tool in new fields of studies as they are often used when 

developing theories and conceptual frameworks (Syed, 2006, 421). 

Document & Policy Analysis 

A document or policy analysis is a systematic procedure for reviewing or evaluating 

documents or policies (Bowen, 2009, 27). Document analysis can be conducted independently or 

as a part of a larger qualitative study (Frey, 2018, 1).  Information collected from a document 

analysis can be organized into major themes, categories, and case examples through content 

analysis (Labuschagne, 2003, 101). Qualitative data analysis emphasizes context, underlying 

meaning, patterns, and processes (“Emergent Qualitative Document Analysis,” 2010, 127). 

Similar to other qualitative analysis research methods, document analysis requires review, 

examination, and interpretation of data to derive meaning to answering the research question 

(Frey, 2018, #).  

Methods of Data Collection 

The information for the document analysis was collected through publicly available 

government publications and research papers.  Preliminary research identifying federal and 
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provincial value-added agriculture policy and initiatives was done to identify local government 

jurisdiction. A comprehensive policy review examined zoning standard designations to identify 

common characteristics of Euclidean zones in British Columbia. A document analysis of 

agricultural industry documents and value-added agriculture research papers was conducted to 

identify common value-added agriculture typologies. The documented views of agricultural 

professionals and food processing industry leaders were also used to build on qualitative data. 

Typologies were mainly identified by the scale, activities, and products of the value-added 

process. To analyze the findings, a comprehensive web review of innovative and supportive local 

and regional government planning documents was conducted to identify best practices through 

zoning to support value-added agriculture at a local level. 

Methods of Data Analysis 

Standard zoning designations and value-added agriculture typologies identified in the 

research section were evaluated through the creation of a concept matrix. Concept matrices are 

tools used by researchers to organize and evaluate research and make connections between two 

or more topics (University of Nevada, 2020). The concept matrix was used to assess if or not 

value-added agriculture typologies fit within the characteristics of standard zoning designations. 

The fifteen zoning designations and value-added agriculture that worked and the three 

combinations that could work were examined in further detail to examine best and innovative 

practices local governments could use to support value-added agriculture through zoning. These 

best practices were identified through local government and industry reports, zoning bylaws, and 

other studies and literature.   



20 

Limitations of Study 

This thesis relies on generalizations of standard zoning designations and value-added 

agriculture typologies. Local government’s ways of regulating and creating standard zones and 

typologies that fit within those designations may vary and not be applicable in specific locations. 

Similarly, local government policies, plans, reviews, and zoning bylaws are not static and will 

change to reflect current situations and issues. Therefore, the research used in this thesis captures 

policy and best practices in a moment of time. In addition, zoning bylaws and value-added policy 

were not examined for every local government in the province; instead, supportive examples 

were captured from some documents to highlight ways other local governments could adopt 

similar practices.  

Due to time limitations interviews with farmers, food processors, and regulators were not 

conducted. This research summarizes available resources but does not necessarily reflect the 

needs or experiences of those currently working in the food processing and value-added 

agriculture industries.   
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Typology of Value-Added Processing in BC 

In British Columbia, value-added agriculture occurs in many different shapes and forms. 

It can range from prepping raw agricultural products for grocers to creating new and 

transformative products. Value-added agriculture initiatives can be conducted by farmers, food 

processors, and distributors. Supporting value-added initiatives can result in local food producers 

and distributors purchasing local food products. In addition, types of products that go through the 

value-added processes can require different regulations. In particular, meat and seafood 

processing facilities require special certifications, reporting, and facility requirements 

(Government of British Columbia, 2021). In this thesis, value-added agriculture typology has 

been determined by the activity, relative scale, and regulations governing the activity.  

Field Edge Processing 

Field edge processing refers to the processing done by primary agricultural producers to 

ensure raw agricultural products are ready for consumption by consumers (Tycho, 2019). Field 

edge processing can include sorting, grading, washing, packaging, storing, bagging, weighing, 

and labelling (Tycho, 2019). Field edge processing can be done on-farm for small to medium 

scale operators and can require various structures, including washing stations, barns, warehouses, 

machinery, and refrigeration (Tycho, 2019). Uses and the development of structures related to 

field edge processing are permitted and may not be prohibited by municipalities. Some large 

farms may have field edge processing operations that occur off-farm (Tycho, 2019). 

General Zoning Considerations 
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Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Small to 
medium-sized 
facilities.  

Generally close 
to agricultural 
service roads, 
property lines, or 
municipal 
streets.  

Minimal lot 
coverage.  

Require power, 
water, waste 
disposal, and 
grey water 
disposal 
servicing.  

Noise, dust, 
smell, light, 
sound 

 

Example Practice: Saanich Organics, Victoria,  British Columbia  

Saanich Organics 
 
Saanich Organics is a community of three organic farm operations in the Saanich area. Saanich 
Organics runs a Community Support Agriculture (CSA) Box that delivers fresh, in-season, 
locally-grown organic produce to residents; they also run a commercial division that sells fresh 
produce to local restaurants, cafes, bakeries, and catering companies (Saanich Organics, 2021). 
In addition, the farm also runs Seeds of Revolution and seed distribution operation using seeds 
that come from produce grown on the farm (Saanich Organics, 2021). In order to prepare 
produce and seeds for sale, Saanich Organics uses field edge processing techniques like 
sorting, grading, washing, packaging, storing, bagging, weighing, and labelling to increase the 
value of their raw agricultural products (Saanich Organics, 2021).  
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Image: Facebook  

 

Commercial and Commissary Kitchens 

The Kansas State Department of Agriculture defines commercial kitchens as food 

facilities with commercial equipment that support multiple users (Inman, 2021). Commercial 

kitchens can help reduce overhead costs like renting, purchasing, or renovating for those looking 

to pursue small-scale value-added agriculture and food processing (Inman, 2021). Commercial 

kitchens can include equipment like commercial grade ovens, fridges, freezers, prep sinks, prep 

counters, mixers, meat slicers, dishwashers, etc. (Inman, 2021). Commercial Kitchens can be run 

by not-for-profit, for-profit, or institutional operators (Commercial Kitchen Association, 2020).  

General Zoning Considerations 

Size Siting Lot Coverage Servicing Compatibility 

https://www.facebook.com/saanichorganics/photos/2913797822016685
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Requirements Considerations 

Small to large 
facilities.  

Close to roads 
with access to 
parking and 
sometimes 
loading bays.  

Extensive lot 
coverage. 

Require power, 
water, waste, and 
sewage 
servicing.  

Noise, smell, 
traffic.   

 

Example Practice: Commissary Connect, Vancouver, British Columbia  

Commissary Connect 
 
Commissary Connect was the first food hub to open in the Province and is located on light 
industrial zoned lands near Vancouver’s downtown core (Commissary Connect, 2019). The 
facility provides food processors with 24-hour access to shared processing equipment, onsite 
research and product development, a test kitchen and a research area (Commissary Connect, 
2019).   
 

 
Image: Commissary Connect  

 

https://commissaryconnect.com/our-story/
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Abattoir 

In BC, Abattoirs are highly regulated by provincial and federal licensing requirements 

and municipal zoning regulations. There are three opportunities for the development of value-

added agriculture Abattoir facilities. First, those looking to slaughter between 1-5 of their 

animals yearly to sell at farmgate or farmers markets located within 50 km of where the meat is 

produced can receive a “Farmgate License.” (Government of British Columbia, 2021). The 

farmgate license could be conducive with either on-farm or off-farm value-added agriculture 

(Government of British Columbia, 2021). Those looking to slaughter between 1-25 of their 

animals and sell directly to consumers or retailers can pursue a “Farmgate Plus License” 

(Government of British Columbia, 2021). Again, the Farm Gate Plus License could be conducive 

with either on-farm or off-farm value-added agriculture (Government of British Columbia, 

2021). Both Farmgate and Farmgate plus operators who choose to conduct their business on 

ALR land must ensure compliance with the Agricultural Land Commission Act (Agricultural 

Land Commission, 2019). Finally, producers looking to slaughter and process an unlimited 

number of animals they’ve raised and other animals and sell directly to consumers or retailers 

could pursue an “Abattoir License.” Operations with Abattoir licenses must occur off-farm at a 

provincially and/or federally licensed and inspected facility (Government of British Columbia, 

2021). In addition to ensuring licensed abattoir facilities are a permitted use in municipal zoning, 

operators must also demonstrate that the facilities comply with provincial site development 

requirements. Provincial regulations dictate water supply, sewage disposal, water discharge, 

waste disposal of condemned and inedible products and roadways, in addition to building 

materials and composition (Government of British Columbia, 2021).   
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General Zoning Considerations 

Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Small to large 
facilities.  

Close to roads 
with access to 
parking and 
loading bays.  

Minimal to 
extensive lot 
coverage. 
Zoning 
designation 
dependent.  

Require power, 
water, waste, and 
sewage 
servicing. 
Special 
requirements for 
the disposal or 
composting of 
animal by-
products. 

Noise, smell, 
traffic, light, 
waste discharge.  

 

Example Practice: Gunter Brothers Meat Co, Courtenay,  British Columbia  

Gunter Brothers Meat Co 
 
Gunter Brothers Meat Co is a “Class A” Abattoir facility in Courtenay (Gunter Brothers Meat 
Co, 2022). The third-generation farm and butchering businesses offers custom processing, in-
house smoking and curing, sausage making, and a retail storefront (Gunter Brothers Meat Co, 
2022). The Facility also is one of the first meat composting operations ever established in the 
province (Gunter Brothers Meat Co, 2022). The Abattoir facility is located on a property 
designated “Commercial Agriculture” and is surrounded by agricultural lands (Comox Valley 
Regional District, 2019).  

 
Image: Google Maps  

 

https://www.google.com/maps/uv?pb=!1s0x548810ecc6ab293d%3A0xc5890a50187e9058!3m1!7e115!4s%2Fmaps%2Fplace%2Fgunter%2Bbrothers%2Bcourtenay%2F%4049.7643565%2C-125.048289%2C3a%2C75y%2C25.44h%2C90t%2Fdata%3D*213m4*211e1*213m2*211sSfUw7Kcl_A_bQCdaFCvrJA*212e0*214m2*213m1*211s0x548810ecc6ab293d%3A0xc5890a50187e9058%3Fsa%3DX!5sgunter%20brothers%20courtenay%20-%20Google%20Search!15sCgIgAQ&imagekey=!1e2!2sSfUw7Kcl_A_bQCdaFCvrJA&hl=en&sa=X&ved=2ahUKEwiL68mcg-f1AhVEHjQIHXMWB3wQpx96BAg5EAg


27 

Seafood Processing 

Aquaculture in British Columbia is the process of farming fish, shellfish, and aquatic 

plants (Government of British Columbia, 2021). Primary producers in aquaculture can choose to 

pursue value-added agriculture and process their raw agricultural goods. In British Columbia, 

Marine-based fish farms can stun, bleed and ice fish onsite and sell to a federally licensed 

processing facility without a license (Government of British Columbia, 2021). Similarly, fresh 

water-based fish farms are allowed to head, gut, ice, freeze, and package fish and sell to either 

processor with a license or sell from the farm or at a local farmers market without a license 

(Government of British Columbia, 2021). Any activities beyond these require provincial 

licenses. Licensed seafood processors must meet specific guidelines when licensing a processing 

facility, including general construction requirements, washrooms and handwashing stations, 

maintenance, pests, equipment and food contact surfaces, and cold storage (Government of 

British Columbia, 2019). In addition, all seafood processing that does not occur on farms must 

meet local government zoning guidelines.  

General Zoning Considerations 

Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Small to large 
facilities.  

Close to roads 
with access to 
parking and 
loading bays.  

Minimal to 
extensive lot 
coverage. 
Zoning 
designation 
dependent.  

Require power, 
water, waste, and 
sewage 
servicing. 
Special 
requirements for 
the disposal or 
composting of 
seafood by-
products. 

Noise, smell, 
traffic, light, 
waste discharge. 
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Example Practice: Centre for Seafood Innovation, Bowser,  British Columbia  

Centre for Seafood Innovation 
 
Vancouver Island University has opened a provincially funded seafood processing food hub in 
Bowser, BC. The facility includes a commercial kitchen and a research institute with the 
mandate to “Create new opportunities for BC seafood businesses and strengthen food security 
so that British Columbians can rely on locally grown, harvested and processed food now and 
for generations to come.” (Government of British Columbia, 2021). In addition, there’s an 
event and training space that offers services like business development assistance (Government 
of British Columbia, 2021). The property on which the facility is located is zoned Industrial, 
and the six-acre property is perfectly poised for expansion (Regional District of Nanaimo, 
2017). 
 

 
Image: Nanaimo Bulletin  

 

Food Hubs 

In British Columbia, Food hubs are defined as “shared-use food and beverage processing 

facilities that offer food and agriculture businesses access to commercial processing space, 

equipment, expertise and resources to support business development and growth.” (Government 

of British Columbia, 2021). Food hubs must have food processing areas and equipment, food 

https://www.nanaimobulletin.com/news/vius-deep-bay-station-being-considered-for-regional-seafood-innovation-centre/
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packaging areas and equipment, cold and dry food storage, office and training space, and meet 

food safety requirements (Government of British Columbia, 2021). What differentiates a food 

hub from a commercial kitchen is the emphasis on learning and entrepreneurship (Government 

of British Columbia, 2021). In terms of service components, food hubs are required to have 

product development services, business services, training and education on food processing and 

safety, and an online system for booking services and facilities (Government of British 

Columbia, 2021). Food hubs in the Province are generally larger scale facilities and are often run 

by not-for-profits. The development of food hubs is subject to local government zoning. 

General Zoning Considerations 

Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Medium to large 
facilities.  

Close to roads 
with access to 
parking and 
loading bays.  

Extensive lot 
coverage.  

Require power, 
water, waste, and 
sewage 
servicing. 
Special 
requirements for 
the disposal or 
composting of 
animal by-
products. 

Noise, smell, 
traffic, light, 
waste discharge. 

 

Example Practice: The Dock+, Port Alberni,  British Columbia  

The Dock+  
 
The Dock+ is an example of a highly successful food hub. The Dock is a 17,000sq Ft 
processing facility owned by the Port Alberni Harbour Authority (The Dock+, 2022). The 
facility specializes in seafood processing and provides users with equipment like cold storage, 
meat processing tools, and an ice plant (The Dock+, 2022). The facility has specialized 
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processing equipment, including an autoclave, tilting kettle, bottle labeller, bottle/Jar vacuum 
capper, and a blast chiller (The Dock+, 2022). 
 

 
Image: Eat Canadian Seafood 

 

Food Business Incubator 

Incubators focus on product development, research, innovation, and start-up food 

processing (Government of Alberta, 2022). Incubators can help strengthen value-added 

processing capacity and support new and emerging value-added opportunities (Government of 

Alberta, 2022). Incubators can be operated by for-profits, non-profits, and institutions and must 

follow local government zoning. 

General Zoning Considerations 

Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Large facilities.  Close to roads 
with access to 
parking and 
loading bays.  

Extensive lot 
coverage.  

Require power, 
water, waste, and 
sewage 
servicing. 
Special 

Noise, smell, 
traffic, light, 
waste discharge. 

https://eatcanadianseafood.com/wp/location/
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requirements for 
the disposal or 
composting of 
animal  by-
products. 

 

Example Practice: Food Processing and Development Centre, Leduc, Alberta 

Leduc Food Processing and Development Centre 
 
Although no food incubators currently exist in BC, the Food Processing and Development 
Centre in Leduc, Alberta, provides an excellent template. The 65,000 square foot facility is 
equipped with over $20,000,000 in equipment to support product innovation, development, 
and commercialization (Government of Alberta, 2022). In addition, services like technical 
consultation, benchtop development, pilot plant development, and applied research are offered 
to those looking to pursue value-added agriculture (Government of Alberta, 2022). The facility 
itself specializes in plant-based foods and aims to become a leader in the industry (Government 
of Alberta, 2022). The Leduc Food Processing and Development Centre is located on land 
zoned light industrial (City of Leduc, 2022). The Province of Alberta also provides funding 
and grant money for businesses to pursue value-added agriculture to make the plant more 
attractive (Government of Alberta, 2022). 
 

 
Image: Plant Protein Alliance of Alberta 

 

https://ppaa.ca/leduc-food-processing-centre-a-true-partner-in-helping-entrepreneurs-get-products-to-market/
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Large-Scale or Specialized Food Processing  

Value-added agriculture and food processing businesses that experience success with 

their products may pursue more extensive, specialized processing facilities. These facilities can 

include materials and equipment directly related to the operation's specific needs. Large-scale or 

specialized food processing facilities can be found on industrial lands throughout the province. In 

addition, these food processing facilities are subject to local government zoning and regulations. 

Some specific types of food processing include: 

Dairy Processing: Dairy processing involves the pasteurizing, transforming, packaging, 

and storing of dairy products (Dairy Processors Association of Canada, 2022). Raw milk is 

transformed into cheese, butter, yogurt, ice cream, and other milk products (Dairy Processors 

Association of Canada, 2022). Due to the high equipment and licensing costs, dairy processing is 

generally done on a large scale.  

Egg Processing: In Canada, egg processing is divided into two categories: table eggs, and 

processed eggs. Table eggs are the whole eggs purchased in a carton in a grocery store and 

makeup 70% of the egg market in Canada (Government of Canada, 2021). Table eggs go 

through a grading process to determine size and quality. They are then under-go light processing 

and packaged for consumption (Government of Canada, 2021). Processed eggs are usually 

cooked, dried, frozen, separated, or transformed into products like mayonnaise, noodles, or 

baked goods (Government of Canada, 2021). Due to the high costs of commercial-grade 

equipment, egg processing and grading are generally done on a larger scale.  

Grain Milling: Grain milling is the process of transforming whole grains into flour or 

other products for consumers (Alldrick, 2017, 393). Grain processing facilities can include 
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milling, mixing, packaging equipment, and storage areas (Alldrick, 2017, 393). Some facilities 

might also have separate areas for gluten-free grain milling. Due to the high costs of commercial-

grade equipment, grain processing is normally done on a larger scale (Alldrick, 2017, 393).  

General Zoning Considerations 

Size Siting Lot Coverage Servicing 
Requirements 

Compatibility 
Considerations 

Large facilities. 
Generally 
specially 
designed for the 
type of food 
processing 
occurring.  

Close to roads 
with access to 
significant 
parking and 
large loading 
bays.  

Extensive lot 
coverage.  

Require power, 
water, waste, and 
sewage 
servicing. 
Special 
requirements for 
the disposal or 
composting of 
animal by-
products. 

Noise, smell, 
traffic, light, 
waste discharge. 

Example Practice: Agropur Cooperative (Island Farms), Victoria, British Columbia 

Agropur Cooperative Processing Facility 
 
Victoria’s Agropur Dairy Cooperative Dairy Processing facility is a provincially and federally 
licensed plant that processes milk as part of the Agropur subsidiary Island Farms (BC Centre 
for Disease Control, 2022). The plant processes a million litres every week and over 60 million 
litres of milk every year (Agropur, 2010). The plant contains specialized processing equipment 
to pasteurize, package, and store milk products (Agropur, 2010). In 2010 Agropur invested 3.7 
million dollars into the facility to ensure by-products are no longer discharged into regional 
sewer systems (Agropur, 2010).  
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https://www.google.com/maps/place/Agropur+Cooperative+(Island+Farms)/@48.4341943,-
123.3624911,263m/data=!3m1!1e3!4m5!3m4!1s0x548f7480fc10bf41:0x913ba8097527eb92!8
m2!3d48.4337353!4d-123.3613709  

  

https://www.google.com/maps/place/Agropur+Cooperative+(Island+Farms)/@48.4341943,-123.3624911,263m/data=!3m1!1e3!4m5!3m4!1s0x548f7480fc10bf41:0x913ba8097527eb92!8m2!3d48.4337353!4d-123.3613709
https://www.google.com/maps/place/Agropur+Cooperative+(Island+Farms)/@48.4341943,-123.3624911,263m/data=!3m1!1e3!4m5!3m4!1s0x548f7480fc10bf41:0x913ba8097527eb92!8m2!3d48.4337353!4d-123.3613709
https://www.google.com/maps/place/Agropur+Cooperative+(Island+Farms)/@48.4341943,-123.3624911,263m/data=!3m1!1e3!4m5!3m4!1s0x548f7480fc10bf41:0x913ba8097527eb92!8m2!3d48.4337353!4d-123.3613709
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Literature Review 

Current Context 

This section explores some of the current realities farmers face across the province. 

Challenges like high costs of land, labour, and inputs, low-profit margins, and extreme weather 

are resulting in a declining number of farmers with relatively few new entrants into the industry.  

These challenges, in turn, are creating problems for the environment and community health and 

well-being, threatening future food security in BC. Without an intervention to help farmers 

become more resilient and prosperous, farming in the province is expected to become 

increasingly more difficult.  

People 

The number of farmers in the province has been steadily decreasing. In the 1930s, one in 

three Canadians lived and worked on a farm; today, that number is less than 2% (Statistics 

Canada, 2016). An alarming number of farmers in the province are also nearing retirement or 

beginning to wind down their operations. In the 2016 census, the average age of farmers in the 

province was 55 years old (Statistics Canada, 2017). Out of all the farmers surveyed, only 8.4% 

reported having a plan for their succession (Statistics Canada, 2017). At the same time, only 9% 

of farmers in the country are under the age of 35 (Statistics Canada, 2017). With the majority of 

farmers reaching retirement, the lack of young farmers in the industry poses a threat to long-term 

food production in BC. A report by Kwantlen Polytechnic University states that “Securing B.C.’s 

food production capacity into the future requires investing in training new farmers” (Hansen, 

Robert, Bomford, Harbut, & Mullinix, 2020).  There’s a growing interest amongst youth, second 

careerists, Indigenous Peoples, and new Canadians to pursue farming; however, there’s a lack of 
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accessible training opportunities for new farmers in the province (Hansen et al., 2020). At the 

same time, individuals looking to enter the industry are experiencing higher than ever costs for 

land, labour, and other inputs that makes farming not financially feasible (Hansen et al., 2020).  

As a result of climate change, farmers also have to contend with unpredictable weather events 

such as extreme heat and floods (Meyer, 2013). With these bleak prospects, many people are 

choosing not to enter the industry.   

Economics 

Farmers in the province are making less money than ever before, and many farmers are 

not able to cover the cost of production. In 2020, the global pandemic caused Canadian farmers 

to lose approximately 2.9 billion dollars due to labour shortages (Canadian Agricultural Human 

Resource Council, 2021). Additionally, operating expenses have risen roughly 35% over the past 

decade (Statistics Canada, 2021). Costs for services like insurance, certifications, and safety 

inspections are also rising. In 2021 farmers on Vancouver Island saw almost 50% higher farm 

insurance rates due to a prolonged underpriced market, reinsurance requirements and catastrophe 

losses (Stanfield, 2021).To make matters worse, studies have shown that farmers often take 

home less than 18% of the grocery store price for food, and prices paid to farmers today are 

almost the same as they were 30-40 years ago (Sussmann, Dorward, Polasub, Mullinix, & 

Mansfield, 2016). Farmers have a lower net income today than they did five years ago, despite 

producing more food than ever before (Hansen et al., 2020). In 2018, the realized net income for 

farmers dropped 40% to $4,820,727, the lowest in the past 12 years (Statistics Canada, 2021). 
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Part of the reason for this decrease in income could result from the use of technology and 

the pressure for producers to grow more food to remain competitive. In agriculture, the 

“technology treadmill” puts many small to medium-scale farmers at a disadvantage. The 

technology treadmill is the cycle of farmers adopting technology, reducing the cost of production 

but ultimately increasing the size of the farm needed to compete (Hansen et al., 2020). 

Agricultural technology can increase the amount of food farmers are able to produce, and 

farmers who adopt this technology can often see increased profits for a short time (Hansen et al., 

2020). Once other farmers adopt the technology and produce more food, there’s a surplus of 

products on the market, resulting in a decrease in the price (Hansen et al., 2020). The decrease in 

the cost of the product reduces the farmer's profit (Hansen et al., 2020). To remain competitive, 

all farmers are then forced to adopt these capital-intensive technologies, and ultimately the 

profits experienced by early adopters are neutralized (Hansen et al., 2020). The new, lower price 

is ultimately sustained, and farms that didn’t or couldn’t embrace technologies are pushed out of 

the market (Hansen et al., 2020). Farmers that do adopt these technologies must become larger 

and larger to increase their profit, often acquiring small farms that could no longer remain 

Figure 2: Percentage change for food prices of key food 
commodities (Statistics Canada, 2021). 
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competitive (Hansen et al., 2020). Agricultural technology may help feed growing populations 

and keep food prices stable for grocers but doesn't improve the economic viability or prosperity 

of small to medium-sized farms.  

Access, availability, and cost of labour is another challenge facing the province’s 

farmers. In 2017, approximately 3,100 jobs in the agricultural sector were unfilled, costing 

farmers 216 million dollars or 6.6% of sales (Agri-Labour Market Information, 2018). This gap 

is expected to reach 30% by 2029 (Agri-Labour Market Information, 2018). Factors contributing 

to this include the seasonal character work, higher than average turnover rates, and reliance on 

temporary foreign workers (Agri-Labour Market Information, 2018). As a result of all of these 

financial challenges, many farmers are taking jobs off the farm to support themselves and their 

families, therefore subsidizing the price of food with their labour. In 2011, nearly 50% of 

Canada’s farmers reported working “off-farm” jobs to support themselves and Canadian 

consumers (Statistics Canada, 2018).  

Land 

Only 5 % of land in BC is suitable for agriculture (Agricultural Land Commission, 2014). 

This translates to almost 4.6 million hectares across the province (Agricultural Land 

Commission, 2014). Agricultural land is protected by the Agricultural Land Commission (ALC) 

through the Agricultural Land Reserve (ALR). Of the land in the ALR, only 50% is currently 

used for agricultural purposes (Hansen et al., 2020). There are a number of factors behind this. 

Some ALR land is not suitable for farming. Poor mapping back technology when the ALR was 

first founded resulted in the inclusion of bodies of water, dense vegetation, and areas with the 

tendency of flooding in the ALR (Sussmann et al., 2016). Incompatible use such as parks, 
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protected land, crown lands, golf courses, and transportation infrastructure also account for a 

portion of the province's farmland (Sussmann et al., 2016). While these factors are important to 

consider, they’re not as troubling as the more significant reasons why farmland isn’t in 

production. The rapidly rising price of farmland due to speculation, land-use competition, and 

personal use is making the feasibility of farming questionable.  

Rising real estate prices have made farmland unaffordable for those looking to expand or 

enter the business.  High prices result from prime agricultural lands being located next to some 

of the province’s busiest, most expensive metropolitan areas (Hansen et al., 2020). In the Metro 

Vancouver area, the median sale price of ALR land in 2016 was $200,000 per acre (Hansen et 

al., 2020). According to Farm Credit Canada, the financial viability of farming is uncertain when 

the price per acre is greater than $80,000 (Sussmann et al., 2016). Larger parcels generally have 

a lower price per acre; however, the funds needed to purchase are higher (Sussmann et al., 2016). 

In 2016, ALR parcels 40 acres sold for approximately $50,000- $80,000 per acre in the Metro 

Vancouver area (Sussmann et al., 2016). While it may be feasible to farm at this rate, it still 

requires farmers to have between $2,000,000 - $3,200,000 to purchase a 40-acre lot. The high 

total price for the land makes it almost impossible for many people passionate about agriculture 

to enter the industry. Not-for-profit groups like Young Agrarians are working to address issues 

land issues by connecting young people with farmland through land leases and other forms of 

tenure, but with limited uptake (Young Agrarians, 2021). Similar (high) prices for land are seen 

in other metropolitan areas of the province. In places like the South Coast, Vancouver Island, and 

Okanagan Valley, farmland is 3-6 times higher than Canada’s 2nd highest region for farmland 

prices (Hansen et al., 2020). As a result, an increasing number of farmers and businesses are 

turning to other parts of Canada or the United States, where land prices are more affordable 
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(Sussmann et al., 2016). High land prices also jeopardize current farm production levels as it’s 

enticing to sell or “cash-out”, especially with the number of farmers reaching retirement age 

(Tomlinson, 2016).  

Speculation and land-use competition are also driving up real-estate prices in the 

province.  Many investors view agricultural land in the province as “Urban area in-waiting” 

(Smith, 1998). It’s easy to understand the attraction. Land zoned for high-density housing in 

downtown Vancouver sells for approximately $40 Million per acre (O'brien, 2019). When 

compared to a median price of $200,000 per acre, it's understandable why investors are willing to 

take a risk. Many investors purchase the land intending to have it one day removed from the 

ALR for greenfield development purposes. Greenfield development is the process of developing 

on previously unused land or “green space” (Planetizen, 2022). Compared to infill development 

commonly seen throughout the province's metropolitan areas it’s often less risky or expensive for 

developers (Planetizen, 2022).  While investors wait to remove the land from the ALR, the land 

is usually leased back to farmers or operated by hired labour. In fact, in the Metro Vancouver 

area, a third of all actively farmed land is done through leases to farmers from non-farmer 

landowners (Sussmann et al., 2016). Of this, 35% of the land is owned by businesses, many of 

which are holding companies (Sussmann et al., 2016). Corporate ownership of farmland results 

in decisions surrounding crop/food production based purely on profit rather than relationship, 

connection, and stewardship with the land (National Farmers Union of Canada, 2012). Priority of 

short-term gains is causing soil depletion, erosion, water contamination, and a variety of other 

environmental problems (National Farmers Union of Canada, 2012). Very little land is ever 

released from the ALR, so these environmental problems resulting from absentee investors 
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continue to perpetuate. When farmland is treated as an investment, farmers and food processors 

suffer as farmland prices increase to a point where it’s no longer viable to farm.  

Interest in agricultural land also stems from personal use and desire for the lifestyle that 

farmland provides. Agricultural parcels that are less than five acres in size are some of the most 

desirable lands in the province, with the average price per acre in Metro Vancouver selling for 

anywhere from $150,000 to $350,000 per acre or $750,000-$1,000,000 for a five-acre parcel 

(Sussmann et al., 2016). The higher prices of small agricultural properties are often the result of 

their proximity to city centres, the cost of land, and relative taxes (Sussmann et al., 2016). ALR 

landowners of parcels larger than 2 acres can qualify for farm status if they make a minimum of 

$2,500 in farm income (BC Assessment, 1996). For many, the primary benefit of farm status is 

lower property taxes (BC Assessment, 1996). As a result, many wealthy individuals and 

businesses are exploiting the farm status system that was meant to benefit local food producers in 

order to qualify for these tax breaks. Wealthy individuals who purchase farmland often transform 

the land into hobby farms or residential estates. These land uses are posing significant challenges 

to the affordability of farmland in BC. In 2018, it was reported that after a “mega-mansion” was 

built on a 20 acre ALR lot assessed at $85,000, it was then sold for $9.2 million or a cost of 

$465,000 per acre (Popham, 2018). This is not a unique case. Local governments across the 

province have struggled to regulate and manage development permit applications for large 

5,000-40,000 square foot homes on ALR Lands (Mangione, 2018). In 2019, the Provincial 

Government began to take steps to minimize the number of residential estates and hobby farms 

in the ALR (Popham, 2018). The maximum house size now allowed on a property is 

approximately 5,400 square feet (Popham, 2018). However, multi-generational farming families 

may apply to build larger homes (Popham, 2018). Despite implementing these new regulations, 
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many agricultural properties that come up for sale on the market are still marketed as a “life of 

luxury” (Green, 2018). When large homes or accessory use not conducive with farming are 

developed on farmland, it impacts the feasibility and attainability of the land going forward. 

When the value of farmland increases and the useability of the land decreases it makes it 

unviable for those looking to pursue traditional farming.  

Policies & Regulations 

Another factor that affects the feasibility of farming in BC is a lack of supportive policy 

and regulation for small to medium-sized farmers. Agri-stability is a federal support program 

created to help mitigate farm business risk (Government of Canada, 2021). The program’s goal is 

to protect producers against large declines in farm income due to production losses, increased 

costs or market conditions (Government of Canada, 2021). However, despite the program’s 

promise to protect, AgriStability is designed to help larger corporations disproportionately and 

often fails to support smaller producers (Schaufele, 2010). Fees for programs like AgriStability 

are based solely on reference margins with no calculation for the risk a producer is taking on 

(Schaufele, 2010). Farms with the same reference margins but with different levels of risk in this 

program would pay the same amount of program fees despite the riskier collecting more benefits 

from the program (Schaufele, 2010). Large farms claim the majority of AgriStability payments 

as they grow highly specialized mono-crops that are susceptible to disease and crop failure 

(Schaufele, 2010). Large farms grow the vast majority of food produced in Canada (Statistics 

Canada, 2021). In addition, the financial success of these large farms is heavily dependent on 

fluctuating export markets where there is high volatility (National Farmers Union of Canada, 

2012). On the other hand, smaller farms tend to be more diversified, therefore minimizing their 

risks and increasing their resilience to market changes (National Farmers Union of Canada, 
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2012). However, when they require support, there’s often little to no money left for them, and 

they receive much smaller payments (National Farmers Union of Canada, 2012). As a result, 

more and more small to medium scale farms are exiting the industry, and larger industry has 

taken over (National Farmers Union of Canada, 2012).  

Results 

Issues surrounding land, economics, and policy have made it incredibly challenging to 

farm in the province. Work has been done to protect agricultural land in BC; however, small to 

medium-sized farmers themselves haven’t been afforded the same protection. Without farmers, 

farmland ceases to play a productive role in the food system. High real estate prices, increasing 

labour and input costs, and a dwindling number of farmers pose a real threat to local food 

security in the province. The lack of support from government bodies and policymakers is 

discouraging to those looking to enter the industry. The playing field must be leveled in order for 

small to medium sized businesses to compete. In addition, the environmental effects of large-

scale intensive agriculture are unsustainable and threaten the well-being of BC’s natural 

environment. Greenhouse gas emissions from the heavy use of fossil fuels and nitrogen-based 

fertilizers used by corporate farms pollute the environment and destroy soil for future use (Local 

Food Project, 2011). With the risks of natural disasters like earthquakes, tsunamis and floods, or 

crises like the COVID-19 pandemic, British Columbians cannot afford to rely solely on unstable 

global food systems and supply chains.  
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Importance of Value-Added Agriculture 

Farmers and Local Food Producers 

Value-added agriculture can be seen as a way to combat the rapid commoditization of the 

agricultural sector and its products (Coltrain, Barton, & Boland, 2000). Through value-added 

agriculture, farmers and local producers capture a more significant part of the food dollar and 

increase revenue as food value is generally captured at the last stage when it is processed for 

consumption by consumers (Coltrain et al., 2000). Consumers are willing to pay higher amounts 

for products that are convenient, attractive, and ready to eat (Amanor-Boadu, 2003). 

Transforming raw agricultural goods from a commodity to a product is vital in creating this 

value and can increase the bargaining power of farmers (Coltrain et al., 2000). In addition, value-

added agriculture allows food producers to vertically integrate themselves into the food system. 

Vertical integration occurs when businesses acquire additional operations in the same industry 

(Grega 2003, 521). In a value-added sense, this means farmers are acquiring food processing 

facilities or establishing themselves in the food processing industry. Farmers have commonly 

expanded their operations through horizontal integration, increasing their food production by 

purchasing additional farms (Figure) (Braun, Colangelo & Steckel, 2018, #). According to Iowa 

State University, value-added agriculture through vertical integration could play a role in 

stopping farmland consolidation, where farmers, to remain competitive, must continually expand 

through purchasing smaller farms surrounding them (Hofstrand, 2010). This growth strategy is 

resulting in mega-farms, fewer farmers, and smaller rural communities, all impacting the 

viability of farming (Hofstrand, 2010). Value-added agriculture wouldn’t necessarily solve the 

issues around the rising price of farmland, but it could allow farming to become a more 
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profitable enterprise and thereby a more enticing business opportunity and better compensate 

those that create our food.  

By playing a role in creating a more integrated and holistic food system, farmers can 

increase their autonomy. Value-added agriculture can help farmers diversify their businesses 

through the ability to pursue multiple streams of revenue (both value-added and commodity-

based agriculture) (Sadovska, Axelson, & 

Mark-Herbert, 2020, 5021). Diversified farm 

operations through value-added agriculture 

can help producers better absorb shocks to 

global food systems (Amanor-Boadu, 2003). 

As a result, farmers can be more adaptable, 

resilient, and have an enhanced sense of 

financial security. Farmers can also make 

food that is appealing to consumer 

preferences and tastes, replacing the 

“produce-and-then-sell mentality” of the commodity industry (Coltrain et al., 2000). By building 

brand identity and product loyalty through the marketing of their processed food, farmers can 

increase consumers' willingness to pay higher amounts to purchase their products (Amanor-

Boadu, 2003). 

 Food that is processed has an increased shelf-life (Government of British Columbia, 

2020). Increased shelf-life is beneficial to farmers and producers as it improves the likelihood 

that products make it to market (Government of British Columbia, 2020). Raw agricultural 

products are prone to rot and damage during shipping and handling (Agrilinks, 2018). Through 

Figure 3: Vertical and Horizontal Integration 
in Agriculture (iPES Food, 2021) 
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growing their own inputs, farmers can minimize their costs and avoid paying mark-ups on inputs 

(Food and Agriculture Organization of the United Nations, 2017). Value-added agriculture can 

also result in farmers receiving income year-round as preserving and preparing food extends the 

shelf-life of the final product (Government of British Columbia, 2020). Farmers through 

preserving and preparing food can capture more value.  In addition, value-added agriculture 

allows farmers to reduce waste and capitalize on raw agricultural products that would otherwise 

not be sold (Government of British Columbia, 2020). Off-grade produce could be transformed 

into consumer-friendly products, extracting additional revenue for farmers (Government of 

British Columbia, 2020). For example, fruits and vegetables that are cracked, bruised, or 

damaged can be transformed into jams, jellies, or salsas, preventing these primary products from 

becoming food waste and creating revenue for the business. The use of biotechnology and food 

engineering is only making these processes more attainable (Coltrain et al., 2000).  

There is also growing support amongst not-for-profits and communities to support 

agriculture by developing and managing cooperatively owned infrastructure for food processors. 

Currently, twelve not-for-profits and local governments manage provincially funded food hubs 

throughout BC (Government of British Columbia, 2021). In addition, groups like the Investment 

Agriculture Foundation provide funding to B.C. agriculture and agri-food sector producers and 

processors to support pilot projects and advance innovation in the value-added food sector 

(Investment Agriculture Foundation of BC, 2021). There are also programs throughout the 

province to highlight locally produced and processed food. For example, Buy BC helps 

consumers recognize products grown and produced in the province with the goal of increasing 

food sales for local producers (Investment Agriculture Foundation of BC, 2021). Similarly, 

regional programs like Island Good on Vancouver Island help highlight food-grown hyperlocal. 
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Island Good saw a 17% increase in Island goods purchased in its first month of operation, and 

this trend continues to rise (Vancouver Island Economic Alliance, 2018). 

 

Consumers 

With the rapid industrialization of agriculture and food processing, there has been a 

growing disconnect between farmers and consumers. By supporting local farmers in pursuing 

value-added agriculture initiatives, consumers can see numerous benefits. Currently, there’s an 

increased demand from consumers for convenient, safe, and nutritious food (Amanor-Boadu, 

2003). Local farmers can respond to this demand through value-added initiatives. Consumers 

also benefit from new technologies and the revitalization of traditional local practices 

(Government of British Columbia, 2020). In addition, local farmers have an invested interest in 

seeing their communities thrive and, in many cases, are finding innovative ways to improve 

packaging and storage-related issues, helping consumers make more sustainable choices (Clark, 

Jablonski, Inwood, Irish, & Freedgood, 2020, 190) (Government of British Columbia, 2020).  

Value-added agriculture can also help improve food security in communities. Food 

processing extends the shelf-life of crops while maintaining the nutritional value of perishable 

foods (Government of British Columbia, 2020). The ability to store and move food prevents 

losses, improves availability, and improves food quality in many cases (Government of British 

Columbia, 2020). Foods packaged in glass, tin, or plastic can travel long distances to reach 

communities where the ability to grow food might be more limited (Msad, 2021). Processing 

foods can also enhance the safety of the final products by removing moisture, eliminating fungus 

or bacteria, and packaging to minimize contact with the external environment (Msad, 2021). 
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However, food processing can trigger new requirements like local distribution networks, 

processing/aggregation facilities, and cold, dry, and frozen storage.  

Regional Benefits 

Value-added agriculture has the potential to stimulate economic growth and revitalize 

rural areas (Drabenstott & Barkema, 1995). Farmers and residents living in rural areas can 

benefit from increased income and investment in their communities (Drabenstott & Barkema, 

1995). Food processing can employ or contract professions outside of agriculture, such as 

industrial chemists, chefs, factory labourers, and food safety specialists (WorkBC, 2021). 

Additional jobs can also be created in supporting industries as a result. Industries such as 

packaging, industrial machinery, transportation, and distribution benefit from the success of 

value-added agriculture (Food and Agriculture Organization of the United Nations, 2003). 

Ultimately, the diversity of employment opportunities can help create more vibrant rural 

communities, ensure job security and continuity in food availability (Hofstrand, 2010). On a 

larger, national scale, value-added agriculture and the success of farmers can provide many 

socio-economic benefits. If farming is more profitable, farmers will no longer need to rely on 

government support programs to remain viable. Decreases in support over time and increased 

taxes from farm profit can contribute positively to other social programs at a federal level.  

Value-added products that are exported out of Canada can increase national output and further 

enhance the economy (Government of British Columbia, 2020).  

Value-added agriculture has several potential benefits for the environment. In Canada, 

35.5 million pounds of food is wasted across Canada’s supply chain each year, costing 

Canadians $50 Billion and equivalent to 56.5 million tonnes of CO2 (Gooch, Laplain, Dent, 
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Whitehead, Felfel, Glasbey, 2019). Some of this food waste is unavoidable, such as eggshells or 

fruit cores, but a shocking 13% of Canada’s total food waste occurs on farms (Government of 

Canada, 2019). A large percentage of this on-farm waste comes from culling to meet quality and 

cosmetic standards for produce (Government of Canada, 2019). Value-added agriculture can 

create quality products from “off-grade” agricultural goods such as that traditional farming 

would have normally disposed of like flawed or imperfect produce (Government of British 

Columbia, 2020). The transformation of these off-grade products can minimize BC’s food waste 

while enhancing food security through the creation of processed and preserved foods. Examples 

of this include the creation of “baby carrots” from full-sized “imperfect” carrots.  In addition, 

having food made closer to home communities can further reduce the environmental impact and 

be more resilient to shocks to food supply chains (Government of British Columbia, 2020).  

Challenges with Value-Added Agriculture 

Value-added agriculture often can provide long-term solutions but not the rapid results 

desperately needed by many farmers and food producers. It takes time to complete market 

feasibility studies, construct facilities, begin operations, and become established in the market 

(Hofstrand, 2010). On top of it all, the development of value-added agriculture facilities can be 

capital intensive (Hofstrand, 2010). Although interest in value-added agriculture is growing 

amongst local food producers, many challenges still face those trying to enter the industry or 

diversify their farming operations.  The market conditions in Canada’s food industry are 

restrictive (Joughin, 2015). The oligopolistic and consolidated nature of grocers in the country 

makes it challenging for new local producers to establish themselves in the food supply chain 

(Hansen et al., 2020). Chain grocers generally offer low prices that make it difficult for small and 

medium food producers to compete with larger producers (Hansen et al., 2020). Even in export-
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oriented markets where there is demand for Canadian goods, local producers still experience 

significant barriers to integration with global supply chains (Hansen et al., 2020). Issues 

surrounding infrastructure and investment, human resources, the cost of business, and the 

policy/regulatory environment produce additional difficulties to value-added food producers. 

Government support for farmers wishing to diversify into value-added businesses could be an 

important area of public policy 

Investment & Infrastructure 

Investment in food manufacturing has been declining across the country, with 143 

provincially and federally regulated food processing plants closing between 2006-2014 (Sparling 

& LeGrow, 2014). The closing of these facilities has resulted in a loss of nearly 25,000 food 

manufacturing and processing jobs nationally (Sparling & LeGrow, 2014). Compared to other 

countries, Canada is far behind in federally supporting and establishing food processing 

facilities. For example, during the same 2006-2014 period, the United States saw 4,000 new 

federally established food processing plants compared to 20 in Canada  (Charlebois, Hill, & 

Vézeau, 2021).  It is important to note that there is a significant population difference between 

Canada and the US that could contribute to these differences. Similarly, Canada sees 

significantly less investment from private businesses than other parts of the world. In the past 

few years, Canada has only seen a 2% increase in investments in food processing facilities, 

whereas other countries have seen upwards of 7% (Charlebois et al., 2021). Canada currently 

ranks 14th out of 36 member countries for economic cooperation and development (Finnigan, 

2021). This could be due to Canada’s lengthy permitting process, supply management boards 

and lack of government support (Hansen et al., 2020).  
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These same regulatory barriers make it financially impossible for many small and 

medium-sized food manufacturers to start up. As a result, Canada lacks regionally sized food 

processing facilities in its communities (Finnigan, 2021). On a provincial level, food storage and 

processing facilities have been declining throughout British Columbia (Vancouver Island 

Community Research Alliance, 2011). As a result, almost all produce and meat grown 

throughout the province must be shipped to Vancouver for processing at an additional cost to 

farmers (Vancouver Island Community Research Alliance, 2011).  The lack of regional 

processing facilities also results in large amounts of food waste and loss of income for value-

added food producers. Consumers in the province saw firsthand the negative effects supply chain 

problems can have on food waste. In the early months of the COVID-19 pandemic, dairy farmers 

across the province reported dumping thousands of litres of raw milk due to supply chain 

challenges and decreased demand (Sagan, 2020). Again, in the fall of 2021, with the 

unprecedented rains and extreme flooding in the province, dairy farmers disposed of thousands 

of litres of milk each day despite grocery store dairy shelves being empty (Gruban, 2021) 

(Hernandez, 2021). The dairy industry is just one example, but many other agricultural sectors 

were similarly affected by these unprecedented circumstances. The COVID-19 pandemic and 

extreme weather events exposed vulnerabilities in the province's current food-system with 

products being shipped to the south coast for processing and then distributed back to other 

regions for market. Food in the province that can’t be harvested and then transported 

immediately for processing often goes to waste (Vancouver Island Community Research 

Alliance, 2011). In addition, seasonal fluctuations in supply and demand, inadequate demand 

forecasting, insufficient number of employees to harvest and handle produce, order cancellation, 

overproduction to ensure contractual obligations are met, and the economics of market price 



52 

versus the cost to harvest are all issues that could be improved with more appropriate regional 

processing facilities but that are currently unaddressed (Government of Canada, 2019).  

In addition, the food processing infrastructure throughout Canada is rapidly becoming 

outdated and dilapidated. Many plants lack modern technology and are in such a state of 

disrepair that businesses are no longer investing in them (Charlebois et al., 2021). As a result, 

many processors are abandoning doing business in Canada altogether (Charlebois et al., 2021). 

In 2018, Maple Leaf Corp, one of Canada’s largest food manufacturers, closed one of its plants 

in Ontario, citing that it wasn’t feasible to update and expand the facility (Charlebois et al., 

2021). The COVID 19 pandemic and global supply chain issues have further intensified the 

challenges of updating these facilities. Furthermore, the cost of construction materials has risen 

significantly, and the boom in interest for home renovations has affected the availability of 

materials (Charlebois et al., 2021). In addition, prices for machinery and equipment necessary for 

these plants have increased roughly 36% over the past ten years and are expected to continue 

rising (Charlebois et al., 2021).    

Humans Resources 

Value-added agriculture and food processing are affected by the availability and cost of 

labour. Wages in the sector have traditionally been below the average for the manufacturing 

industry. Those employed in value-added agriculture or food processing made between $21-

$23/hour compared to an industry average of $30.36/hour in 2020 (Charlebois et al., 2021). In 

the next ten years, wages are expected to increase further with the COVID-19 pandemic 

changing expectations around compensation in the industry (Charlebois et al., 2021). During the 

pandemic, many employees in the food processing sector received and continue to receive 
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“hazard pay” for attending work (Charlebois et al., 2021). In addition, there is also an expected 

increase in technology in the sector in the next ten years. Although companies will ultimately 

require fewer workers to manage the operations, these workers will need to be more skilled 

(Charlebois et al., 2021). Despite the current demand for skilled workers, companies have 

reported little to no training or education programs for those looking to enter the sector 

(Charlebois et al., 2021). It is predicted that unless there are education programs developed in the 

next few years, labour shortages are only predicted to increase (Charlebois et al., 2021). Those 

currently employed in the industry will also be required to upskill or learn new technology in 

order to maintain their jobs.  

Costs of Doing Business 

 Food prices in Canada continue to climb, but many value-added food processors do not 

see these benefits. The cost of doing business for value-added food producers is on the rise. The 

cost of supplies used to store and process food has risen significantly since 2010. With 

commodities like rubber and metal rising between 68-72% (Figure ) (Charlebois et al., 2021). 

 

 

Figure 4: Food and beverage processing commodity price percentage increase 
(Charlebois et al., 2021) 
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In addition, a 2019 study reported that food and beverage manufacturers make the lowest 

profit margins in the industry at 4.4% (Johnson, 2019). Coincidently, grocers and food retailers 

see profit margins of 10% on products (Charlebois et al., 2021).  

Canada’s grocery industry is dominated by five major competitors holding 80% of the 

market: Loblaw (29%), Sobeys (21%), Metro (10.5%), Costco (11%), and Walmart (8%) 

(Charlebois et al., 2021). This oligopoly leaves Canada’s food manufacturers with little 

bargaining power. At the onset of the COVID-19 pandemic, major grocers across the country 

began raising fees to sell products in-store. In the summer of 2020, Walmart, Loblaw, and Metro 

announced a significant rise in fees paid by manufacturers and food producers. Walmart began 

charging 1.25% for products sold in-store and 5% for products sold on their e-commerce 

platform (Charlebois et al., 2021). Similarly, Loblaw began charging 1.2% and additional fees 

for “loyalty offers and online promotions.” (Financial Post, 2020). The fees were supposed to 

help “e-commerce expansion” support a booming interest in online shopping (Financial Post, 

2020). While supplier fees were significantly increased in 2020, fees charged by grocers are not 

new. In 2013, Sobeys began requiring suppliers to pay a 1% fee to stock new products on 

shelves, and in 2016, Loblaw asked for a 1.45% cost reduction from suppliers, followed by a 

0.79% supply chain fee (Financial Post, 2020)). In 2018 suppliers were paying anywhere from 

$150,000-$300,000 to list new products on grocery store shelves (Financial Post, 2020). Some 

producers have successfully challenged these fees, but there’s little regulation for grocers or 

recourse for suppliers (Charlebois et al., 2021). 
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Regulations & Policy 

In Canada, value-added food producers have little support or protection in terms of 

regulations and policy. Countries like the UK and Australia have worked to ensure food 

manufacturers' interests are better met in the larger context of the food system (Department for 

Business, Energy & Industrial Strategy, 2009)(Australian Food and Grocery Council, 2020). 

These countries have established a Code of Conduct that Grocers and other food retailers must 

meet when working with suppliers like food manufacturers and farmers (Department for 

Business, Energy & Industrial Strategy, 2009) (Australian Food and Grocery Council, 2020). 

British Columbia and Quebec have been having informal discussions about creating a Code of 

Conduct, but as of yet, no policies have been drafted (Charlebois et al., 2021). In establishing a 

Code of Conduct, governments will need to ensure they don’t cause additional harm to value-

added food producers. Codes that are too strict could result in grocers purchasing products from 

out of the county (Charlebois et al., 2021). In addition, codes adopted purely by a Provincial 

Government will have little to no effect (Charlebois et al., 2021). A larger national strategy will 

need to be adopted by the federal government for meaningful change to occur. Value-added 

agriculture could play a vital role in supporting Canada’s farmers, and there is a dire need for this 

to be recognized through better, more supportive policy. 

Safety regulations and standards imposed by federal and provincial governments also 

work to exclude small and medium-sized food producers from entering or remaining in the 

market. Across the country and in BC, many small to medium-sized abattoirs (meat processing 

plants) are disappearing due to the capital-intensive measures for regulating food safety 

(National Farmers Union of Canada, 2012). Abattoirs are vital for the slaughter and processing 

of food animals in the Province; however, many can no longer remain competitive due to the 
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high overhead and servicing costs these capital investments incur (National Farmers Union of 

Canada, 2012). As a result, the food and beverage manufacturing business is becoming less 

diversified with “extremely centralized, high speed, low wage, high volume, and low margin 

processors taking over.” (National Farmers Union of Canada, 2012). These operations are 

harmful to Canadian farmers and consumers as they limit local food processing, therefore, 

making communities more prone to shocks in global supply chains and extreme weather events 

(Local Food Project, 2011). 

Value-Added Agriculture in Canada 

Canada has a long history with agriculture and value-added food production. In 2020, the 

food processing sector generated $32.7 billion, totalling 1.7% of the country's GDP (Bilyea, 

2021). The food and beverage processing industry also employs roughly 300,000 people across 

the country, more than any other industry in the manufacturing sector (Standing Committee on 

Agriculture and Agri-Food, 2021). Of these jobs, the meat, bakery/tortilla, and beverage 

processing account for half of this employment (Standing Committee on Agriculture and Agri-

Food, 2021). Small businesses employing less than 100 people make up 95% of the 7,000 

businesses in the food processing sector (Standing Committee on Agriculture and Agri-Food, 

2021). Large businesses with 500 people or more make up 0.5% of the food processing sector 
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but account for approximately 50% of the sector’s exports (Standing Committee on Agriculture 

and Agri-Food, 2021).  

Currently, the value-added food sector is underdeveloped, with Canada processing less 

than half of its agricultural output (Advisory Council on Economic Growth, 2017). In a 2017 

report, the Agri-Food Export strategy table stated that the industry’s export growth potential is 

substantial (Canada's Economic Strategy Table, 2018). In 2019, Food and beverage processing 

firms purchased roughly 40% of the output from Canadian farms (Finnigan, 2021). Of this, 70% 

of the final product is then sold back to Canadian grocers and food providers (Finnigan, 2021). 

As a result, Canada is currently one of the most food and agriculture export-reliant countries 

globally, ranking 5th globally (Bilyea, 2021). Many key agricultural sectors in Canada export up 

to 90% of their product (Standing Committee on Agriculture and Agri-Food, 2021). In 2020, 

these exports accounted for $74 Billion, almost double what it was ten years ago (Standing 

Committee on Agriculture and Agri-Food, 2021). The United States accounts for most of the 
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country’s exports, receiving 52% of Canada’s agricultural exports (Bilyea, 2021). Much of 

Canada’s Primary exports are then re-imported into the country. Globally, Canada currently 

ranks 5th in terms of food and agriculture-related imports (Bilyea, 2021). Since 1992, Canada’s 

imported food consumption has doubled from 15% to 30% in 2020 (Bilyea, 2021). Importing 

food results in food and beverage processing profits benefiting other countries and increasing 

Canada's reliance on global food systems. The COVID-19 Pandemic highlighted the 

vulnerability of Canada’s food system and raised concerns about resiliency. As a result of panic 

buying, empty supermarket shelves and excess products demonstrated the flaws with Canada’s 

“just in time system” (White, 2020). Despite this, the country exported a record amount of 

agricultural products totaling $32 billion to overseas markets (Bilyea, 2021). 

In the 2016 census, there were approximately 193,000 farms across Canada, with most 

farms producing grains, oilseeds, and beef (Statistics Canada, 2017). Farms in Canada are larger 

than ever, with the average farm around 820 acres in size (Bilyea, 2021). In 2020, farm cash 

receipts rose 8% over 2019 numbers for a total of $72 Billion (Bilyea, 2021). Primary 

agricultural production is spread across the country, with Alberta, Manitoba and Saskatchewan 

producing the majority of Canada’s grains and oilseeds; Alberta with the most cattle; finally, BC, 

Ontario and Quebec produce the most dairy and horticulture products (Bilyea, 2021). Similarly, 

processing establishments are spread across the country, but most are located in Quebec, Ontario, 

and British Columbia (Bilyea, 2021).  

Given the food processing industry’s socio-economic importance, the Government of 

Canada has been exploring ways to increase its growth.  In 2017, the Federal Government 

published the Barton Report, examining solutions for economic improvements to Canada’s key 

sectors (Advisory Council on Economic Growth, 2017). One of the growth sectors identified was 
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food processing and value-added agriculture. The report explores how other countries like the 

Netherlands, Brazil, and South Africa are pursuing innovative solutions to improve their value-

added systems and are emerging as global leaders (Advisory Council on Economic Growth, 

2017). The Netherlands, in particular, sets an excellent example as, despite its smaller size, it’s 

the world’s 3rd largest exporter of agricultural products and processed food in the world 

(Advisory Council on Economic Growth, 2017). The country is developing intensive agriculture 

facilities, expanding transportation infrastructure, and fostering connections between 

governments organizations, academic institutes, research bodies, and private companies 

(Advisory Council on Economic Growth, 2017). With large tracts of arable land, ample water, 

innovative research, and thriving companies and businesses, Canada’s value-added sector has the 

potential for incredible amounts of growth (Bilyea, 2021). The Barton report identified that 

Canada has many strengths in the global value-added food markets, including trusted food safety 

and resource/land availability and productivity (Advisory Council on Economic Growth, 2017). 

In addition, there is an increased demand for higher-value foods like proteins and processed 

foods in international markets and constraints of other countries to satisfy global food needs 

(Canada's Economic Strategy Table, 2018). The Barton report outlines several recommendations, 

including increasing productivity through technology and innovation, creating sub-sector action 

teams, improving infrastructure and logistic solutions and increased collaboration with provincial 

governments to meet growing global needs and improve economic growth in the sector 

(Advisory Council on Economic Growth, 2017). Most notably, it highlights the need for 

development through capacity building and pilot projects at a local level (Advisory Council on 

Economic Growth, 2017).  
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Following the Barton Report, the Government of Canada established the Economic 

Strategy Table on the Agriculture and Agri-food sector. The strategy table consisted of 

representatives from the food processing and agricultural sectors and was created to determine 

how the country can pursue growth in value-added food production (Government of Canada, 

2018). In 2018 Strategy group published a report outlining recommendations for policy 

improvement and growth targets for the industry. The Report had the following visioning 

statement: 

“By 2025, Canada will be one of the top five competitors in the agri-food sector, 

recognized as the most trusted, competitive and reliable supplier of safe, sustainable, high-

quality agri-food products and an innovator in value-added products to feed the dynamic global 

consumer. We will have a leading digital and technology-based supply chain and stand out as 

the world's favoured protein provider.”. (Government of Canada, 2018) 

By 2025 the group wants to see $140 billion in domestic sales, increasing from $110 

billion in 2017 (Government of Canada, 2018). The group would also like to see exports rise to 

$85 billion, an increase of 20.4 billion from 2017 numbers (Government of Canada, 2018). In 

order to achieve this growth, the Federal Government is launching a variety of programs and 

policy resources. For example, a total of $30 million is available through the Strategic Innovation 

Fund (SIF) to finance initiatives that support innovative solutions to food processing challenges; 

collaborative projects in automation, packaging, artificial intelligence and blockchain 

technology; and pilot-scale equipment at Canada’s food and beverage innovation centres 

(Government of Canada, 2018). The Government of Canada is also working to modernize its 

regulations and, through collaboration with provincial governments, implement programs to 



61 

encourage the development of local processing businesses and small-scale abattoirs (Government 

of Canada, 2018).  

Growth in Canada’s value-added food sector is necessary. By 2050, the world population 

is expected to reach 9.7 billion people (Bilyea, 2021). Agricultural demand will be 50% higher in 

2050 than it was in 2013 (Government of Canada, 2018). Population increase means that 

globally, 450 people will need to be fed per acre of farmland (Bilyea, 2021). The climate crisis 

has the potential to create huge impacts on the agricultural sector's ability to do this. According 

to the World Resource Institute, agriculture must operate with 70% less greenhouse gas 

emissions (GHGs) in order to remain sustainable (Bilyea, 2021). Not only does Canada have to 

maintain growth in productivity, but innovation to rapidly raise productivity is essential. The 

Canadian Agri-Food Policy Institute has coined this as “sustainable intensification.” (Bilyea, 

2021). As one of the very few countries with a surplus of natural resources in relation to its 

population, Canada will need to become a global leader in the next few years (Bilyea, 2021).  

Value-added Agriculture in BC 

In 2019, the B.C Food & Beverage Processing sector had $10.5 Billion in total sales, an 

increase of 7.1 percent from 2018 (Ministry of Agriculture, 2021). In a 2018 survey, it was also 

found that 66% of BC residents purchase processed foods at least a few times a month, and 25% 

of residents purchase processed foods weekly (Advanis, 2018). Processed foods represent an 

important market for BC producers. Much like the Federal Government, the Province of British 

Columbia is beginning to create more initiatives to stimulate value-added agriculture in the 

province. The Ministry of Agriculture and Agricultural Land Commission creates much of the 

policy and government initiatives around agriculture in the province. The Ministry of 
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Agriculture, Food and Fisheries “is responsible for the production, marketing, processing and 

merchandising of agriculture and aquaculture products, food security, and supporting the 

enhancement of wild fish populations.” (Ministry of Agriculture, Food and Fisheries, 2021). The 

Agricultural Land Commission (ALC) is an independent administrative tribunal dedicated to 

preserving agricultural land and encouraging farming in British Columbia (Agricultural Land 

Commission, 2014). These two government bodies are creating two opportunities for value-

added agriculture in the province: value-added off farms and value-added on farms.  

The Ministry of Agriculture has several projects and initiatives to support value-added 

agriculture on BC’s farms. The pandemic and extreme flood conditions experienced by the 

province in the past few years highlighted the instability of our current supply chains and 

production capabilities (White, 2020). As a result, the BC government is investing $30 million to 

improve the supply chain and economic resilience (Government of British Columbia, 2020). A 

large portion of these funds is targeted at strengthening BC’s food security through expanding 

the “BC Food Hub Network.” (Government of British Columbia, 2020). The Province plans to 

fund seven new food hubs or processing centres across BC to support food processing businesses 

to access appropriate facilities (Government of British Columbia, 2021). This program builds off 

the five successful food hubs constructed by the Province in 2019 (Government of British 

Columbia, 2021). Food hubs allow for local farmers and producers to access shared-use 

commercial processing spaces, equipment, and expertise to develop their business and can 

increase food security in a region (Hogue, 2014). The cooperative nature of these food hubs is 

beneficial as users of the facilities don’t have to create their own or invest their own capital in 

start-up operations (Capital Region Community Food Hub, 2021). Food hubs can help bridge 

connections between small-scale food producers, farmers and larger markets (Capital Region 
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Community Food Hub, 2021). Most food hubs sponsored by the province have equipment and 

washing stations that allow farmers to add value and extend the shelf life of regionally produced 

goods. (Government of British Columbia, 2021)  

Value-added agriculture on farmland is regulated by the Agricultural Land Commission. 

The Agricultural Land Commission is an administrative tribunal dedicated to preserving BC’s 

farmland and encouraging farming in the province. The ALC makes decisions based on 

provincial legislation, the Agricultural Land Commission Act, and other commission policies 

and regulations. The Commission was created in the 1970s in response to the rapid loss of 

farmland in the province to housing and development. Before the founding of the ALC, it was  

estimated that anywhere between 4,000 and 6,000 acres of farmland in BC were being lost yearly 

to development (Stobbe et al., 2011). To protect agricultural lands, the ALC established the 

Agricultural Land Reserve (ALR), a provincial land-use zone where agriculture is identified as 

the primary and priority use.  

The Commission, through the ALR legislation, regulates permitted farm uses and 

activities. Currently, regulations allow for on-farm agriculture-related industrial uses like food 

processing, alcohol production, and retail sales (Agricultural Land Commission Act, 2019). To 

limit the scale of these uses on agricultural lands, the Commission implements a 50% rule: a rule 

where 50% of the products sold or processed are produced on the farm (grown or raised) 

(Agricultural Land Commission Act, 2019).  The 50% ratio is based on the volume or weight of 

the final product calculated over the full product line. Farm products can also come from one 

farm parcel or multiple farm parcels owned by the farmer, businesses, or co-op (Agricultural 

Land Commission Act, 2019). This rule has proven difficult to enforce with 70% of respondents 

in a recent survey noting its challenges (Figure) (Minister’s Advisory Committee for Revitalizing 



64 

the ALR and the ALC, 2018). The rule has also been found to have a limited correlation with the 

amount of land taken out of farm production (Minister’s Advisory Committee for Revitalizing 

the ALR and the ALC, 2018). The 50% rule also allows for additional structures and services 

necessary to the operations to be developed on the parcel, excluding residential structures 

(Agricultural Land Commission Act, 2019). The ALC permits local governments to regulate 

farm-related commercial and industrial uses on ALR land by setting maximum building areas; 

however, there is currently no official policy by the ALC (Ministry of Agriculture, Food and 

Fisheries, 2020).  

 

 

In 2018 the Agricultural land Commission (ALC) published a report looking at ways to 

revitalize the Agricultural Land Reserve and promote farm/farmer prosperity and resilience. In 

the report, it was recommended that the commission establish a "Maximum Cumulative 

Footprint for farm-related commercial and industrial uses permitted in the ALR” with the 

purpose of this initiative to ensure that agriculture is the primary use on agricultural land but not 

limiting farms from pursuing economic opportunities like value-added agriculture (Minister’s 

Advisory Committee for Revitalizing the ALR and the ALC, 2018). There is a growing number 

of cases where agricultural land is purchased for large farm-related industrial uses with limited to 

Figure 5: Advisory Committee for Revitalizing the ALR Survey on Farm Product Processing 
(Minister’s Advisory Committee for Revitalizing the ALR and the ALC, 2018).  
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no farming occurring to justify them (Minister’s Advisory Committee for Revitalizing the ALR 

and the ALC, 2018). In addition, supporting infrastructures like parking lots, loading bays, septic 

fields, and landscaped areas must be co-located on the land to support these uses, taking up 

additional farmland (Minister’s Advisory Committee for Revitalizing the ALR and the ALC, 

2018). Issues and cases like these are detrimental to the viability of the ALR. In order to mitigate 

further damage to the ALR as a result of farm-related agricultural uses, the ALC is exploring 

regulating the cumulative siting and sizing of farm-related industrial uses on agricultural land 

(Agricultural Land Commission, 2019). Regulating siting and sizing of alternative uses on 

agricultural land would still allow farmers and operators to add value to their agricultural 

businesses in a way that is better balanced and protects farmland (Agricultural Land 

Commission, 2019).  In a 2018 survey, over 70% of respondents agreed with the creation of 

definitive thresholds for sizing and siting of farm-related industrial uses on ALR land (Minister’s 

Advisory Committee for Revitalizing the ALR and the ALC, 2018).
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In addition, regulating siting and sizing of farm-related industrial facilities would ensure 

compatibility with other surrounding land uses and minimize traffic, changes in agricultural-rural 

character, noise, water use, effluent discharge, etc (Minister’s Advisory Committee for 

Revitalizing the ALR and the ALC, 2018). Providing additional zoning clarity could also make it 

easier for local governments to improve consistency in the land-use areas and improve 

enforcement capabilities for the ALC (Minister’s Advisory Committee for Revitalizing the ALR 

and the ALC, 2018). In the 2018 Report, the committee recommends the ALC implement a 

“parcel-based ratio” where no more than 2% of a parcel and up to a maximum of 1 hectare could 

be used for farm-related commercial and industrial purposes (Minister’s Advisory Committee for 

Revitalizing the ALR and the ALC, 2018). In addition, the committee recommended that the 

50% rule remain in place and that farmers or landowners must provide evidence that farming 

was the main agricultural activity for three years before being allowed to build farm-related 

commercial/industrial operations on site (Minister’s Advisory Committee for Revitalizing the 

ALR and the ALC, 2018). Finally, property owners and farmers that would like to exceed the 

parcel-based ratio could apply to the commission for approval (Minister’s Advisory Committee 

for Revitalizing the ALR and the ALC, 2018). Landowners currently in excess of the ratio would 

be deemed compliant and would only have to apply if they wished to expand further (Minister’s 

Advisory Committee for Revitalizing the ALR and the ALC, 2018).  

 

  

Figure 6: Advisory Committee for Revitalizing the ALR Survey on Farm Structure Sizing and 
Siting (Minister’s Advisory Committee for Revitalizing the ALR and the ALC, 2018). 
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Research Findings 

Introduction 

Value-added agricultural initiatives can occur on and off-farm in British Columbia. Local 

governments have limited ability to control value-added agriculture that occurs on farms; 

however, through collaboration and conjunction with Provincial Levels of Government, local 

governments can provide additional policy and support for agriculture in their communities. Off-

farm local governments, through zoning, can regulate and manage value-added agriculture in 

their communities.   

This section explores standard zoning throughout British Columbia and types and scales 

of value-added agriculture to identify opportunities for local governments to support value-added 

agriculture through zoning in their communities. An example practice was listed after each to 

demonstrate the facilities and operations associated with different types of value-added 

agriculture. Documents reviewed to conduct this research include local government zoning 

bylaws, Provincial planning guidelines, industry reports, business websites and additional 

literature.  

Zoning 

Zoning is a tool local governments can use to determine what can and can’t happen on a 

property (Government of British Columbia, 2022). Local governments can regulate density, 

sitings, sizing, dimensions of buildings, and land use within a zoning bylaw in their jurisdiction 

(Government of British Columbia, 2022). Euclidean zoning is the type of zoning used in British 

Columbia and separates land use by types of activities (Mizioznikov, 2021). Standard zones 
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explored in this thesis include Agricultural, single-family, multi-family, commercial, industrial, 

and institutional. This section explores different standard zones found within the province and 

how they relate to value-added agriculture. 

Rural & Agricultural Zones  

Rural and Agricultural zoning includes land in and out of the ALR and is generally 

limited in permitted uses. On-farm value-added agriculture is regulated by The Agricultural Land 

Commission and the Ministry of Agricultural, Food, and Fisheries (MoFFA). The Ministry of 

Agriculture establishes standards municipalities are encouraged to adopt when creating 

agricultural zoning bylaws. These standards include: 

● Zoning designations permitted uses and minimum lot sizes 

● Lot coverage, setbacks, off-street loading and parking, and height limitations 

● Residential Uses in the ALR (Size and Siting) 

● Agricultural Building Riparian Setbacks 

● Combined heat and power generation at greenhouses in the ALR (Co-Generation) 

● Temporary Farm Worker Housing  

● Medical Marihuana Production Facilities in the ALR (Ministry of Agriculture, 

Food, and Fisheries, 2020) 

The Ministry of Agriculture, Food, and Fisheries (MoFFA) has determined food 

processing is allowed in conjunction with Agricultural Land Commission standards and has 

determined specific building setbacks, riparian protection setbacks, maximum useable floor area, 

and the maximum number of workers (Ministry of Agriculture, Food, and Fisheries, 2020). 

Local governments that wish to adopt different bylaws must be granted approval through the 
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MoFFA and become “regulated” through Section 552 of the Local Government Act (Ministry of 

Agriculture, Food, and Fisheries, 2020). Currently, the Township of Langley, City of 

Abbotsford, City of Delta and City of Kelowna are regulated communities that have adopted 

different standards from those prescribed by the MoFFA (Robert, Tatebe, & Mullinix, 2013). In 

addition to the Local Government Act, local governments must create zoning bylaws in 

accordance with the Right to Farm Act and the Land Title Act (Ministry of Agriculture, Food 

and Fisheries, 2020).  

Specific Food Processing MoFFA Bylaw Standards 

Building Setbacks From Lot Lines 
7.5 m Front and Exterior Side 
7.5 m Interior Side and Rear 
30 m From Drinking Water Source  

Riparian Protection Setbacks 15 m From Natural Stream 
Channelized Stream 
Twice Channel Width - (Minimum: 10 m) 
(Maximum: 15 m) 
5 m Constructed Channel or Ditch  

Maximum Useable Floor Area Maximum useable floor area per worker is 10 
m2. If desired, local governments may restrict 
the number of workers per building. 

Maximum Number of Workers Greenhouse operations, mushroom operations 
and berry/vegetable operations with on-farm 
processing or product preparation: 1 worker 
per 1,000 m2 of principal farm building floor 
area, to a minimum ceiling of 130 workers per 
farm. 

(Ministry of Agriculture, Food and Fisheries, 2020) 

The Agricultural Land Commission regulates permitted uses on properties in the 

Agricultural Land Reserve (Agricultural Land Commission, 2014). Section 46 of the 
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Agricultural Land Commission Act (ALCA) states that local government bylaws must be 

consistent with the ALCA, the Regulation, and any other orders and policies established by the 

Commission (Government of British Columbia, 2002). In addition, local governments must 

include: 

● Section 473(1)(b) requires local governments to include statements and maps for 

location, types, and proposed agricultural lands in their OCPs. 

● Section 474(1)(c) allows local governments to create policies to maintain and 

enhance farming in farming areas. 

● Section 475(4) requires local governments to consult with the ALC if the 

development, repeal, or amendment of an OCP might affect agricultural lands.  

● Section 477(3) requires local governments to refer proposed OCP’s that affect 

ALR land to the ALC  after the first reading.  

● Section 481 specifies zoning authority restrictions in farming for communities 

regulated under s.553 LGA; specifically, “a local government must not exercise 

the powers under [s. 479 - Zoning Bylaws] to prohibit or restrict the use of land 

for farm business in a farming area unless the local government receives the 

approval of the minister responsible for the administration of the Farm Practices 

Protection (Right to Farm) Act.”  

(Government of British Columbia, 2002) 

Value-added agriculture and food processing are a permitted secondary use in the ALR 

but must be directly linked to agriculture (Agricultural Land Commission, 2019). Local 

governments can restrict value-added agriculture through conditions, thresholds, or other 
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requirements as a permitted secondary use but not prohibit it (Agricultural Land Commission, 

2019).      

Activities Designated As Farm Use 
Farm Product Processing In The ALR 

INTERPRETATION:  
 
The Use Regulation designates as farm use the storing, packing, preparing, and/or processing 
of farm products in the ALR if the conditions of section (11)(2) are met. The Use Regulation 
designates as farm use the storing, packing, preparing, and/or processing of farm products and 
related activities on a farm in the ALR provided at least 50% of the farm product is produced 
(i.e. grown or raised) on the farm on which the storing, packing, preparing and/or processing of 
farm products or related activity takes place or on the farms of a (cooperative) association to 
which the owner of the farm belongs. The farm may be comprised of one or several parcels of 
land owned or operated as a farm business by a farmer or by the coop members of the 
association to which the member belongs. In the case of feed used to raise animals or fish on a 
farm, farm product that originates elsewhere may be processed into feed on a farm provided at 
least 50% of the feed is required and used for animal or fish feed on that farm. The feed not 
used on the farm (i.e. the remainder) may be sold from the farm. The 50% threshold is based 
on the quantity (measured by volume or weight) of processed farm products used, calculated 
over the full product line. (Agricultural Land Commission, 2019) 

 

Single-Family 

Single-family zoning is a standard zone throughout the province and allows for one 

single-family dwelling on a property (Planetizen, 2021). In some single-family zones in the 

province, “home occupations” are allowed. Home occupations are a profession or hobby, which 

are a secondary and incidental use of a residential dwelling that doesn’t change the appearance or 

character of the property and neighbourhood (Township of Langley, 2017). Home occupations 

can include small-scale food production and could be a potential value-added food processing 

and production avenue.  
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Single-Family zoning bylaws often strictly regulate home occupations. For example, 

most zoning bylaws require the owner to live on the dwelling, that no noise, odour, or excessive 

light be emitted from operations, and limit the amount of vehicle and commercial traffic 

generated by the business (Township of Langley, 2013). In addition, most zoning bylaws 

regulate the number of people permitted to work on the property given its location (rural or 

urban) and prohibit direct sales from the property (Township of Langley, 2013).  

Multi-Family  

Multi-family zoning encompasses various building types, including duplexes, triplexes, 

fourplexes, townhouses, laneway houses, low-rise apartments, and high-rise apartments (San 

Mateo County, 2021). Home Occupations are generally allowed in low-density, multi-family 

zoning, like plexes and townhouses, but are usually strictly regulated or prohibited in medium to 

high-density multi-family zones (Township of Langley, 2013).  

Commercial Zones 

Commercial zoning includes uses such as the retail sale of goods and services, servicing 

and repair of goods, offices, financial institutes, education, recreation, and entertainment 

(Township of Langley, 2013). From a value-added processing lens, commercial zoning can 

include properties and facilities like restaurants, commercial kitchens and small food and 

beverage processing operations. A few local governments have established Agricultural 

Commercial zones to support the manufacturing, processing and distribution of agricultural 

products adjacent to primary agricultural zones (Stott, Lee, & Nichols., 2014).  



73 

Industrial Zones 

Industrial zoning includes permitted uses such as general manufacturing, assembly, 

repair, finishing, packaging, and storage of products (Township of Langley, 2013). Generally, it 

is broken down into light, medium, or heavy industrial depending on the types of activities and 

materials processed on the site (Township of Langley, 2013). Plant-based value-added 

agriculture and food processing are generally permitted in all industrial zones. Abattoirs and 

Seafood Processors often require special zoning or must be located in heavy industrial areas. 

Institutional Zones 

Institutional zones include educational, governmental, or community-oriented uses in 

nature and provide services to the public (Township of Langley, 2013). Most institutional zones 

allow for other accessory uses (Township of Langley, 2013). Although value-added agriculture 

and food processing aren’t explicitly permitted in most institutional zones, facilities like washing 

stations, commercial kitchens and research institutions that can facilitate small-scale food 

processing are allowed.  
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Analysis  

Introduction  

This chapter examines the overarching thesis statement through the exploration of 

research objectives #1 and #2 to determine local solutions to support value-added agriculture and 

challenges that farmers might face.  

1. What local solutions are possible to support value-added processing? 

2. What challenges disrupt the ability of farmers to add value to raw products? 

Using the standard zoning designations and value-added agriculture typologies identified 

in the research findings, a matrix was then created to evaluate types of value-added agriculture 

that would be compatible with each zone. The advantages and disadvantages of locating certain 

typologies in zones was also explored. Data used in the analysis was conducted through relevant 

literature, policy reviews, and industry reports.  
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Value-Added Zoning Matrix 

Zone Type of Value-Added Agriculture 

 FEP Commercial 
Kitchen 

Abattoir Seafood Food Hub Incubator Specialized 

Rural/ Agricultural Yes Depends Depends Depends No No Depends 

Single-Family No No No No No No No 

Multi-Family No No No No No No No 

Commercial  No Yes No No Yes No No 

Industrial Yes Yes Yes Yes Yes Yes Yes 

Institutional No Yes No Yes Yes Yes No 

Historic No No No No No No No 
 

Matrix 

Based on the research and characteristics identified of standard zoning and value-added typologies, value-added agricultural 

types were evaluated against zones to determine where each was most compatible. Industrial and Agricultural lands were identified to 

be the most compatible with value-added agriculture. Single-Family and multi-family had limited abilities to accommodate any 

significant amount of value-added agriculture.



76 

Agricultural Zones & Value-Added Agriculture 

Developing value-added agriculture operations on Agricultural lands can have several 

advantages to primary producers. Agriculturally zoned lands are generally less expensive than 

other standard zones, and facilities can be designed to meet the operation’s needs (Tycho, 2019). 

The global food industry as outlined earlier, is highly competitive and puts Canadian producers 

in direct competition with other jurisdictions with lower labour and land costs, and lower 

environmental standards. As such, the value of land matters in achieving feasibility for value-

added food processing. When value-add agriculture operations happen on farmland, primary 

agriculture products can be captured at peak freshness without the need or costs of transporting 

inputs (Tycho, 2019). 

Local governments are limited to controlling what happens in ALR zoned agricultural 

lands but can work with other government bodies to help support value-added agriculture in their 

communities. Types of value-added agriculture that fit within local government zoning and ALC 

regulations included field edge processing, commercial kitchens, abattoirs, seafood processing 

facilities, and specialized food processing facilities with some restrictions (Agricultural Land 

Commission, 2019). Primary agricultural producers can develop these facilities if 50% of the 

inputs come from the farm, the facility meets zoning requirements, and for abattoirs and seafood 

processors, if the facility is granted licensing approval from the province (Agricultural Land 

Commission, 2019) (Government of British Columbia, 2019) (Government of British Columbia, 

2021).  

Although utilizing farmland for value-added agriculture has several benefits, it’s not 

without its challenges. Facilities needed for all types of value-added agriculture often require 
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large, enclosed structures with cement foundations that destroy farmland for future use (Tycho, 

2019). Businesses can out-grow these facilities or shut down, leaving large buildings empty or 

often used for non-farm-related uses like storage or commercial space (Tycho, 2019). When 

farmland with value-added agriculture facilities is sold, the property is usually sold for much 

higher prices to compensate for the value of the building, making it much more unattainable for 

new entrants into the industry (Tycho, 2019). In addition, the rural nature of ALR lands limits 

access to servicing requirements like water and sewage, which is integral for the development of 

value-added agriculture operations (Regional District of Nanaimo, 2021). Larger local 

governments have strict rules for extending services like water and sewer outside the urban 

containment boundary (Regional District of Nanaimo, 2021). Value-added businesses located on 

ALR may also experience challenges recruiting and retaining labour given the distance from 

urban areas (Tycho, 2019). 

The rules, regulations, and processes for establishing a new value-added facility on ALR 

land also provide additional challenges. For example, most local governments require farmers 

and ALR landowners to go through applicable rezoning or development approval processes to 

build new structures on ALR lands. These processes can often be quite costly and take years to 

complete (Canadian Home Builders Association, 2022). Adding these costs to the costs of 

actually building the facility, value-added agriculture initiatives quickly become unaffordable for 

the average farmer. In addition, once the facility is established, ALC requirements for 50% of the 

inputs to be grown directly on the farm can limit the expansion of the operations or those 

interested in pursuing more innovative foods to meet consumers’ demands (Agricultural Land 

Commission, 2019). 
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Agricultural Zones & Value-Added Agriculture 

Advantages Disadvantages 

● The land is available 
● No transportation between field and 

factory 
● Custom facility 
● Lower property tax rates 

● Uses and can sterilize farmland 
● Increases infrastructure and servicing 

expectations/requirements  
● Development costs for new facilities 
● Approval costs for new facilities 
● Limited by 50% rule 
● Limited access to transportation and 

servicing requirements 
● Access to labour markets 

 

Commercial Zoning & Value-Added Agriculture 

Commercially zoned lands used for value-added agriculture can help preserve and protect 

the integrity of farmland in the province. In addition, commercial properties can provide a low-

cost way for primary producers to gradually enter the value-added agriculture industry as they 

can rent a facility rather than pay more significant upfront development and approval costs 

(Inman, 2021). Commercial properties also are not bound by the ALC’s 50% input rule meaning 

value-added agriculture operations can pursue a diverse range of potential outputs (Agricultural 

Land Commission, 2019).  

Although utilizing commercial land for value-added agriculture can help preserve and 

protect ALR lands, it provides a new set of challenges for primary producers looking to pursue 

value-added agriculture. Commercial kitchens are an excellent starting place for value-added 

agriculture initiatives, but there is a limit on the size and scale of food they can ultimately 

produce and the value-added agriculture operations they could support (Commercial Kitchen 

Association, 2020). In addition, commercial properties will either need to be purchased or rented 
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on top of potential payments on the farmland. Farming in the Province is incredibly seasonal, 

with most crops occurring in short bursts throughout the spring, summer, or fall (Tycho, 2019). 

Renting or purchasing a commercial space might not always be feasible for seasonal produce. 

Commercial properties also aren’t afforded the same tax benefits as agricultural lands and are 

also subject to noise and nuisance complaints (BC Assessment, 1996). Primary agricultural 

products will also need to be transported to the facility to undergo processing (Tycho, 2019).  

Commercial Zoning & Value-Added Agriculture 

Advantages Disadvantages 

● Preserves the integrity of farmland 
● Less significant development costs 
● No need for approvals 
● Not limited by 50% rule 
● Great opportunity to test ventures.  

 

● Cost of property or rent 
● Higher property taxes 
● Must compile with city noise and 

nuisance bylaws 
● Need to be used all year long.  
● Transportation costs 
● Limit the size of operation they can 

accommodate.  

 

Industrial & Value-Added Agriculture 

 Industrial lands are one of the biggest opportunities to develop and expand value-added 

agriculture in British Columbia. Similar to commercially zoned lands, industrial zoned lands can 

help preserve and protect the integrity of farmland in the province. The added benefit is that the 

land can accommodate virtually all types and scales of value-added agriculture initiatives 

(Township of Langley, 2017). In addition, industrial lands in BC are generally well serviced with 

access to key transportation routes.  
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Although utilizing industrial land for value-added agriculture can help preserve and 

protect ALR lands, it provides a set of challenges for primary producers looking to pursue value-

added agriculture similar to those faced on commercially zoned lands. Industrial zoned 

properties will either need to be purchased or rented in addition to the farmland. High land-use 

competition for industrial lands can make it challenging to find opportunities to buy or rent 

(Tycho, 2019). Similar to commercially zoned lands, renting or purchasing industrial space 

might not always be feasible for seasonal produce or start-up operations (Tycho, 2019). While 

industrial properties can accommodate all types of value-added agriculture, they are generally 

suited to more extensive operations, given the space and equipment costs (Tycho, 2019).  

Industrial properties also aren’t afforded the same tax benefits agricultural lands and are subject 

to noise and nuisance complaints. Primary agricultural products will also need to be transported 

to the facility to undergo processing (Tycho, 2019).  

Industrial & Value-Added Agriculture 

Advantages Disadvantages 

● Preserves the integrity of farmland 
● Less significant development costs 
● No need for approvals 
● Not limited by 50% rule 
● Access to location servicing 
● Relatively unlimited in the size of the 

venture, it can support 
●  Can accommodate all types of value-

added agriculture 

● Cost of property or rent 
● Higher property taxes 
● Must compile with city noise and 

nuisance bylaws 
● Need to be used all year long.  
● Transportation costs 
● High land-use competition  
● Equipment costs to match the scale 

 

Institutional & Value-Added Agriculture 
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Institutionally zoned value-added initiatives provide several advantages for primary 

producers. Several common institutional uses like universities and colleges, churches, and 

community centres operate on a not-for-profit basis and can provide commercial kitchen rental 

rates below market (Government of Manitoba, 2021). The capacity for innovation, research and 

growth that operations within a college or university provide can also be attractive to those 

looking to develop new, innovative products (Vancouver Island University, 2021). Commercial 

kitchens, Food hubs, and Incubators are all types of value-added agriculture compatible with 

institutional zoning.  

Institutional zoned value-added agriculture initiatives can have a number of 

disadvantages. For example, commercial kitchens found in some institutional zone’s are not 

suitable for larger value-added operations (Commercial Kitchen Association, 2020). In addition, 

more significant food hub-style operations found in larger institutionally zoned lands are subject 

to the will and direction of the institute (Vancouver Island University, 2021). Finally, value-

added operations looking to partner or work with institutions will also be required to pay rent and 

transportation costs for moving primary agricultural products to the facility (Tycho, 2019).   

Institutional & Value-Added Agriculture 

Advantages Disadvantages 

● Preserves the integrity of farmland 
● Less significant development costs 
● No need for approvals 
● Not limited by 50% rule 
● Access to location servicing 
● Rent can be more affordable 
● Access to labour markets 
● Research and development potential 

● Facility sizes can be limited 
● Subject to institutional will and 

direction. 
● Transportation costs 
● Cost of rent 
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Discussion 

Introduction  

By researching and evaluating standard zoning designations and typologies, this thesis 

has identified tools and practices local governments can use to plan and support value-added 

agriculture in their communities. However, through reviewing local government plans and 

policy, provincial legislation, and ALC goals and objectives, the importance of protecting and 

maintaining the integrity of British Columbia’s farmland is apparent. Value-added agriculture 

activities occurring on ALR land have been an essential step in realizing the benefits of creating 

diverse farm operations; however, as operations continue to grow and evolve, using farmland to 

develop extensive processing facilities may not be the most sustainable use for the provinces 

limited agricultural base. Instead, local governments can facilitate the establishment of value-

added agriculture in appropriate areas in their communities to balance farmland protection with 

the prosperity of value-added agriculture producers. As noted earlier, local governments control 

uses on land through zoning, and zones are being altered or created on a regular basis in most 

communities. As such, local governments have significant flexibility to custom design zones to 

respond to the unique needs and policy objectives they have for the local food industry. This 

section outlines best practices for local governments to adopt to support value-added agriculture 

off-farm using data collected through relevant literature, policy reviews, and industry reports. In 

addition, example practices were listed to highlight different ways and methods local 

governments are supporting value-added agriculture off-farm. 
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Best Practices  

1. Recognize Value-Added Agriculture in the Larger Community Context 

Once agricultural land is developed, it will rarely be converted back to farmland (Tycho, 

2019). Local governments can help protect the province’s agricultural lands while supporting 

farmers by recognizing value-added agriculture in the larger community context. Recognizing 

value-added agriculture can mean pursuing innovative activities and supporting the development 

of facilities in commercial, industrial, and institutional zones.  

Example: District of Sooke - Official Community Plan 

The District of Sooke, in their OCP, explores incorporating “agri-food systems activities” like 

food processing in land use designations bordering ALR and agricultural areas of the district land 

in addition to agricultural lands (District of Sooke, 2021).  

GROWTH MANAGEMENT AND LAND USE 

3.6 Gateway Residential South  

Additional Directions - Encourage agri-food system activities and businesses, such as 
local food production and processing and agri-tourism, as well as other tourism uses. 

3.7 Rural Residential 

Additional Directions -  Encourage agri-food system activities and businesses, such as 
local food production and processing and agri-tourism, in alignment with ALC Act 
where applicable.  

(District of Sooke, 2021) 
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2. Ensure the Future Availability of Lands Suitable for Value-Added Agriculture 

Industrial land is the only zoning designation that can support all types of value-added 

agriculture. However, unprecedented development pressure on industrial lands in metropolitan 

areas of the province results in a significant amount being used or rezoned for residential 

purposes (Tycho, 2019). The loss of industrial lands is threatening industry viability, including 

food processing (Tycho, 2019). In addition, food industries then have to compete with every 

other industry for land and facilities, many of which are far more profitable and can pay much 

more for land, thereby outcompeting food industries for available land. To strengthen food 

processing capacity on industrial lands, local governments can conduct industrial land 

inventories and land mapping to ensure these lands' future availability, specifically for value-

added agriculture. They can also consider food-industry focused zoning for land near productive 

agricultural areas to limit competition for those industrial sites with other more profitable 

industries.  

Example: District of Saanich Industrial Land Mapping and Inventory 

The District of Saanich in their Agriculture & Food Security Plan has determined that as 

part of future land mapping and inventories of industrial lands to examine the availability of land 

for food processing in addition to conducting a public land inventory to see if municipal lands 

could be suitable for food processing operations (District of Saanich, 2018). 

District of Saanich Industrial Land Mapping and Inventory 

Priority Actions - Phase 2 

Conduct a public land inventory to determine the potential of Saanich-owned lands to 
accommodate community food production and community food processing operations. 
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Ongoing Actions 

As part of future reviews of industrial zoned lands, consider impacts on the availability of land 
that permits food processing, storage and production facilities. 

(District of Saanich, 2018) 

 

3. Explore Innovative Zoning Practices.  

Local governments can create specific types of zones within zoning designations 

(Government of British Columbia, 2022). The creation of value-added agriculture-specific 

zoning can outline permitted uses and building requirements and help provide clarity in the 

renovation or development process. In addition, properties zoned and used for value-added 

agriculture can provide a template for others looking to establish similar operations. 

Sample Practice: District of Salmon Arm - Abattoir Zone 

Salmon Arm has a high population of Abattoirs and has created a specific industrial zone 

to allow for the development of Abattoirs in particular locations. In particular, the zoning bylaw 

highlights the need for the facility to comply with federal and provincial government standards 

(District of Salmon Arm, 1995). 

SECTION 31 - M-4 - ABATTOIR ZONE 

Purpose 

31.1 The M-4 Zone provides for the development of abattoirs in selected locations. 

Regulations 

31.2 On a parcel zoned M-4, no building or structure shall be constructed, located or altered 
and no plan of subdivision approved which contravenes the regulations set out in the M-4 Zone 
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or those regulations contained elsewhere in this Bylaw. 

Provincial/Federal Regulations 

31.7 In addition to the provisions of this Bylaw, the location, construction, operation of an 
abattoir shall meet all applicable provincial and federal regulations. 

(District of Salmon Arm, 1995) 

Sample Practice: District of Saanich - Rural Commercial Zone 

In their zoning bylaw, the District of Saanich has a “Rural Commercial Zone,” which was 

created to support activities required to sell and distribute agricultural products (District of 

Saanich, 2003). Although this zone doesn’t necessarily support food processing in its entirety, it 

does allow for the storage of food products in rural areas, which is relatively limited in many 

parts of British Columbia (District of Saanich, 2003). 

District of Saanich - Rural Commercial Zone 

The C-18 Rural Commercial Zone was created to recognize the activities required for the sale 
and distribution of local agricultural products to the community.  

Uses Permitted: 
(a) Agriculture 
(b) Farm Market Use 
(c) Retail Sale of Groceries, Perishable Items, 
Sundry Household Items and Animal Feed 
(d) Personal Service 
(e) Restaurant 
(f) Storage 
(g) Cable Hub Site  

 
(District of Saanich, 2003) 
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4. Support the Creation of Food Clusters  

Through zoning, local governments can create food districts or clusters of food system-

related businesses to help support agriculture. Clustering agriculture and food-related businesses 

and operations in specific areas allow those in the industry to connect and support one another, 

improve their processes, and increase productivity (Grummett, 2013). In addition, food clusters 

can help promote research and development, foster innovation, and highlight value-added 

agriculture in the community (Grummett, 2013). These areas can present some challenges to 

conventional thinking around zoning because a food cluster includes a diversity of uses including 

industrial, office, service commercial, retail and institutional uses, to support the many different 

organizations and businesses that may want to locate in the cluster.  

Sample Practice: False Creek Flats Food Cluster  

False Creek Flats in the City of Vancouver is home to several different businesses and 

organizations supporting all aspects of the food system. False creek flats is also home to 

Commissary Connect, the first food hub ever established in the Province (Commissary Connect, 

2019).  

False Creek Flats Food Cluster  
 
False Creek Flats is zoned a mix of commercial, industrial, and specific comprehensive 
development areas to support research and innovation in the City. The area is the largest and 
most diverse produce wholesaler and distributor in Metro Vancouver (City of Vancouver, 
2017). The City has found several benefits from having operations like these clustered in one 
area including, community connectedness, capacity-building, local economic development, 
and increased access to healthy local food (City of Vancouver, 2017).  
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Sample Practice: City of Pitt Meadows Agri-Industrial Zone 

As a solution to ensuring an adequate amount of industrial zoning is available for value-

added agriculture in suitable locations, local governments including Surrey, Maple Ridge, 

Abbotsford, and Chilliwack have explored creating a specialized “Agri-Industrial” zone (Robert 

et al., 2013). The creation of Agri-industrial zoned lands has generally been explored on ALR 

properties close to major roadways or where soil quality is poor (Peninsula and Area Agricultural 

Commission, 2020, 7). This has caused some debate amongst the agricultural community 

regarding as some see it as a potential threat to ALR lands while others see it as an important 

aspect of comprehensive agricultural planning (Peninsula and Area Agricultural Commission, 

2020, 7).  The City of Pitt Meadows has established an Agricultural and Farm Industrial zone to 

enhance the economic viability of agricultural diversification and value-added agriculture in the 

region in locations close to farmland (City of Pitt Meadows, 2018).  

Agricultural and Farm Industrial 

8.3.1 Intent 

The intent of the Agricultural and Farm Industrial (A‐3) Zone is to enhance the 
economic viability of farming and promote investment and diversification of the 
agricultural industry in Pitt Meadows with regulations consistent with the provisions of 
the Agricultural Land Commission Act and regulations. 

(City of Pitt Meadows, 2018) 

 



89 

5. Incentivize Value-Added Agriculture 

Local governments can help incentivize the creation of value-added agriculture facilities 

through revitalization tax exemption statuses. Local governments can apply revitalization tax 

exemption status to target areas, properties, or activities within a community (Government of 

British Columbia, 2021). Local governments could waive taxes for value-added agriculture 

businesses for a period of up to ten years to encourage the establishment of these operations 

within a community (Government of British Columbia, 2021). Revitalization tax exemptions 

could be a valuable tool for local governments looking to establish food clusters or food districts 

(Curran & Stobbe, 2010).   

Sample Practice: Hawaii Agricultural Enterprise Zone  

 In a study examining ways to improve farm viability in the Metro Vancouver area, the 

development of Agricultural Enterprise zones was explored (Curran & Stobbe, 2010). Although 

no examples of Agricultural Enterprise zones exist in the province, Hawaii has successfully run 

Agricultural Enterprise zones since 1986, with over 1,000 food businesses participating (State of 

Hawaii, 2016). 

Hawaii 
 
Although no examples of this exist in the province, Hawaii has successfully run the 
Agricultural Enterprise zones since 1986, with over 1,000 companies participating. Eligible 
businesses must earn a minimum of 50% of their annual income from a list of pre-approved 
agricultural activities in exchange for tax exemptions and priority in processing building 
permits and rezoning applications. By clustering both raw and value-added agricultural 
activity, creativity, competition, and economic advancement can promote the development of 
local value-added activities. 

(State of Hawaii, 2016) 
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6. Identify Gaps and Plan for Value-Added Agriculture  

Local governments have many tools to help plan for value-added agriculture and identify 

current and future gaps in local food systems. Local governments can apply for funding through 

the BC Food Hub network to conduct food hub feasibility studies in their communities 

(Government of British Columbia, 2021). These feasibility studies can help identify capacity, 

appropriate land, and community need for food hubs (Government of British Columbia, 2021). 

In addition, under the Local Government Act, Municipalities and Regional Districts have the 

authority to create plans for specific areas through local area plans (Government of British 

Columbia, 2021). Agricultural area plans are a form of local area plan that focuses on identifying 

issues and finding solutions to agricultural challenges (Government of British Columbia, 2021). 

Agricultural Area Plans are created in collaboration with the farming community through an 

agricultural planning steering committee (Government of British Columbia, 2021). 

Sample Practice: Comox Valley Regional District Food Hub Feasibility Study 

The Comox Valley Regional District completed a Food Hub Feasibility study in 2021. In 

its food hub feasibility study, the Comox Valley Regional District examined locations for a 

potential food hub on commercially zoned land (Warren, 2021). In the preliminary site 

evaluation, the District placed relatively little weight on the zoning compared to other aspects 

like low capital costs and renovation costs (Warren, 2021). In addition, the district was interested 

in exploring becoming a licenced abattoir and developing seafood processing facilities in the 

food hub so smaller meat seafood producers could pursue value-added activities (Warren, 2021).  

District of Comox Food Hub Feasibility Findings  
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8.3 Site evaluation and recommendation  
 
The old Saputo dairy processing plant generated the highest score. Some of the key reasons for 
this high score include the following:  
 

● It is in Courtenay where most food producers/processors are located.   
● It was used as a food facility and already has a 12,000 square foot cooler.   
● The current rent is a reasonable $12/sq. ft. per year.  It has ample power supply and 

water supply.  
●  It has at least 5 dock-level loading bays for aggregation and distribution.   
● While it is a 21,000 sq. ft. facility, it can be rented in components of 3,000 sq. ft.   
● It is in a good location from a public transit standpoint.   
● It is in an excellent location from a trucking/distribution perspective.   
● It has a good amount of office space that could be used for classrooms, a co-working 

space for food entrepreneurs, or offices for food non-profits. 
(Warren, 2021) 

 

Sample Practice: Capital Regional District Abattoir Feasibility Study 

Abattoirs have been steadily declining in the province due to strict and intense provincial 

and federal regulations. To help revive these facilities, some local governments have conducted 

Abattoir feasibility studies. The Capital Regional District recently completed an abattoir 

feasibility study (Stott & Van Seters, 2021). The study found that although there are currently 

enough abattoirs in the regions to serve meat producers, the long-term viability of these 

operations was tenuous due to the high costs of land (Stott & Van Seters, 2021). In addition, the 

study found “cut and wrap'' services, cold and frozen storage opportunities, and poultry 

processing was lacking in the region (Stott & Van Seters, 2021). Despite the decline in 

processing, the demand for locally processed meat products has grown (Stott & Van Seters, 

2021).  Studies like these can be helpful for local governments to identify and mitigate gaps in 

value-added agriculture in their communities.  
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7. Ensure Zoning, Policies, Regulations, and Processes are Clear.  

Navigating complex regulatory processes like zoning bylaws can take time, resources, 

and knowledge that could be better used in developing more resilient food systems (Canadian 

Home Builders Association, 2022). Local governments can help ensure value-added food 

producers can run their operations efficiently and respond to market conditions by providing 

clear zoning policies and regulations. The Ontario Federation of Agriculture recommends that 

municipalities in order to best support agriculture work to ensure policy and regulations in 

zoning bylaws are clear but flexible (Ontario Federation of Agriculture, 2021).  

Sample Practice: City of Abbotsford AgRefresh  

In 2016, the City of Abbotsford initiated a comprehensive planning process called 

AgRefresh to update the city’s bylaws and regulations and establish a framework for monitoring 

bylaws compliance within Abbotsford’s ALR lands (City of Abbotsford, 2021). The goal of 

AgRefresh is to ensure the city has clear and concise policies that create a thriving agricultural 

sector (City of Abbotsford, 2021). Municipal policy and regulations surrounding value-added 

agriculture and food processing were one of the key areas explored in the plan. The value-added 

agriculture policies and recommendations explored in AgRefresh works to provide clear and 

understandable zoning guidelines for value-added agriculture initiatives (City of Abbotsford, 

2021). Although AgRefresh focussed on utilizing ALR lands for food processing, the concept of 

developing zoning guidelines that have straightforward approval processes could be used as a 

template for other local governments interested in supporting value-added agriculture in their 

communities (City of Abbotsford, 2021).  
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8. Engage with and Consult the Agricultural and Food Industry Community. 

Frequent and meaningful consultation with farmers, value-added food producers and 

others in the food industry community can help ensure municipal zoning practices reflect the 

community's needs (Ontario Federation of Agriculture, 2021). This can involve creating 

agricultural advisory committees, meeting with farmers and those engaging in value-added 

agriculture to understand how zoning affects their ability to pursue value-added food production, 

and hosting public engagement events and opportunities (Ontario Federation of Agriculture, 

2021). It is also important that staff are informed and recognize agricultural issues and 

opportunities in the area to help reach mutually beneficial solutions for value-added agriculture 

(Ontario Federation of Agriculture, 2021).  

Sample Practice: District of Saanich Agricultural Area Plan Engagement 

In their Agricultural Area Plan, the District of Saanich developed a comprehensive list of 

specific stakeholders in the community. The District then created a matrix to evaluate all of the 

key stakeholders for the project and feedback that they’d like from them (District of Saanich, 

2016). 

District of Saanich Agricultural Area Plan - Key Stakeholders 
 
Engagement will include activities to connect with the general public, but also approaches that 
focus on primary stakeholders throughout the process. These stakeholders may include:   
 

● Representatives from local farms–including livestock operations, dairies, greenhouses, 
nurseries, small-scale mixed vegetable operations, and others;   

● Representatives with an interest in local food processing and distribution (e.g. Victoria 
Community Food Hub Society, local members of BC Food Processors Association, 
Sysco Victoria, and others);   

● Peninsula and Area Advisory Commission;   
● Healthy Saanich Advisory Committee;  Local non-profits such as: LifeCycles, CR-Fair, 
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Greater Victoria Compost Education Centre, , Mustard Seed, Cool Aid Society, 
Victoria Native Friendship Centre, Island Chefs’ Collaborative, and others;  

● Community associations;   
● Chambers of Commerce;   
● Island Health;   
● Academic institutions such as: Camosun College, Gaia College, Horticulture Centre of 

the Pacific, University of Victoria;   
● Small and large grocers/retailers such as: Root Cellar Grocery, Share Organics, Red 

Barn, Thrifty Foods, Save-On Foods, LifeStyles Market, and others;   
● Nursery stores and compost providers;   
● Gardening/landscaping businesses emphasizing food security (e.g. Hatchet and Seed, 

Edible Living Landscapes);   
● Local and regional government including First Nations;   
● Local Schools interested in food security and food growing; and  
● Provincial government agencies: Ministry of Agriculture, Agricultural Land 

Commission, others.  
(District of Saanich, 2016) 

 

Sample Practice: Sunshine Coast Agricultural Area Plan Engagement 

The Sunshine Coast Agricultural area plan uses various engagement techniques and 

activities to engage the full range of the agricultural community. By employing different 

techniques to capture public feedback, the feedback received was quite comprehensive (Sunshine 

Coast Regional District, 2013). 

Sunshine Coast Agricultural Area Plan Engagement Methodology 
 
Open Houses: Three rounds of open houses and workshops (10 in total) were conducted 
throughout Stages II and III of the Ag Plan. 
 
Focus Groups: Two focus group sessions were held in July and October with key stakeholders 
to address specific components of the plan and gain in-depth feedback.  
 
Elected Officials Forums: Two elected officials’ forums were conducted during Stages II and 
III of the Plan process.  
 
Media, Website, Video, and On-line Components:  The consultant team assisted SCRD staff 
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in creating content with all relevant materials for engagement events (postcards, posters, 
invitations), workshop notes (including graphic facilitation visuals), and other information 
useful to the Sunshine Coast Community throughout the project. In addition, an online public 
opinion survey and poll focusing on agricultural development opportunities and issues were 
developed and linked to the SCRD website, so that stakeholders and the public could provide 
input on key issues outside of, or in addition to, formal meetings and events. The consultant 
team also assisted with social media content and updated the Facebook and Twitter feeds in 
preparation for public events and notices. In addition to website and social media input, the 
consultant team along with community volunteers created a short agricultural video.  

(Sunshine Coast Regional District, 2013) 
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Conclusion 

Farming is an integral part of society; however, farmers in British Columbia are 

struggling. The rapid commoditization and industrialization of agriculture make it challenging 

for local farmers to compete with raw agricultural products on a global level (Coltrain et al., 

2000). Increased costs of farmland and inputs and low-profit margins coupled with extreme 

weather events threaten the future of food security in the province. In addition, the COVID-19 

pandemic and extreme flooding in the province have demonstrated how fragile the current food 

system is. All these factors combined decrease the viability of farm operations.  

Increasing the scale of value-added agriculture in the province will assist in addressing 

these challenging factors. Value-added agriculture can help farmers diversify their income, 

capture a larger share of the food dollar and improve the resiliency of their businesses. Forward-

looking government bodies and agricultural organizations are starting to recognize the vital role 

of value-added agriculture in developing resilient food systems and thriving farm industry. This 

is demonstrated by the growing amounts of research and funding available to those interested in 

pursuing or exploring value-added activities (Government of British Columbia, 2021). Increased 

awareness of food insecurity and the implementation of provincially funded food hubs are 

bringing value-added agriculture initiatives to our communities. With this in mind, local 

governments can pursue a wide range of measures, including updating their zoning bylaws in 

order to facilitate and support farmers and other businesses in the food production system as a 

whole. 

While there are some excellent examples of local zoning and policies supporting value-

added agriculture, a large percentage of local governments' policies are inadequate. Currently, 
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standard zoning designations that could support value-added agriculture are limited or often 

heavily regulated, creating challenges for those looking to enter the industry. By recognizing 

value-added agriculture typologies and characteristics and implementing best practices, local 

governments can utilize planning tools like zoning to ensure there is the availability of proper 

spaces for value-added agriculture in communities. Off-farm value-added processing is a key 

leverage for local governments in the future as it balances the need to protect the province’s 

limited agricultural land while allowing for the diversification of farm operations. 

Further work is needed in the topic of value-added agriculture on a number of fronts. The 

creation of a set of reference zones for municipalities to use would be valuable to support their 

work in creating the appropriate zones to support value-added activities. Another area of work 

needs to be in the continued refinement of ALR regulations to support value-added activities in 

the context of the globalizing agricultural and food system trends to ensure BC farmers can stay 

competitive on their farms and increase their incomes to attract the next generation. Along these 

lines, different rules and allowances for rural/remote areas of the province where farmers and 

food processors are more limited in accessing facilities should be considered. A further area of 

work is in providing mechanisms for financing the purchase of farmland by the next generation 

of farmers.  

Another area of further study could be specific and supportive zoning policy for abattoirs. 

Most reports and gap analyses reviewed highlighted the rapidly declining number of local 

abattoirs. The decline in these facilities is limiting the ability of farmers to raise more animals 

across the province as abattoir facilities have long scheduling times and limited capacity.  
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This thesis adds to the body of knowledge for planners and local governments adopting 

zoning bylaws that are supportive of value-added agriculture and provides a foundation to 

conduct additional research to identify strategies for the implementation.  
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