December 8, 2016

ALC File: 55446

Dagneault Planning Consultants Ltd.
220 - 8171 Cook Road
Richmond, BC
V6Y 3T8
Dear Mr. Dagneault:
Re:

Application to Subdivide Land in the Agricultural Land Reserve (ALR)

Please find attached the Reasons for Decision of the Agricultural Land Commission (Resolution
#422/2016) as it relates to the above noted application. As agent, it is your responsibility to
notify your client(s) accordingly. A sketch plan depicting the decision has been attached.
Reconsideration of a Decision as Directed by the ALC Chair
Please note that pursuant to s. 33.1 of the Agricultural Land Commission Act, the Chair may
direct the executive committee to reconsider any panel decision if, within 60 days from the date
of this decision, he considers that the decision may not fulfill the purposes of the commission as
set out in s. 6, or does not adequately take into consideration s. 4.3.
You will be notified in writing if the Executive Committee is directed to reconsider your decision.
The Commission advises you to take this 60 day period into consideration prior to proceeding
with any actions upon this decision.
Reconsideration of a Decision by an Affected Person
We draw your attention to s. 33(1) of the Agricultural Land Commission Act which provides a
person affected the opportunity to submit a request for reconsideration.
33(1) On the written request of a person affected or on the commission's own initiative, the
commission may reconsider a decision of the commission under this Act and may
confirm, reverse or vary it if the commission determines that:
(a) evidence not available at the time of the original decision has become available,
(b) all or part of the original decision was based on evidence that was in error or was
false.
For further clarity, s. 33.1and s. 33(1) are separate and independent sections of the Agricultural
Land Commission Act.
Further correspondence with respect to this application is to be directed to Kamelli Mark at
(Kamelli.Mark@gov.bc.ca).
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Yours truly,
PROVINCIAL AGRICULTURAL LAND COMMISSION

Kamelli Mark, Land Use Planner

Enclosures:

Reasons for Decision (Resolution #422/2016)
No. 5 Road Backlands Policy
Sketch plan

cc: City of Richmond (File: AG 13-646237)
55446d1

AGRICULTURAL LAND COMMISSION FILE 55446

REASONS FOR DECISION
OF THE SOUTH COAST PANEL
Application submitted pursuant to s. 21(2) of the Agricultural Land Commission Act

Applicant:

Second Sun Realty Fund Ltd.
(the “Applicant”)

Agent:

Dagneault Planning
Consultants Ltd.
(the “Agent”)

Application before the South Coast Regional Panel:

Satwinder Bains, Acting
Panel Chair
Gordon McCallum
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THE APPLICATION

[1] The legal description of the property involved in the application is:
Parcel Identifier: 004-856-686
Parcel A (Reference Plan 775), Section 30, Block 4, North Range 5 West, New
Westminster District Except: Firstly: Part Subdivided by Plan 2627; Secondly: Part
Subdivided by Plan 51360; Thirdly: Part on Statutory Right of Way Plan 21305
(the “Property”)

[2] The Property is 12.6 ha in area.

[3] The Property has the civic address 9500 No. 5 Road, Richmond, BC.

[4] The Property is located within a designated agricultural land reserve (“ALR”) as defined in s.
1 of the Agricultural Land Commission Act (the “ALCA”).

[5] The Property is located within Zone 1 as defined in s. 4.2 of the ALCA.

[6] Pursuant to s. 21(2) of the ALCA, the Applicants are applying to:
•

subdivide the Property to create five 0.8 ha (2 acre) lots along No. 5 Road (generally
the westerly 110 m);

•

operate a non-farm use to allow community institutional uses on these smaller lots to
enable separate congregations to develop assembly facilities and supporting uses
(i.e. parking); and

•

dedicate a 20 m wide portion of land from Highway 99 to No. 5 Road along the
southern border of the Property as road

(the “Proposal”).

The Proposal along with supporting documentation is collectively the application (the
“Application”).
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RELEVANT STATUTORY PROVISIONS

[7] The Application was made pursuant to s. 21(2) of the ALCA:

21(2) An owner of agricultural land may apply to the commission to subdivide agricultural
land.

[8] The Panel considered the Application within the context of s. 6 of the ALCA:

6 The following are the purposes of the commission:

(a) to preserve agricultural land;
(b) to encourage farming on agricultural land in collaboration with other
communities of interest; and
(c) to encourage local governments, first nations, the government and its agents to
enable and accommodate farm use of agricultural land and uses compatible
with agriculture in their plans, bylaws and policies.

EVIDENTIARY RECORD BEFORE THE PANEL

[9] The Panel considered the following evidence:
1. The Application
2. Local government documents
3. Agricultural capability map, ALR context map, and satellite imagery

All documentation noted above was disclosed to the Agent in advance of this decision.

[10] At its meeting of May 24, 2016, the City of Richmond resolved that the Agricultural Land
Reserve Application by Dagneault Planning consultants Ltd. At 9500 No. 5 Road to allow
subdivision of the existing lot into five 0.8 ha (2 acre) lots fronting No. 5 Road and one 8.2
ha (20.3 acre) backland lot and non-farm uses for the development of community
institutional facilities and supporting uses on the five 0.8 ha (2 acre) lots on the westerly 110
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m (361 ft.) of the site, as outlined in the report dated May 5, 2016 from the Director of
Development, be endorsed and forwarded to the Agricultural Land Commission; and that the
Agricultural Land Reserve Transportation Application to dedicate a 20 m (66 ft.) wide portion
of land from No. 5 Road to Highway 99 as road (Williams Road – Unopened Allowance), as
outlined in the report dated May 5, 2016 from the Director of Development, be endorsed and
forwarded to the Agricultural Land Commission.

SITE VISIT

[11] The Panel, in the circumstances of the Application, did not consider it necessary to
conduct a site visit to the Property based on the evidentiary record associated with the
Application.

FINDINGS

[12] In assessing agricultural capability, the Panel referred in part to agricultural capability
mapping and ratings. The ratings are identified using the BC Land Inventory (BCLI), ‘Land
Capability Classification for Agriculture in B.C.’ system. The improved agricultural capability
ratings identified on BCLI map sheet 92G/03h for the mapping units encompassing the
Property are 70% Class 2 and 30% Class 3, more specifically (7:2WD 3:3WD).

[13] In addition, the Panel received Agricultural Conversion Plan Mylora Golf Course Report
prepared for Dagneult Planning Consultants Ltd. and prepared by Bruce McTavish, MSc,
MBA, PAg, RPBio on April 20, 2016 (the “McTavish Report”) which outlines the capability for
the existing golf course to be converted to productive agricultural land. According to the
McTavish Report, the unimproved agricultural capability of the Property is rated as 4W
which is improvable to class 7:2WDN and 3:3WDN

Class 2 - land is capable of producing a wide range of crops. Minor restrictions of soil or
climate may reduce capability but pose no major difficulties in management.
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Class 3 - land is capable of producing a fairly wide range of crops under good management
practices. Soil and/or climate limitations are somewhat restrictive.

Class 4 - land is capable of a restricted range of crops. Soil and climate conditions require
special management considerations.

The limiting subclasses associated with this parcel of land are W (excess water), D
(undesirable soil structure) and N (salts).

[14] The McTavish Report further finds that:

…there are no contaminants that will inhibit the conversion of the existing golf course to
a commercial agricultural property. The soil chemical and physical properties are all
within normal parameters for agricultural land in Richmond, and the low macro nutrient
levels are consistent with areas that were not fertilized on a regular basis.
[15] The Panel reviewed the BCLI ratings and the McTavish Report and find that the Property
has good agricultural capability.

[16] The Property is currently used as a golf course, however, the Applicant has confirmed to
the City of Richmond that they will undertake the agricultural remediation works outlined in
the McTavish Report at their own cost to convert the golf course to productive agricultural
land. According to the McTavish Report, the agricultural remediation works will take
approximately a year to complete starting in the spring. Once the agricultural remediation is
complete, the proposed 8.2 ha backlot will be sold to the City of Richmond as a fee simple
lot. The City of Richmond intends to conduct a form of agricultural activity on the backlot
once it is remediated and city-owned. The Panel supports the agricultural remediation of the
Property and the eventual agricultural use proposed by the City of Richmond.

[17] The Panel notes the Commission’s endorsement of the City of Richmond’s No. 5 Road
Backlands Policy. The No. 5 Road Backlands Policy allows “Community Institutional
uses on the westerly 110m of the properties located on the east side of No. 5 Road
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between Blundell Road and Steveston Highway if the remaining portions are actively
farmed”. Although subdivision of the Property is not endorsed in the No. 5 Road
Backlands Policy, the Proposal includes the remediation of a golf course to an
agricultural use. Therefore in this circumstance, the Panel finds that the Proposal will
result in a benefit to the agricultural use of the Property.

DECISION

[18] For the reasons given above, the Panel approves the Proposal to subdivide the
Property to create five 0.8 ha parcels, and to allow community institutional uses on these
smaller lots to enable separate congregations to develop assembly facilities and
supporting uses.

[19] The Proposal is approved subject to the following conditions:
a. the preparation of a subdivision plan to delineate the area to be subdivided per the
drawing submitted with the Application;
b. the subdivision be in substantial compliance with the plan submitted with the
Application;
c. submission of two (2) paper copies or one (1) electronic copy of the final survey plan to
the Commission;
d. the subdivision plan being completed within three (3) years from the date of release of
this decision;
e. approval for non-farm use is granted for the community institutional uses described in
the Application;
f.

conversion of the golf course to agricultural land in accordance with the McTavish
Report;

g. submission of a closure report following the conversion of the golf course to agricultural
land to be approved by the Commission; and
h. the road dedication on the southern border of the Property be used solely for private or
farm uses.
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[20]

When the Commission confirms that all conditions have been met, it will authorize the

Registrar of Land Titles to accept registration of the subdivision plan.

[21] This decision does not relieve the owner or occupier of the responsibility to comply
with applicable Acts, regulations, bylaws of the local government, and decisions and
orders of any person or body having jurisdiction over the land under an enactment.
[22] These are the unanimous reasons of the South Coast Panel of the Agricultural Land
Commission.
[23] A decision of the Panel is a decision of the Commission pursuant to s. 11.1(5) of the
Agricultural Land Commission Act.
[24] This decision is recorded as Resolution #422/2016 and is released on December 8,
2016.
CERTIFICATION OF DECISION

__________________________________________________________
Satwinder Bains, Acting Panel Chair, on behalf of the South Coast Panel
END OF DOCUMENT
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Approved Subdivision and
Non-farm Use
ALC Resolution #422/2016

Lot F ~8.2 ha to be
converted from golf
course to agricultural
land
Lots A, B, C, D & E
all ~0.8 ha approved
for community
institutional uses

Road dedication area

