Agricultural Advisory Committee Meeting to be held on
Thursday, September 10, 2020 at 10:00 a.m. via video
conference.

AGENDA
1.

CALL TO ORDER

2.

LATE ITEMS

3.

APPROVAL OF AGENDA
THAT the September 10, 2020 agenda for the Agricultural Advisory
Committee Meeting be approved.

4.

ADOPTION OF MINUTES
THAT the Minutes of the Agricultural Advisory Committee Meeting held
on March 12, 2020 be adopted. (Page 1)

5.

NEW BUSINESS

(1)

New Member Introduction
Introduction of Anne Berry, new Director of Planning and Development
Services.

(2)

Environmental Inventory and Management Strategy
A. Berry, Director of Planning and Development to provide an update on
the Environmental Inventory and Management Strategy.

(3)

Official Community Plan Review (Page 14)
D. Parr, Planner ll, to verbally present the draft Agriculture Chapter and
proposed policies related to Agriculture in the OCP.

(4)

Update on 2020 Action Item Tracker (Page 23)
A. Berry, Director of Planning and Development Services, to provide
an update on the AAC Action Item Tracker.

Agenda for the Agricultural Advisory Committee – September 10, 2020

(5)

Update on Application Tracker (Page 24)
A. Berry, Director of Planning and Development Services, to provide an
update on the AAC Application Tracker.

(6)

Terms of Reference (Page 30)
A. Berry, Director of Planning and Development Services, to verbally review
revised Terms of Reference highlighting most significant revisions.

(7)

Non-Adhering Residential Use Application – 19831 McNeil Road (Page 36)
A. Dominelli, Development Services Technician, to present
a non-adhering residential use application for 19831 McNeil Road.

(8)

Committee Budget
A. Berry, Director of Planning and Development Services, to discuss
update on the 2020 Committee budget.

6.

ROUND TABLE

7.

ADJOURNMENT
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MINUTES of the Agricultural Advisory Committee Meeting held on Thursday,
March 12, 2020 at 10:00 a.m. in the Meadows Room of the Pitt Meadows City
Hall, 12007 Harris Road, Pitt Meadows, British Columbia.
PRESENT:
Voting Members:

Joe Bachmann (chair)
Macky Banns
Hank Bitter
Lynn Kemper
Dan Kosicki
Mike Manion
Philip Robinson*
Sandy Howkins

Council Liaisons:

Councillor Anena Simpson *

Staff:

A. Dominelli – Development Services Technician
R. Evans – Manager of Operations *

Guests:

Applicant 1 – 14351 McKechnie Road *
Members of the public

Regrets:

Alana Aquilini
Nadia Mori
Wayne Wisselink
Bob Hopcott
Councillor Nicole MacDonald

Secretary:

Tatiana McCaw

1.

CALL TO ORDER
The meeting was called to order at 10:03 a.m.

2.

LATE ITEMS
None.
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3.

APPROVAL OF AGENDA
It was MOVED and SECONDED THAT the Agenda for the March 12,
2020 Agricultural Advisory Committee Meeting be approved.
CARRIED.

4.

ADOPTION OF MINUTES
It was MOVED and SECONDED THAT the Minutes of the Agricultural
Advisory Committee Meeting held on January 23, 2020 be adopted.
CARRIED.

5.
(1)

NEW BUSINESS
Subdivision Application – 14351 McKechnie Road
A. Dominelli, Development Services Technician, presented on the
application for subdivision at 14351 McKechnie Road including a
PowerPoint presentation which is included as Attachment 1 and forms a
part of the original minutes.
Following the presentation the following points were raised:
• Would supporting this application create a third title?
o Staff confirmed supporting this application would not
create a third parcel of land for the owners.
• Approving this application would be supporting agriculture in
this community.
• Applicant 1 spoke to concerns regarding the possible new
property outline stating most farmers would not feel an
inconvenience from a hook shaped property.
• If the application was approved, would the land still remain in
the ALR?
• The approval of this application would produce the same
amount of farming.
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RECOMMENDATION:
It was MOVED and SECONDED THAT Council be informed that the
Agricultural Advisory Committee strongly supports the subdivision application
for 14351 McKechnie Road and PID 013-529-269.
CARRIED.
(2)

Non-Adhering Residential Use Application – 19730 Old Dewdney Trunk
Road
A. Dominelli, Development Services Technician, presented on a nonadhering residential use application for 19730 Old Dewdney Trunk Road
including a PowerPoint presentation which is included as Attachment 2
and forms a part of the original minutes.
Following the presentation, the following points were raised:
• That the Committee needs to support the ALC regulations to allow
for consistency.
• Supporting the application could threaten land values.
• Concerns raised around supporting applications to build larger
homes could possibly increase the chances of the property being
used as a rental.
• Building a larger home does not benefit agricultural development
and growth in the community.
• Supportive of building a new home in the location that was
proposed; where current preload was identified.
• There is possible threat to land values if larger homes are built on
farms.

RECOMMENDATION:
It was MOVED and SECONDED THAT Council be informed that the
Agricultural Advisory Committee does not support the non-adhering
residential use application for 625m2 principal residence at 19730 Old
Dewdney Trunk Road due to the size of the proposed newly constructed
home. The Committee supports the construction of a new home that is within
existing ALC regulations and on the existing preloaded site.
CARRIED.
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(3)

Ditches in Pitt Meadows
R. Evans, Operations Manager, discussed concerns raised by the
Committee surrounding ditches, ditch debris, and pump stations in Pitt
Meadows.

* P. Robinson joined the meeting at 10:18 a.m.
Following the presentation, the following points being raised:
• Is the possible solution for the weed concerns in Pitt Meadows
an economical one?
• What is the city doing to deal with the invasive species
concern?
o Staff noted there are annual assessments taking place.
o Staff noted that signs will be posted at the Fenton Pump
Station and at the McKecknie Pump Station for public
knowledge on these invasive species.
The discussion continued with the following points being raised:
• Would like to see a long term plan around ditch cleaning proposed
in the OCP.
o Staff stated we need to be cognizant of what we are pulling
out of the ditches as if too much is removed we are
compromising the integrity of other areas.
• When is the upgrade taking place in Area 4?
• What are the details on the pump upgrades at Fenton Pump
Station?
• Why are water levels so low in the summer?
o Staff noted that this is a Council Policy.
• Does the City track the pump efficiency?
o Staff noted it is difficult to track due to variances in storms.
• Have we seen improvements in the water levels during major
storms?
o Staff noted that the screens are allowing the City to monitor
the systems which are indeed working more efficiently.
• Fill site needs to be a long term plan.
• Ditches are integral for the farming community.
• The recovery of the parrot feather weed is much slower when
managed in the fall then the summer.
• If the invasive species are successfully managed, does this mean
the soil from the ditches will not need to be removed?
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•
•

How can we help increase education on invasive fish the City is
dealing with?
Are there any concerns or delays with the pumps coming from
Europe?

RECOMMENDATION:
It was MOVED and SECONDED THAT the Committee direct staff to create a
strategy or proposed policy which would discuss the overall ditch strategy
including cleaning, water levels, and management to be included in the Official
Community Plan. This would include more defined details surrounding basic
operations standards; AND
Direct Staff to present to the Committee an update at the next meeting
scheduled in April 2020 prior to providing comments to Council on the
recommended addition to the Official Community Plan.
CARRIED.
*R. Evans & Applicant 1 exited the meeting at 11:17 a.m.
(4)

Committee Participation on Earth Day – April 22, 2020
P. Robinson briefly noted that this year’s theme for Earth Day is Food
Sustainability and wanted to see if any Committee members would
like to contribute to this year’s event set to be held in Spirit Square.
•

(5)

Staff noted to reach out to the Green Team if you would like to
participate.

Update on 2020 Action Items
A. Dominelli, Development Services Technician, provided an update on
staff action items.
•

The Committee supported the new Action Item tracker and would like
to see it presented at each meeting as a part of the Agenda.
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(6)

Update on Telus Fiber Optic
A. Dominelli, Development Services Technician, presented a verbal
update on clarification on boundaries of the new Telus Fiber Optic
network being installed in Pitt Meadows.

(7)

Update on Application Tracker
A. Dominelli, Development Services Technician, verbally presented on
the new Committee Action Tracker.
Following the presentation, the Committee requested staff noted
“Pending ALC Decisions” be added to all items on the Application
Tracker where decisions are still outstanding.

(8)

Committee Budget
A. Dominelli, Development Services Technician, verbally presented on
the idea of an educational video which would be used to showcase the
farming community which could provide further education for residents.
Following the presentation, the following points were raised:
•
•
•
•
•

Committee showed support for educational video.
Ideas were shared around possibly showcasing major
commodities in Pitt Meadows such as greenhouses, cranberry
fields, blueberry farms, dairy farms.
Perhaps a montage of different farms and what they produce.
Farmers are fighting for education and sustainability.
Committee members will send promotional photos and videos
to Staff which may be useful for video.

ACTION: Staff will reach out to communications department to attend the next
meeting.
6.

ROUND TABLE
M. Manion – COVID19 has impacted the mushroom industry. Large
concern around community workers and if an outbreak takes place it
could affect their labour.
Councilor Simpson: Gave thanks to the Committee and noted that
Council relies heavily on the recommendations from the AAC and
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thanked them for their time and hours spent volunteering with the
Committee.
* Councilor Simpson left the meeting at 11:37 p.m.
S. Howkins – Had nothing to add.
L. Kemper – Happy to announce she was reappointed to the Committee.
H. Bitter – Rannie Rd., truck traffic from the quarry is a concern; perhaps
the trucks wait in a second lane.
M. Baines – Had nothing to add.
J. Bachman – Expressed frustrations around protesters blocking railroads.
D. Kosiki – Wanted to know if the recruitment process was closed and
noted that he spoke to B. Hopcott who has decided to a step back from
the AAC.
P. Robinson – Wanted to make a comment around COVID19 and if there
were any plans on shutting down the Committee at this time. He wanted
to ensure the Committee would be notified as soon as anything changes.
7.

ADJOURNMENT
It was MOVED and SECONDED THAT the meeting be adjourned at
11:56 p.m.
CARRIED.
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Subdivision Application for
14351 McKechnie Rd
Agricultural Advisory Committee

Existing Properties
• OCP Designation:
Agricultural
• Zoning: A-1
• Ebenezer Dairy Farms
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Proposal
Current

Proposed

Parcel 1

6.96 ha

12.89 ha

Parcel 2

14.03 ha

8.1 ha

• Lot line adjustment
• Create a “hooked”
parcel

Staff Comments
• Not ideal to create a hooked parcel
• Any fragmentation of ALR may lead to increased
expectations/speculation
• No clear benefit for long term farming
• While sympathetic to current farming operation,
City must consider the very long-term
perspective and overall land use patterns
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Approving Officer
• Even if approved by ALC, subdivisions require
approval from City’s Approving Officer
– Independent and separate jurisdiction from Council
– Ensure subdivisions in accordance with City and
provincial bylaws and regulations
•
•
•
•

Road access, dedication and improvements
Servicing
Flood hazards
Public interest

Suggested recommendations:
A. The Agricultural Advisory Committee does
not support the subdivision application for
14351 McKechnie Rd and PID 013-529-269;
OR
B. The Agricultural Advisory Committee
supports the subdivision application for
14351 McKechnie Rd and PID 013-529-269.
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Non-adhering Residential Use
Application for 19730 Old
Dewdney Trunk Rd
AAC Meeting March 12, 2020

19730 ODT Rd
•
•
•
•

8.37 ha/20.69 ac
Barn/fruit stand
Blueberry crops
Placed preload
about 10 years ago
but didn’t build
house
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Proposal
• Approximately 625 m²
residential dwelling for
applicant, wife, 2 kids
and parents
• Also owns 20 ac
blueberry farm at 13349
McKechnie Rd where
parents currently live

Staff comments
• Difficult to evaluate need for dwelling
larger than 500 m²
• 42 m² attached garage also permitted
• Two 100 m² detached residential
accessory buildings also permitted
• OCP speaks to “estate” homes leading to
unrealistic land values for farm land
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Suggested Recommendations:
A. The Agricultural Advisory Committee does not
support the non-adhering residential use
application for a 625 m² principal residence at
19730 Old Dewdney Trunk Rd; OR
B. The Agricultural Advisory Committee supports
the non-adhering residential use application for
a 625 m² principal residence at 19730 Old
Dewdney Trunk Rd.
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Chapter 9: Agriculture
Agriculture Vision:
Agriculture is the dominant land use in Pitt Meadows and farmland is protected for food production.

Agriculture plays a primary role in the economy, history and identity of Pitt Meadows. It also
plays a role in the quality of life for the city’s rural and urban residents. Because of its agricultural
history, large expanses of open space remain within walking distance of many neighbourhoods,
providing respite from the more developed urban areas and busier roads. Pitt Meadows’
farmland — or, more specifically, the Agricultural Land Reserve (ALR) land — has limited urban
development in the city, enabling the creation of a concentrated town centre while retaining a
strong community identity rooted in farming.
Agriculture remains the dominant land use in Pitt Meadows — Agricultural Land Reserve (ALR) is a
ALR lands comprise 78% of all land in the municipality (see provincial zone in which agriculture is
graph) — with substantial areas used for the production for
recognized as the priority use.
berries, horticultural products, greenhouse crops, grazing,
dairy farming and other farm activities. These uses are Farming is encouraged in the ALR and
threatened by development trends, such as construction of non-agricultural uses are restricted.
estate homes in rural farming areas. The City, together with
the provincial Agricultural Land Commission (ALC), recognizes that agriculture is a priority use in
its rural areas over residential and other uses.
Actively farmed
Supporting farming
Unavailable for
farming
Limited potential
for farming
Available & with
potential for
farming
Figure 1: Status of land uses in Pitt Meadows ALR, Ministry of Agriculture
Land Use Inventory Report
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Pitt Meadows has much to offer the
region: locally grown food, excellent
access to transportation routes and
potential land for processing and
storage facilities that can all
contribute to a resilient food system.
In agricultural production, the city
ranks sixth among BC municipalities
and fourth within Metro Vancouver,
and contributes 20% of BC’s total
annual blueberry production. Farm
cash receipts exceed $81 million,
with more than 1,500 people
employed by farming activities in Pitt
Meadows.

In addition to producing a variety of foods, Pitt Meadows’ agricultural lands provide important
ecological services, including wildlife habitat, climate regulation, nutrient and organic matter
recycling, water infiltration and flood management.
The policies of this OCP are intended to confirm the City’s commitment to agriculture.
PITT MEADOWS AGRICULTURE ISSUES
•

•

•

Land speculation on ALR lands creates uncertainty for the agricultural community and
can create unrealistic land values for farm use.
o Properties within Pitt Meadow’s ALR that are used for farming have an average
assessed value of $23,555 per hectare while properties in the ALR but
unavailable for farming have an average assessed value of $559,406 per hectare.
(source: Metro Vancouver study, based on BC Assessment data)
Pitt Meadows residents value and respect the agricultural area for many reasons,
including food production, open spaces and heritage character, but normal farm
practices can create odours, noise, light or other impacts that may offend non-farm
residents, which, in turn, could limit agricultural uses.
The farming community is aging (see graph) and the high cost of agricultural land in the
region coupled with low profit margins associated with small-scale farming have meant
that fewer young people have been able to choose farming as a career.

•
Many levels of regulation (municipal,
provincial and federal) can create
56
confusion and increase the cost of farming.
•
Our Metro Vancouver’s capacity to
54
feed itself over the long term has, over the
past few years, become a serious issue,
52
particularly as residents have become more
50
dependent upon imported food and as the
entire region is starting to encounter the
48
effects that climate change will have on the
2001
2006
2011
2016
global food supply.
•
While farmers are accustomed to
Figure 2: Median Age of Farm Operators in Pitt Meadows, 2001
to 2016
adjusting their practices to work through
difficult weather conditions, the impacts of
climate change may exceed anything previously experienced.
58

K E Y OCP A C TI O N A R E AS
The following Key OCP Action Areas were identified during the visioning process for the
development of this Official Community Plan:

ALR LAND FOR PRODUCTIVE PURPOSES

15

PRESERVATION OF LARGE AGRICULTURAL PARCELS
HOUSING IN THE ALR
URBAN-RURAL RELATIONSHIP
DIVERSIFICATION OF THE AGRICULTURAL ECONOMY
WORKING CONSULTATION WITH FARMERS AND LANDOWNERS
STRENGTHENING OF THE FARMING COMMUNITY
FOOD SYSTEMS

Objective 9.1: Preserve ALR land for productive uses
By the early 1970’s, British Columbia was losing nearly 6,000 hectares of prime agricultural land
each year to residential, commercial and industrial uses. In 1973, the provincial government
established the Agricultural Land Reserve in response to these losses to protect farmland in
perpetuity. Seventy-eight per cent of Pitt Meadows land today is located within the ALR.
The establishment of the Agricultural Land Commission (ALC) has slowed the loss of farmland
in the province significantly. Nevertheless, owners of farmland in Pitt Meadows continue to
experience pressure to convert land to other uses, such as rural estates, or commercial uses,
such as truck parking. Preserving the agricultural land base is only the first step in safeguarding
the food supply; much more needs to be done to actively encourage farming and to support
farmers.
As an example, many of the parcels in the ALR are small lots, which makes them vulnerable to
residential and other non-farm uses, and may lead to more farmland being pulled out of
production. The Metro Vancouver Agricultural Land Use Inventory also shows that 75% of
smaller lots in the ALR (2 hectares/5 acres) are not farmed. Increasing instances of subdivision
of farmland, which creates smaller lots, further threatens agriculture viability. As a result,
policies contained in this OCP do not support the subdivision of agricultural parcels but, rather,
encourage the consolidation of smaller lots.
Protecting farmland is more important than ever. We need to ensure that land is available to
grow and raise food to meet some of the needs of Metro Vancouver’s millions of residents.
While much of the food supply will continue to be transported into the Lower Mainland from
other places, being able to grow or raise food locally will help ensure food supply through
events such as pandemics and while dealing with the effects of climate change.

POLICIES
9.1.1: Lands designated as Agricultural on maps 2A and 2B, Urban and Rural Land Use, are
intended to be used for agricultural production purposes
9.1.2: A “no net loss” policy shall apply to lands in the Agricultural Land Reserve, although the
City may consider exceptions in cases where removal of land from the Reserve is supported by
the Agricultural Land Commission and the proposed alternative use provides significant
community benefits
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9.1.3: Preserve large agricultural parcels
a) The City supports the retention of large land holdings, the consolidation of small parcels of
land and the creation of long-term land leases to enable investment to occur within
agricultural areas as part of its goal of helping to maintain and establish economically viable
farm units.
b) The City does not support fracturing or subdivision of agricultural parcels. However, it may
consider severance of a home-site parcel where the applicant has continuously owned and
lived on the property prior to and since December 21, 1972; no previous subdivision of the
property has occurred; and the minimum lot requirements of the City’s Zoning Bylaws are
met.
c) The City discourages roads in the ALR except as identified on OCP map 3A and 3B, Urban
and Rural Road Network.
9.1.4: Limit housing in the ALR
a)

b)

c)

d)

The City will consider zoning regulations for homes on agricultural land that establish a
building-placement envelope at set distances from front and side lot lines, and create
building height restrictions.
All seasonal farm labour housing must first be approved by the Agricultural Land
Commission, must conform to health and fire code regulations, and must not create
housing opportunities for non-farm workers
The following policies are to be regarded as guidelines that may be applied by Council, on
a case-by-case basis, when considering either rezoning applications or applications to the
Agricultural Land Commission, to increase the size of a house or permit an additional house
in the City’s agricultural area:
the need to accommodate a variety of cultural and intergenerational family needs and farm
situations;
• verification that the site has been or can be used for agricultural production;
• verification that the applicant has been farming in Pitt Meadows or elsewhere for a
significant period of time; or if they are a new farmer, they can demonstrate that they
are, or will be, capable of farming;
• demonstration that there is a need for a larger farmhouse to accommodate existing or
anticipated workers on site through the submission of a detailed report from a
professional agrologist indicating such, or through other information;
• submission of a farm plan that is acceptable to Council that may include justifying any
proposed on-site infrastructure or farm improvements, including providing financial
security to ensure that the approved farm plan is implemented.

9.1.5: Ensure that regulations and policies support and encourage farming in Pitt Meadows
a)

All uses and subdivision of ALR land, except those exempted under the Agricultural Land
Commission Act, shall be in accordance with the provisions of the Act, regulations thereto
and orders of the Commission.

17

b)

c)
d)

The Agricultural Land Commission Use, Subdivision and Procedure Regulation shall prevail
where any part of this plan pertaining to the ALR is inconsistent with or contrary to the
Agricultural Land Commission Act
The City is committed to updated agricultural regulations and policies that support and
encourage farming in Pitt Meadows.
OCP, the City does not support any development of new golf course facilities, driving
ranges or other commercial recreation uses.

Objective 9.2: Minimize conflicts between rural and urban land uses
Conflicts between urban and rural land uses in Pitt Meadows can result in a reduction in the
productivity of agricultural land. Non-farm residential uses such as estate homes or nearby
subdivision development can result in complaints about farm operations (such as smells, dust
and noise) and the use of farming equipment. This can result in restrictions on how and when
farmers can operate and impede the profitability of farms.
Some farm operations have increased in intensity, which, in some cases, is necessary to have a
viable operation but which can be distressing to people who have chosen to live in these areas
that they perceive as natural and quietly bucolic. The intensification of farm operations,
however, is sometimes necessary to ensure the financial viability of the farm.

POLICIES
9.2.1: The interface between urban and rural land uses is designed to minimize conflicts
between land uses and to provide a definite boundary to the urban area, thereby preventing
any further loss of agricultural land to development
a) In support of the provincial Right to Farm legislation and agricultural activities, facilitate the
buffering of urban areas from farm activities. The City recommends use of appropriate
building setbacks and landscape buffering using the current standards of the Agricultural
Land Commission. The City should also consider placing restrictive covenants on the title
of urban residential or commercial lands that outline the potential disruptions encountered
while living or working close to agricultural areas (e.g. noise, odours, crop spraying, slowmoving traffic).
b) Require an agricultural impact assessment prepared by a professional agrologist that
measures the potential effects of any proposed development on agricultural activity, such
as a non-farm use on farmland, or rezoning or subdivision on lands adjacent to farmlands.
c) Support development permit area guidelines for protection of farming that reduce land
use conflicts and mitigate impact of urban development on farming practices (appropriate
setbacks and buffers) in accordance with the Ministry of Agriculture Guide to Edge
Planning: Promoting Compatibility Along Agricultural-Urban Edges.
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Objective 9.3: Support the agricultural economy in Pitt Meadows
Pitt Meadows ranks sixth amongst BC’s municipalities in terms of agricultural production and
fourth within the Metro Vancouver area, and contributes 20% of the province’s total blueberry
production. Farm cash receipts are in the excess of $81 million, with more than 1,500 people
here employed by farming activities.
The farming economy is under pressure in the form of real estate speculation, rising costs and
wages, and increasing regulatory burdens. The City will need to be flexible with its policies
and regulations within the provincial framework in order to support the farming economy in the
coming years.

POLICIES
9.3.1: Encourage value-added agricultural business initiatives in appropriate locations,
including on-farm sites
a) Encourage agritourism that is developed in conjunction with agricultural operations.
b) Support opportunities for innovation.

Objective 9.4: Provide safe and reliable infrastructure services for farming
In 1893, the first diking district was organized when Pitt Meadows was part of Maple Ridge.
The dikes and ditches enabled farmers to drain the polder, allowing farming to become the
driving force for the economic development of this area. Today, the dikes, drainage channels,
road and water lines remain essential to farming in Pitt Meadows.

POLICIES
9.4.1: Minimize the impact of new roads, drainage works and utilities on agricultural lands, farm
holdings and operating activities
9.4.2: Implement and manage drainage systems in the floodplain to support agriculture
production
a) Maintain flood protection through pump stations, flood boxes and dikes.
b) Ensure drainage improvements are considered in a comprehensive manner in consultation
with the agricultural community.
c) Support policies and standards requiring the placement of driveway culverts and culverts
installed on key drainage courses so as to not impede the flow of the rural drainage
systems.
d) Maintain and refurbish pump stations and watercourses that are critical to field drainage
and agricultural water use.
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e) Drainage utility corridors (ROWs) for drainage maintenance will be protected where
required and building, landscaping and cropping setbacks established in rural areas to
ensure that access to drainage corridors is protected.
f) The City does not support expansion of the storm drainage service beyond the Urban
Containment Boundary.
9.4.3: Help ensure an adequate water supply is available for agricultural operations
a) Work with the agricultural community to develop a plan, including an appropriate funding
model, to provide adequate irrigation water from the Pitt and Alouette rivers.
b) Discourage the use of potable water for irrigation and agri-industrial uses where other
sources of water are available.
c) Promote the use of rainwater-retention systems for irrigation purposes.
9.4.4: Seek opportunities to dispose of agricultural waste products within the municipality
a) Options could include a biofuel or waste-to-energy facility that would also provide heat
and power to local residents and businesses.

Objective 9.5: Support the farmers
For many years, the City has had a direct connection to the farming community in the form of
the Pitt Meadows Agricultural Advisory Committee. The role of the committee is to advise the
City on everything from ditch water levels to community-wide policies that may affect them

POLICIES
9.5.1: Work with farmers and landowners
a) Provide resources and technical support to the Pitt Meadows Agricultural Advisory
Committee so that issues that affect agriculture and farmers can be addressed.

Objective 9.6: Address the impacts of climate change in the agricultural area of
Pitt Meadows and on farming operations
For Pitt Meadows, climate change will result in drier summers, wetter winters, increased risk of
wildfires and local flooding, more frequent flooding events caused by the annual freshet, and
sea level rise. These are all daunting challenges, requiring the municipality to reach out to
regional, provincial and national agencies for assistance to help the farming community
mitigate and adapt.

POLICIES
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9.6.1: Coordinate with other agencies and senior levels of government to identify climate
change-related risks to agriculture in Pitt Meadows and to build resilience to deal with those
risks
9.6.2: Work with farmers to understand and address the effects that climate change may have
on the agricultural area of Pitt Meadows
a) Support the refurbishment of old pump stations, the addition of new pump stations and
improvements to electrical systems to increase the drainage system’s capacity to help
address the impacts of climate change in the agricultural area.

Objective 9.7: Ensure Pitt Meadows has a healthy and resilient food system
For Pitt Meadows, ensuring that Pitt Meadows has a healthy and resilient food system involves
looking beyond our capacity to grow and raise food to how food is processed and distributed;
how our residents obtain healthful food in the community; and how they receive nourishment,
connection and community through shopping for, preparing and eating food.

POLICIES
9.7.1: Support locally grown food
a) Support incubator farms in order to help new farmers
develop the necessary skills and their businesses.
b) Review regulations and policies to ensure there are no
impediments to growing food within the urban area of
Pitt Meadows.

A food system includes all processes
and infrastructure involved in feeding a
population: growing, harvesting,
processing, packaging, transporting,
marketing, consuming and disposing
of food and food-related items

9.7.2: Encourage facilities and infrastructure for food
processing, distribution and storage within Pitt Meadows’ business parks and mixedemployment areas
9.7.3: Enhance access to healthy, affordable and culturally diverse food for all residents
a) Support healthy food retail options such as markets, healthy corners of grocery stores,
mobile vendors and restaurants within reasonable walking, transit or cycling distances of all
neighbourhoods in Pitt Meadows.
b) Work with the Katzie First Nation to identify mutual opportunities and joint efforts that
would increase food security.
c) Collaborate whenever possible with Metro Vancouver, the provincial government,
Vancouver Coastal Health, other municipalities and stakeholders — including farmers — to
advance the goals in the Metro Vancouver Regional Food System Strategy.
d) Find ways to reduce and find uses for food waste.
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9.7.4: Strengthen the community’s connection to food and to local farms to maximize health
and social benefits
a) Support programs that build food skills and knowledge needed to produce, prepare and
access healthy, safe and traditional foods, especially for those who experience barriers to
accessing healthy food, such as low-income families and seniors.
b) Create social eating spaces in public places (e.g., recreation centres, public plazas, parks
and streets) to provide an opportunity for social connections and encourage friends,
families and colleagues to eat with one another.
c) Encourage urban area residents’ and businesses’ awareness of Pitt Meadows’ agricultural
areas to promote understanding and appreciation of agricultural activities.
d) Consider placing signage on farmland that identifies the crops being produced.
e) Promote Pitt Meadows agriculture on the municipal website with information on local food
events.
f) Encourage and support events that showcase local foods.
Other OCP policies that address agriculture:
•

•

•

Chapter 6 Local Systems:
o Implement and manage the drainage systems in the floodplain to support
agriculture production.
Chapter 8 Environment and Natural Areas
o Minimize the introduction and spread of invasive plant species.
o Consult with agricultural community before implementing measures that may
affect agricultural operations.
o Protect soil quality / prohibit illegal dumping
Chapter 5 Transportation
o Ensure existing road connections and mobility are maintained in rural areas.
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Agricultural Advisory Committee - Action Item Tracker
Meeting
Date:

Action Item:
Staff to reach out to Communications Department re: ideas
surrounding an educational video.

9-Mar-20

Staff to to present to the Committee an update at the next meeting
scheduled in April 2020 prior to providing comments to Council on
the recommended addition to the Official Community Plan.
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Document Number: 161387

Status:

Assigned To:

AAC
DATE

July 16,
2020
March 12,
2020

March 12,
2020

APPLICATION

NON-ADHERING RESIDENTIAL
USE APPLICATION – 19831 McNEIL
ROAD
SUB-DIVISION APPLICATION –
14351 MCKECHNIE ROAD

It was MOVED and SECONDED THAT Council be informed that
the Agricultural Advisory Committee strongly supports the
subdivision application for 14351 McKechnie Road and PIC 013529-269 as amended.

NON-ADHERING RESIDENTIAL
USE APPLICATION – 19730 OLD
DEWDNEY TRUNK ROAD

It was MOVED and SECONDED THAT Council be informed that
the Agricultural Advisory Committee does not support the nonadhering residential use application for 625m2 principal residence
at 19730 Old Dewdney Trunk Road due to the size of the
proposed newly constructed home. The Committee supports the
building of a new home that is within ALC regulations and on the
existing preloaded site.

NON-ADHERING RESIDENTIAL
USE APPLICATION – 12266
MCTAVISH ROAD

It was MOVED and SECONDED THAT Council be informed that
the Agricultural Advisory Committee supports the non-adhering
residential use application for 12266 MacTavish Road with the
following conditions:
That a covenant is placed on the property restricting owners from
rental opportunities.
That any future non-adhering application will be assessed on a
case by case basis.
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Jan. 23,
2020

COMMITTEE RECOMMENDATION

COUNCIL STATUS

ALC STATUS

Forward the ALR the Subdivision
Application for 14351
McKechnie Road and PID: 013529-269 to the ALC with a
recommendation of support, and
with a condition that the
property to the east have a
registered covenant on title that
ensures the property is not further
subdivided.
Declined to forward the
application to the ALC

Approved by ALC on July 21, 2020
subject to 1 ac homesite in southwest
corner of west lot

THAT Council:
A. Direct Staff to forward the
Non-Adhering residential
Use Application for 12266
McTavish Road to the
Agricultural Land
Commission with a
recommendation of support;
AND
B. Should the application be
approved by the ALC,
require a covenant be placed
on the property prohibiting
use of the suite by non-family
members.
CARRIED

Denied by ALC May 29, 2020

N/A

1

AAC
DATE

Jan 23,
2020

APPLICATION

COMMITTEE RECOMMENDATION

It was MOVED and SECONDED THAT Council be informed that
the Agricultural Advisory Committee supports the non-adhering
residential use application for 13445 Neave Road in conjunction
with the following requirements:
A $50k bond be applied in conjunction with the existing home
being removed prior to Final Occupancy being issued.
The site of the original dwelling must be remediated and return to
farming use within two years after Final Occupancy is issued.

Jan 23,
2020

NON-ADHERING RESIDENTIAL
USE APPLICATION – 19731
RICHARDSON ROAD

It was MOVED and SECONDED THAT Council be informed that
the Agricultural Advisory Committee supports the non-adhering
residential use application for 19731 Richardson Rd.

Nov. 14,
2019

TEMPORARY USE PERMIT
APPLICATION – 17607 & 17890
FORD RD DETOUR

It was MOVED and SECONDED THAT the Committee support the
application for the Temporary Use Permit as presented at the
November 14, 2019 Agricultural Advisory Committee meeting.
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NON-ADHERING RESIDENTIAL
USE APPLICATION – 13445
NEAVES ROAD

COUNCIL STATUS

THAT Council:
A. Direct Staff to forward the
Non-Adhering Residential
Use Application for 13445
Neaves Road to the
Agricultural Land
Commission with a
recommendation of support
subject to land remediation
and a $50,000 bond with the
following understanding:
A.1. 50% of the bond to be
returned upon existing
building demolition
which must occur within
three months
subsequent to the
issuance of the
occupancy permit for
the new building; AND
A.2. The remaining 50% of
the bond to be
returned upon
completion of land
remediation at existing
building site, which
must be completed
within two years of
demolition.
CARRIED
Forwarded to the ALC with
support at the Feb. 11th, 2020
meeting
Council approved issuance of TUP
at Jan. 14, 2020 meeting.

ALC STATUS

Under Review

Approved by ALC April 30, 2020

N/A

2

AAC
DATE

Nov. 14,
2019
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APPLICATION

COMMITTEE RECOMMENDATION

COUNCIL STATUS

SOIL PERMIT APPLICATION - 14406
RIPPINGTON ROAD

It was MOVED and SECONDED THAT the Committee support the
Soil Removal and Fill Deposit Application for 14406 Rippington
Road pending the removal of the existing dwelling.

It was MOVED and SECONDED
THAT Council:
Approve the issuance of a Soil
Removal and Fill Deposit Permit
to Jent Construction Ltd. for
14406 Rippington Road with the
following conditions:
A Highway Use Permit & Traffic
Management Plan be submitted
and approved by the Director of
Engineering or their designate to
prevent the obstruction of traffic
or staging of trucks on any road;
AND
No dirt, debris or mud shall be
permitted on any road. Roads
must be kept clean and swept
once daily at minimum, or more as
required, with the final cleaning
occurring at the end of the
workday. Rippington Road and
access to site must be monitored
at all times during fill activities,
and any debris removed right
away; AND
Filling activities are prohibited on
Saturdays, Sundays and statutory
holidays and restricted to the
hours between 7:00 a.m. to 5:00
p.m. on weekdays; AND
A secondary dwelling agreement
be in place to ensure
decommission of the original
dwelling.
THAT Council:
A. Approve the issuance of a Soil
Removal and Fill Deposit Permit
to Jent Construction Ltd. for
14406 Rippington Road with the
following conditions:
A.1 A Highway Use Permit &
Traffic Management Plan be
submitted and approved by the
Director of Engineering or their
designate to prevent the
obstruction of traffic or staging of
trucks on any road; AND
A.2 No dirt, debris or mud shall
be permitted on any road. Roads
must be kept clean and swept
once daily at minimum, or more as

ALC STATUS

The purposed scope of work was
submitted and reviewed and is
consistent with the Agricultural Land
Reserve Use Regulation
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AAC
DATE

July 11,
2019

July 11,
2019
March 28,
2019
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March 28,
2019

APPLICATION

SOIL PERMIT APPLICATION –
13236 HARRIS ROAD (WINERY)

NON-ADHERING RESIDENTIAL
USE APPLICATION – 13740 HARRIS
ROAD
SOIL/FILL PERMIT – 13236 HARRIS
ROAD

ADDITIONAL FARM HOUSE
APPLICATION – 14406
RIPPINGTON ROAD

COMMITTEE RECOMMENDATION

COUNCIL STATUS

ALC STATUS

It was MOVED and SECONDED, THAT Council be informed that
the Agricultural Advisory Committee supports the soil removal
and fill deposit application for 13236 Harris Road.

Council approved the issuance of
the soil permit and that the
application is forwarded to the
ALC with support.

The panel refused the proposal to
place 13,016 m3 of fill in order to
accommodate an approximately 2,395
m2 warehouse and alcohol production
facility. This decision is being appealed
by the applicant.

It was MOVED and SECONDED, THAT Council be informed that
the Agricultural Advisory Committee supports the non-adhering
residential use application for 13740 Harris Road.

Council forward to the ALC with
support on July 30th, 2019 with a
letter of support,

ALC decision issued Jan. 24, 2020.
Main house permitted but limited to
750 m² and 2nd house can be retained
for farm workers.

The Committee agreed that they could not make a
recommendation without more information regarding agrology, a
business plan, the extent of berry farming and future plans for the
site.

See SOIL PERMIT APPLICATION –
13236 HARRIS ROAD (WINERY)

See SOIL PERMIT APPLICATION –
13236 HARRIS ROAD (WINERY)

MOVED by Joe Bachmann and SECONDED by Bob Hopcott,
THAT Council be informed that the Agricultural Advisory
Committee does not supports the non-adhering residential use
application at 14406 Rippington Road.

See SOIL PERMIT APPLICATION 14406 RIPPINGTON ROAD

See SOIL PERMIT APPLICATION 14406 RIPPINGTON ROAD

4

AAC
DATE

APPLICATION

COMMITTEE RECOMMENDATION

MOVED by Lynn Kemper and SECONDED by Alana Aquilini,
THAT Council be informed that the Agricultural Advisory
Committee supports a Temporary Use Permit for a commercial
dog training business at 18423 Green Road subject to the
following conditions:(a) No retail operations are undertaken
(b) No expansion of the business be allowed; and
(c) The business is limited to dog training only.

March 28,
2019

COUNCIL STATUS

Forward to ALC with support on
July 30th 2019.

ALC STATUS

The Panel approved on January 20th
,2020 the Proposal to use the existing
horse barns, horse arena and the
outdoor gravel riding ring for a
commercial guard dog training
operation, subject to a number of
conditions, including the following
conditions:
a. The issuance of a Temporary Use
Permit by the City of Pitt Meadows. A
copy of which must be forwarded to
the Commission;

COMMERCIAL DOG TRAINING
BUSINESS – 18423 GREEN ROAD

b. If the Temporary Use Permit is not
renewed or is cancelled for any reason,
the non-farm use is no longer
permitted;
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March 28,
2019

GARDEN SUITE APPLICATION –
18390 OLD DEWDNEY TRUNK
ROAD

Homesite Severance Application –
13926 Hale Road

MOVED by Macky Banns and SECONDED by Joe Bachmann,
THAT Council be informed that the Agricultural Advisory
Committee does not supports the non-farm use application for a
garden suite at 18390 Old Dewdney Trunk Road but would
support a second residence incorporated into the principal
residence.

Declined by Council at their April
16, 2019 meeting.

MOVED by Mike Manion and SECONDED by Bob Hopcott, THAT
Council be informed that the Agricultural Advisory Committee
supports the non-farm use application for a homesite severance at
13926 Hale Road.

Forward to ALC with support.

The TUP was not approved by Council
at the May 26, 2020 meeting and
therefore the non-farm use is not
permitted.
N/A

Approved by ALC

March 28,
2019

5

AAC
DATE

Jan 10,
2019

Jan 10,
2019

APPLICATION

NON-FARM USE APPLICATION –
18745 FORD ROAD

NON-FARM USE APPLICATION –
19705 MCNEIL ROAD

COMMITTEE RECOMMENDATION

MOVED by Mike Manion and SECONDED by Hank Bitter, THAT
Council be informed that the Agricultural Advisory Committee
supports the application subject to the following conditions:(a) The temporary use permit run with the land for a two year
period;
(b) The permit be tied to the applicant;
(c) The size limit remain consistent with those allowed for a home
base business;
(d) No expansion of the business be allowed; and
(e) The business be limited to hydrotherapy only.

COUNCIL STATUS

ALC STATUS

Approved by Council for one year
term, expires Oct. 1, 2020.

Approved for six years, subject to TUP
being issued by City.

Declined by Council at the
January 22, 2019 meeting.

N/A

MOVED by Joe Bachmann and SECONDED by Hank Bitter, THAT
Council be informed that the Agricultural Advisory Committee
does not supports the non-farm use application for a garden suite
at 19705 McNeil Road.
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Name:

Agricultural Advisory Committee

Type of Advisory Body:

Advisory Committee

Effective Date:

April 5, 2005

TOR Approved by:

Chief Administrative Officer

Revision Date:

Feb 24, 2020
April 24, 2018
April 4, 2014
April 3, 2012
April 19, 2011

Authorizing Signature:

1. Background
The Agricultural Advisory Committee (the “Committee”) was formed in 2005 to advise Council
and staff on matters related to agriculture in the community which may include comprehensive
reviews of agriculture-related policies, plans, and development proposals using the Agricultural
Land Commission Policies and Regulations along with the Official Community Plan as a guide.

2. Mandate
a) The purpose of the Committee is to advise the municipality on agricultural issues
within the community, including:
i. Applications initiated under the Agricultural Land Commission Act (“ALCA”);
ii. Comprehensive review of agricultural related policies and plans, as required;
iii. Irrigation, drainage and other water management issues as required; and
iv.

Other matters, such as specific development proposals, draft official
community plans, transportation plans, and recreation plans, as referred by
Council and Staff.

b) The Committee may also make recommendations on:
i. Raising awareness of agriculture;
ii. Issues of importance to the local farming community and the viability of
agriculture in Pitt Meadows;
iii. Enhancing an understanding of agriculture’s role in the local and/or regional
economy;
iv. Improving opportunities for joint funding of drainage and irrigation works.
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3. Enabling Legislation/Authority
The Committee was established by Council resolution on April 5, 2005. The Committee is an
advisory body to Council, through the Chief Administrative Officer, given authority through the
City Committees Policy C102.

4. Reporting Relationship
The Committee will report to Council through the Chief Administrative Officer (“CAO”). The
CAO will assign a Staff Liaison who will be responsible for coordinating all communications
with the CAO and, ultimately, with Council.

5. Membership
Voting Members
i.

The Committee will have up to eleven (11) voting members, appointed by
the Chief Administrative Officer (CAO), who:
•
•
•

ii.

The following sector representation will serve as a guide for membership:
•
•
•
•

iii.

Represent the local farming community;
Are residents of Pitt Meadows;
Are not current Council members or employees of the City of Pitt
Meadows.

At least six (6) members from the farming community at large;
1 agri-tourism sector representative;
1 value-added processing sector representative;
1 business sector representative (supporting business or affiliate with
agriculture).

The following geographic representation will serve as a guide for
membership:
•
•
•
•

1 member from Pitt Meadows Diking and Drainage Area No. 1;
1 member from Pitt Meadows Diking and Drainage Area No. 2;
3 members from Pitt Meadows Diking and Drainage Area No. 3;
1 member from Pitt Meadows Diking and Drainage Area No. 4.

Non-Voting Members
i.

The Committee will have up to six ( 6) non- voting members, including:
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•
•

•

•
•

Up to one (1) Council Liaison and one (1) Alternate appointed by, and
at the sole discretion of, the Mayor;
An employee of the City, appointed by the CAO, who will be the Staff
Liaison for the Committee and will be in attendance at all meetings to
provide technical advice and staff assistance;
An employee of the City, appointed by the Corporate Officer, who will
be the Committee Clerk for the Committee and who will be
responsible for agenda preparation, minute taking and meeting
preparations;
A representative from the Ministry of Agriculture as available;
A representative of the Agricultural Land Commission as available.

The CAO may add, remove or replace any member of the Committee at any given
time, and as required, with the exception of Council Liaisons, whose appointments
are at the sole discretion of the Mayor.

6. Term
Appointments to the Committee will be for a three (3) year term.
Despite 6(a), the CAO may appoint a voting member for an alternate term to ensure
staggering and continuity of the Committee.
Committee members are eligible to serve multiple terms. Members are required to
re-apply each term.
Appointments to the Committee will be made in accordance with sections 5.4 and
5.5 of the City Committees Policy (C102).
A member who is absent, except for reasons of extended illness, from three
consecutive meetings of the Committee is deemed to have resigned effective as of
the end of the third such meeting.

7. Remuneration
Committee members serve without financial remuneration.

8. Budget
The Committee will be assigned an annual budget through the City’s business plan
process each year.
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9. Governance Principles
Legislation. The Committee will operate in accordance with the City of Pitt
Meadows Council Procedure Bylaw (Bylaw No 2834, 2019), the City Committees
Policy (C102), the Respectful Workplace Policy (C101), and any other applicable
enactments, bylaws or policies, as amended or replaced from time to time.
Procedural Rules. All Committee meetings will be conducted in a respectful, orderly
and business-like manner, following the procedural rules for conduct, debate, and
voting as outlined in Council’s Procedure Bylaw.
Conflict of Interest. Any member who believes that they have a conflict of interest
in a matter on a Committee agenda will declare so to the Chair of the meeting and
to the Committee Clerk either before the meeting commences or before the item
on the agenda is spoken to which presents the conflict for the member. The
member shall then leave the room for the duration of time taken to consider that
item. Committee members are subject to Sections 100 – 108 of the Community
Charter. A conflict of interest does not apply for issues that impact all committee
members (e.g. City practices pertaining to dike maintenance or invasive species).

10. Responsibilities
The voting members of the Committee have the following responsibilities:
i.
ii.
iii.
iv.

Attend and actively participate in the Committee meetings as scheduled;
Inform the Committee Clerk if unable to attend a meeting;
Familiarize themselves with the Committee’s Terms of Reference and
other pertinent bylaws and policies; and
Work collaboratively and respectfully toward the mandate of the
Committee.

The Staff Liaison has the following responsibilities:
i.
ii.
iii.
iv.

v.

Determine agenda items for each Committee meeting and relay to the
Committee Clerk for agenda production purposes;
Chair all Committee meetings when in attendance;
Act as a spokesperson for the Committee;
Set timelines for the Committee deliverables, including presentations to
Council and the Engagement and Priorities Committee, as appropriate;
and
Ensure relative bylaws and policies are adhered to.
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The Committee Clerk has the following responsibilities:
i.
ii.
iii.
iv.

Coordinate and produce all Committee agendas and minutes;
Schedule all Committee meetings;
Manage general correspondence with Committee members;
Maintain the official files of the Committee including minutes, agendas,
policies, terms of reference, correspondence and other file information,
in accordance with the City’s records management practices.

11. Technical Recommendations
a)

When reviewing Agricultural Land Commission Act and other applications referred
to the Committee by Council or Staff, the Committee will comment on the
following:
i.

The effect of the proposal on the agricultural potential of the subject
property;

ii.

The effect of the proposal on adjacent farming properties and
surrounding agricultural production;

iii.

The effect of the proposal on water resources and transportation issues;

iv.

A rating of the priority or impact of the application on the maintenance of
the Agricultural Land Reserve (ALR);

v.

Alternatives to the proposal, where appropriate or applicable; and

vi.

The identification of issues relating to the protection of the ALR lands
specific to the application, including the use of appropriate buffering
techniques aimed at enhancing land use compatibility.

12. Meeting Procedures
a) Meeting Schedule. The Committee will meet as established by the annual City
Committees Meeting Schedule and as confirmed at their first meeting of each year,
with the opportunity to introduce additional meetings as required. The Committee
typically meets 10-11 times per year on the 2nd Thursday of the month at 10am.
Meetings may be cancelled by the Staff Liaison/ Committee Chair if there is not
sufficient material to warrant a meeting not sufficient material to warrant a meeting.
Open Meetings. Meetings of the Committee will be open to the public unless the
subject matter being considered warrants a closed meeting, as per sections 90(1)
and (2) of the Community Charter and is approved by the Corporate Officer.
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Chair/Vice Chair. The Staff Liaison will chair all meetings when in attendance. The
Committee will elect a Vice Chair at the first meeting each year, to act as Chair in
the absence of the Staff Liaison.
Quorum. A majority of the existing voting members will constitute a quorum.
Meetings may be held without quorum; however, a quorum will be required for
voting purposes.
Agendas. An agenda will be prepared by the Committee Clerk for each meeting,
with input from the Staff Liaison, and provided to the Committee members a
minimum of 72 hours prior to each meeting, unless the Committee meeting
schedule does not allow for such turn around.
Minutes. The Committee Clerk will record each meeting, produce draft minutes for
review within 1 week of the meeting, and include draft minutes on the next agenda
for approval by the Committee.
Deliberations. Decisions will be made by a majority vote using motion and voting
procedures as outlined in the Procedure Bylaw.
TOR Amendments. The CAO has sole discretion to update or modify the
Committee’s TOR as required. The Committee may, by resolution, recommend to
the CAO an amendment to these terms of reference.
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THE CITY OF PITT MEADOWS
MEMORANDUM
DEVELOPMENT SERVICES
TO:

Agricultural Advisory Committee

FROM:

Allison Dominelli, Development Services Technician

DATE:

July 16, 2020

SUBJECT:

Non-adhering Residential Use Application – 19831 McNeil Rd

FILE:

6635-20-2020-04

The City has received an application to permit retention of the existing dwelling at 19831
McNeil Rd while a new dwelling is being constructed. Under the Agricultural Land
Commission Act, any dwelling unit in addition to one principal residence requires
approval from the Agricultural Land Commission (ALC), including retaining an existing
dwelling to live in while a new dwelling is being constructed.
Application Background
Applicant:

Balram and Kulwinder Chungh

Civic Address:

19831 McNeil Rd

Property Size:

2.02 ha/5 ac

OCP Designation: Agricultural
(Attachment A)
Zoning:

A-1 (General Agricultural)
(Attachment B)

The property currently contains an existing dwelling built in 1982 that is two storeys with
1200 ft² on the upper floor and an unfinished lower floor. There is also a residential
detached garage. The applicant has advised that the owner hopes to continue living in
the existing home while a new principal residence is being constructed. A new dwelling
is proposed to the west of the existing home. While not designed yet, the new dwelling
is intended to be 500 m² (5,381 ft²) which will meet the City and ALC regulations for size.
After the new home is complete, the owners intend to demolish the existing home and
garage.
The property is has not been farmed for a few years and does not currently have “farm
status” from BC Assessment. According to the applicant, there is very tall grass on about
95% of the 5 acres, which they will try to preserve and sell, and then, once cleared, will
begin to prep the land and soil for farming for future blueberry and greenhouse crops.
The family is new to farming.
Official Community Plan and Zoning
The City’s Official Community Plan (OCP) states:
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4.2.3 a)

Zoning regulations for residential dwellings on agricultural land that
establish a building placement envelope at set distances from front and
side lot lines and create building height restrictions will be considered. The
City will also consider restricting the size of dwelling units.

The property’s A-1 (General Agricultural) zoning permits agriculture and related uses. It
permits one single family dwelling to a maximum size of 500 m², which is the same floor
area limit as the contained in the Agricultural Land Commission regulations.
Staff Comments
In these situations where a property owner wishes to live in an existing dwelling while a
new home is being constructed, the City requires a $25,000 bond be deposited and a
second dwelling agreement be signed. This agreement requires the owner, prior to final
occupancy of the new house, to either decommission the existing dwelling and convert
it to an agricultural building, or demolish the existing dwelling. The bond is only returned
upon completion of either of these options.
Prior to February of 2019, ALC approval was not required where an existing dwelling was
being retained temporarily while a new home was being constructed. The City processed
numerous applications over the years using the above noted process and bond
collection.
The experience of staff is that dwellings converted into agricultural buildings often do
not remain as agricultural buildings. After the building inspector has given final approval
to a converted agricultural building and the $25,000 bond returned, many of these
buildings have been illegally converted back to dwellings. These situations become very
difficult for bylaw enforcement to manage. The bylaw and building departments advise
that discovering these types of “dwellings” has been occurring with more and more
frequency, especially given Metro Vancouver’s lack of affordable housing options. For
this reason, staff recommend that approval for this application be subject to the existing
dwelling being demolished, rather than decommissioned and converted into an
agricultural building.
If an owner does not comply with the second dwelling agreement and demolish the
existing house, $25,000 is no longer enough for the City to go in and demolish the
house. Further, $25,000 may also not be enough incentive for an owner to demolish the
house, given that a second dwelling on a property could be rented and the $25,000 be
recouped in a matter of months.
A similar application was forwarded to the AAC earlier this year and the AAC supported
it but recommended that a bond larger than $25,000 be collected by the City to ensure
demolition. Another similar application was recently reviewed by Council and approved,
subject to the dwelling being demolished and a $50,000 bond being collected.
Endorsed by Council, staff plan to review and update the Council Policy for these types
of temporary dwellings and the $25,000 bond amount, in 2021.
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Conclusion
Staff is seeking a recommendation from the Agricultural Advisory Committee prior to
bringing this non-adhering residential use application to Council for consideration.
Suggested motions:
A. The Agricultural Advisory Committee supports the Non-adhering Residential Use
Application for 19831 McNeil Road, subject to:
•

The existing dwelling and garage being demolished upon completion of
the new dwelling; and

•

Receipt of a $50,000 bond and second dwelling agreement; OR

B. The Agricultural Advisory Committee does not support the Non-adhering
Residential Use Application for 19831 McNeil Road; OR
C. Other.
As the application is only for a temporary situation and if the dwelling will be demolished
upon completion of the new house, staff recommend option A.
If the application is not approved, then the existing house must be demolished prior to
a building permit for the new house being issued.
Attachments:
A.
B.
C.
D.

Neighbourhood OCP Map
Neighbourhood Zoning Map
Aerial Photo Map
Photo of Existing House
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ATTACHMENT A: Official Community Plan Map
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ATTACHMENT B: Neighbourhood Zoning Map
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ATTACHMENT C: Aerial Photo Map
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ATTACHMENT D: Photo of Existing House
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