Agricultural Advisory Committee Meeting to be held
November 14, 2019 at 10:00 a.m. in the Harris Room of
the Pitt Meadows Works Yard, 11333 Harris Road,
Pitt Meadows, British Columbia.
AGENDA
A.

CALL TO ORDER

B.

LATE ITEMS

C.

APPROVAL OF AGENDA
THAT the agenda for the November 14, 2019, Agricultural Advisory
Committee meeting be approved.

D.

ADOPTION OF MINUTES
THAT the Minutes of the following committee meetings be approved as
circulated:
(1)

September 12, 2019, Agricultural Advisory Committee meeting
(Page 1).

(2)

October 10, 2019, Agricultural Advisory Committee meeting (Page
6).

E.

NEW BUSINESS

1.

Temporary Use Permit Application – 17607 & 17890 Ford Rd Detour (File
4520-20-2019-04)(Page12).
1.1

DM159208

Allison Dominelli, Development Services Technician, to present
application for soil screening & mixing at 17607 Ford Rd Detour
(Site A) and 17890 Ford Rd Detour (Site B).

Agenda for the Agricultural Advisory Committee Meeting – November 14, 2019

2.

2

Soil Permit Application - 14406 Rippington Road
There was general consensus amongst the Committee in attendance at
the October 10, 2019 Agricultural Advisory Committee meeting, that the
application be recommended to Council with the condition that the
original dwelling be demolished prior to construction of the second
dwelling.
A formal resolution of recommendation is being sought from the
Committee, assuming quorum is achieved.

3.

North Lougheed Study Area
Colin O’Byrne, Project Manager, Community Development, will present
to the Committee the four land use concepts for review and provide an
update on feedback received following the public engagement
opportunities.

F.

ROUND TABLE

G.

ADJOURNMENT

DM159208

Minutes of the Agricultural Advisory Committee Meeting held on September
12th, 2019 at 10:00am in the Meadows Room of the Pitt Meadows City Hall,
12007 Harris Road, Pitt Meadows, British Columbia.
PRESENT:
Committee Members:
Joe Bachmann (Chair)
Alana Aquilini
Macky Banns
Sandy Howkins
Dan Kosicki
Philip Robinson
Ex-Officio Members:

Councillor Nicole MacDonald
Councillor Anena Simpson

Guests:

Julie Saxton, Metro Vancouver
Laura Taylor, Metro Vancouver

Staff:

Lisa Grant, Director of Community Services (Chair)
Allison Dominelli, Development Services Technician
Stefanie Ekeli, Development Services Technician
Chantal Gemperle, Supervisor of Building & Bylaw
Tanya Hupka, Administrative Services Clerk
Ashley Seed, Engineering Technician

REGRETS:

Hank Bitter
Dieter Geesing
Bob Hopcott
Lynn Kemper
Mike Manion
Wayne Wisselink

SECRETARY:

Elaine Harrison

1.

CALL TO ORDER
The meeting was called to order at 10:01 a.m.

2.

LATE ITEMS
None.
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Minutes of the Agricultural Advisory Committee – September 12, 2019
3.

APPROVAL OF AGENDA
It was MOVED and SECONDED THAT the agenda for the September
12th, 2019 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 July 11th, 2019, be adopted.
CARRIED.

5.

DELEGATIONS / PRESENTATIONS
5.1

Certificate of Appreciation
There was unanimous consent amongst the Committee to defer to
the next AAC meeting, the presentation to Dieter Geesing,
Ministry of Agriculture representative, as the recipient was not in
attendance.

5.2

Cannabis Production Operations
Julie Saxton and Laura Taylor from the Air Quality Department of
Metro Vancouver, gave a verbal overview of proposed emission
regulations for cannabis production and processing operations in
the Metro Vancouver area, including a PowerPoint presentation
which is included as Attachment 1 and forms part of the original
minutes.
The Committee engaged in a roundtable discussion with the
following questions and concerns being raised:


The prospect of further regulations that farmers would have
to adhere;



The jurisdiction the Metro Vancouver Regulation would have
over the Fraser Valley Regional District where a large
proportion of the farming community is located;



The difference between odour complaints from items such
as manure compared to complaints about cannabis.
o It was explained that Metro Vancouver can check
best practices and monitor via the ALR manure odour
complaints. Best practices for cannabis have not
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Minutes of the Agricultural Advisory Committee – September 12, 2019
been defined and there have been no judgements
yet from the ALC.


Would the proposed regulations cover cannabis production
for personal use and small co-op businesses?
o Ms. Saxton explained that at the moment the
proposed regulations would encompass commercial
operations.



Inquiry if cannabis producers are classed as farmers, and if
so, are they governed by the Right to Farm Act?
o Ms. Saxton advised that cannabis is an agricultural
activity and a crop if it is in the ALR, but not microgrowers in industrial units.

Ms. Saxton provided a link to the questionnaire for the Cannabis
production emissions. Should Committee members wish to
participate, please visit:
http://www.metrovancouver.org/services/air-quality/projectsinitiatives/cannabis-production-processing/Pages/surveyemission-regulation-cannabis-production-operations.aspx
6.

REPORTS
6.1

2020 Business Planning Topics
Lisa Grant, Director of Community Services, provided an outline of
projects under consideration for submission to Council for funding
during the 2020 Business Planning process.
It was MOVED and SECONDED THAT Council be asked for a
budget of $10,000 in 2020 Business Planning for increasing the
profile of agriculture on the City’s website.
CARRIED.

6.2

Roundtable
The Committee participated in a roundtable discussion with the
following topics being raised:
Alana Aquilini – Blueberry harvesting had just been completed and
the cranberry crops were ready 2 weeks earlier this year.
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Sandy Howkins – Concerns about the amount of parrot feather in
the ditches and because of this heron were finding it difficult to
feed.


Lisa said that funds were being utilized from the
Environment Management Plan to look at and monitor
this along with invasive fish species.

Philip Robinson – His farm is currently re-planting cranberries with
a new variety which would double the yield.
Joe Bachmann – Suggested that the AAC write a letter to Dieter
Geesing thanking him for the help and knowledge he had
provided to the Committee particularly at the recent EPC
Waterways meeting.


Lisa said that a presentation would be made to him at
the October meeting but if he was not able to attend
then a letter would be drafted.

Joe also shared concerns that animal activists were causing stress
to farmers.
Dan Kosicki – Suggested that a representative from the Pitt
Meadows Cannabis producers attend a meeting of the AAC.
He spoke about a recent trip to Europe where he noticed how
farmers utilized all of their land for farming operations.
He will be attending a meeting with the CPR as an adjacent
landowner to the proposed underpass/overpass construction.


Lisa Grant advised the Committee that a non-binding
Memorandum of Understanding with the Vancouver
Fraser Port Authority and Canadian Pacific had been
signed to investigate all of the implications and
processes to enable the underpass/overpass to be
constructed. Agreements still had to be signed to allow
for it to proceed and no definite decision had been
announced.



Lisa Grant suggested that Port Authority be invited to
attend an upcoming meeting of the Committee.
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Minutes of the Agricultural Advisory Committee – September 12, 2019
Macky Banns – Inquired if the underpass/overpass suggestions are
the only options.


7.

Lisa Grant responded that the process was still in the
early engagement phase.

ADJOURNMENT
The next regular meeting of Agricultural Advisory Committee will be at
10:00am, on October 10th, 2019, in the Meadows Room at Pitt Meadows
City Hall.
It was MOVED and SECONDED THAT this meeting be adjourned at
11:55 a.m.
CARRIED.
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MINUTES of the Agricultural Advisory Committee meeting held on October 10,
2019 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)
Bob Hopcott
Sandy Howkins
Mike Manion
Philip Robinson
Nadia Mori, Ministry of Agriculture

Non-Voting Members:

Councillor Nicole MacDonald

Guests:

Robert Heinze

Staff:

Lisa Grant, Director of Community Services
Allison Dominelli, Development Services Technician
Stefanie Ekeli, Development Services Technician
Tanya Hupka, Clerk II
Colin O’Byrne, Project Manager, Community
Development
Alex Wallace, Manager of Community
Development

REGRETS:

Councillor Anena Simpson
Alana Aquilini
Macky Banns
Hank Bitter
Lynn Kemper
Dan Kosicki
Wayne Wisselink

SECRETARY:

Tanya Barr

1.

CALL TO ORDER
The meeting was called to order at 10:06 a.m.
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2

With only five voting committee members in attendance, quorum was not
achieved. There was general consensus to continue with an informal
meeting.
Lisa Grant, Director of Community Services, introduced our new Ministry
of Agriculture Representative, Nadia Mori. The Committee then
participated in a roundtable of introductions.
2.

LATE ITEMS
None.

3.

APPROVAL OF AGENDA
There was general consent amongst the Committee to proceed with the
agenda for information purposes only.

4.

ADOPTION OF MINUTES
Due to lack of quorum, the minutes of the September 12, 2019
committee meeting will be carried forward to the next AAC meeting for
adoption.

5.

DELEGATIONS/PRESENTATIONS
None.

6.

REPORTS
1.1

Soil Permit Application - 14406 Rippington Road (FILE 4520-082109-4)
Alex Wallace, Manager of Community Development, gave a verbal
overview of the application, including a PowerPoint presentation
which is included as Attachment 1.
The Committee participated in a roundtable discussion with the
following points being raised:


Due to volume, the fill permit must be presented to Council for
approval;



Not enough land to farm effectively; therefore, one home per
property;



Opportunity to implement a bond to ensure original dwelling is
demolished;

DM 158802
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o This would occur at the time of building permit process.


Opportunity to increase the performance bond from $25,000;



It’s believe that the Council policy C026, Temporary Accessory
Dwellings in A.L.R, is dated and needs review;



Square footage of new home is within the allowance;



Would have to go to ALC for use of initial home during build of
second;



Concerns if inhabitable, how is occupancy ok during build;



Final occupancy of new home would be subject demolition of
original home;

There was general consensus amongst the Committee in attendance, that
the application be recommended to Council with the condition that the
original dwelling be demolished prior to construction of the second
dwelling.
A formal resolution of recommendation will be sought from the
Committee at the next meeting once quorum is achieved.

1.2

Temporary Industrial Use Permit Renewal Application – 17612 Ford
Rd Detour (FILE 4520-20-2019-02)
Allison Dominelli, Development Services Technician, gave a verbal
overview of the application, including a PowerPoint presentation
which is included as Attachment 2.
The applicant was introduced to answer any questions from the
Committee.
The Committee participated in a roundtable discussion with the
following points being raised:
The application was referred to the Committee from Council;


Zoning changes have made the home business no longer
permitted;

DM 158802
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There was previous thoughts that the business would be
beneficial to the agricultural community;



The property is currently farmed;



The applicant advises that the property has been vacant for
10+ years. To build the business will take time and
although no signage, it is actively operating as a fabrication
business;



Concerns of precedence and setting approvals for these
types of businesses; there needs to be consistency;



Expansion is required for the purpose of artisanal usage;



Concerns of expansion to the footprint of the shed;
o Applicant spoke to the shed existing 25 years. The
storage container is used for personal belongings
and items for the business.

1.3



It’s felt that if the TUP process is only for two years, perhaps
business should relocate;



Doesn’t qualify for home based business based on type of
work;



As AAC members, it’s felt that the Committee is supposed
to be a proponent for farming;



String of non-agri business; conflicted when being asked to
support;



Small businesses in the area but would like to see existing
footprint contained; and



History of property should be included in staff report.

North Lougheed Study Area Update: Amended Scoping Report
Colin O’Byrne, Project Manager of Community Development,
provided a verbal update to the North Lougheed Area Scoping

DM 158802
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Project, including a PowerPoint presentation which is included as
Attachment 3.
Announced the next public engagement opportunity is scheduled
for October 26, 2019.
The committee participated in a roundtable discussion with the
following points being raised:

7.



Concerns that the concept has moved from more of an
industrial feel to more of a residential use;



Concerns that what was initially presented for use has
drastically changed;



Concerns of public perception that AAC supports the
concepts and any potential fall out if it’s non-farm use;



Ultimate decision resides with Council;



Council’s priorities for land use concept; what’s driving their
selection;



Councillor MacDonald spoke to the importance of the
process of collecting differing goals, visions, and desired
outcomes. Council is taking into consideration traffic flow,
technical reports, market demands, etc…



Lisa Grant encouraged the committee to attend the next
public engagement opportunity and assured all that
feedback is still being sought and taken into consideration.



Spoke to the importance of edge planning, traffic calming
on Old Dewdney Trunk Road, connector routes, and land
use conditions. Exclusions do not tie to land use.

Roundtable
The Committee participated in a roundtable discussion where the
following points were made:
Councillor MacDonald spoke to Minister of Agriculture during recent
UBCM Ministry meetings, regarding invasive species and cannabis.

DM 158802
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Joe Bachmann spoke to the extensive growth of parrot feather, the
upcoming Federal election, and was looking for support against
aggressive activists;
Mike Manion spoke to recent news of protestors showing up and invading a
farm in Alberta; would like increased fines and penalties for similar instances in
Pitt Meadows. He also spoke to the foreign workers policy; would like to see
changes that allow for workers after 4 years to be able to apply for permanent
status.
Lisa Grant spoke to recent changes to soil regulations and the impacts on
farming viability. During recent UBCM discussions, the Minister of Environment
spoke to fish protection impacts on our ditches and water systems, cannabis and
concerns related to grow licenses, odour, and health regulations.
Sandy Howkins spoke to the seasonal agricultural workers programs, and noted
that there were few infractions associated with the program. He feels there may
be a ‘disconnect’ on terminology associated with agricultural workers. He would
like to relay his gratitude with the City regarding the ongoing efforts on ditch
cleaning of parrot feather.
o Lisa Grant will pass along comments to Randy Evans and Samantha
Maki.
Philip Robinson was looking for feedback regarding a recent Delta farmer event;
o Nadia spoke to the event purpose, concerns with Bill 51 and noted
that input was received from attendees regarding what’s working
what wasn’t in the farming community. Individuals were concerned
with raising water levels and climate change.
Mike Manion sought feedback from the AAC Committee regarding a request
from Metro’s Agricultural Advisory requesting he draft a letter voicing concerns
over cannabis.
o Joe Bachmann doesn’t feel the agricultural community should
be ‘lumped in’ with the cannabis industry.
8.

ADJOURNMENT
The meeting was adjourned at 11:24 a.m.

DM 158802
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DEVELOPMENT SERVICES

TO:

Agricultural Advisory Committee

FROM:

Allison Dominelli, Development Services Technician

DATE:

October 30, 2019 FILE: 4520-20-2019-04

SUBJECT: Temporary Use Permit Application - 17607 & 17890 Ford Rd Detour

The City has received an application for a new Temporary Use Permit (TUP) for soil screening
and mixing at 17607 Ford Rd Detour (Site A) and 17890 Ford Rd Detour (Site B). The current
TUP is expiring and has already been renewed once. TUP's can only be renewed once and so a
new TUP has been applied for.
Application Background
Applicant/Owner: Hank Bitter

Civic Address: 17607 & 17890 Ford Rd Detour
l!7,607iF,oi-d|Rd|DetouTanF,ord|F?d

Property Size: 23.2 ha/57.3 ac (combined)
Area ofTUP: 0.8 ha/2 ac (combined)
OCP Designation: Agricultural (Attachment A)
Zoning: A-l (General Agricultural)

(Attachment B)
Site A at 17607 Ford Rd Detour has been the subject of numerous temporary use permits and
non-farm use applications dating back to 1994. The soil screening and mixing operation was
expanded onto Site B at 17890 Ford Rd and included in TUP issued in 2015. The vast majority of
the two properties are used for cranberry production and there are no dwellings on either
property. The applicant has provided a letter in support of his renewal application (see
Attachment C).
The Agricultural Land Commission (ALC) granted approval for the non-farm use application on
both sites in 2014 for a period often years (ending in 2024), subject to certain conditions (see
Attachment D).
As per a requirement of the ALC, a covenant is registered on title confirming the non-farm use
approval is for the applicant (Hank Bitter) only and that the property cannot be sold or
otherwise transferred unless the soil mixing and screening operation is stopped and the land
returned to an agricultural standard.
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Hank's Trucking currently holds a Licence to Occupy along the unopened portion of Ford Rd
north of his properties for storing equipment and materials related to the soil processing
facility.
Under the previous TUP, a charge of $8,000 annually was levied in order to compensate for the
difference in taxes between land classed as agricultural and light industrial. In 2014 when this
was charge was determined, both of the subject properties were solely classed as agricultural.
Beginning in 2015 however, the properties have been assessed by BC Assessment as both
agricultural and light industrial and the property taxes paid accordingly based on these
assessments.

Temporary Use Permits
The City's Official Community Plan (OCP) designates all lands within the City as Temporary Use
Permit Areas. The purpose of designating Temporary Use Permit Areas in the City is to allow for
temporary commercial and industrial uses where they would not otherwise be permitted by
zoning. Council may impose conditions concerning the temporary use and the restoration of
lands following the expiration of the permit.
In accordance with the current OCP, Temporary Use Permits may be issued by Council for up to
two years. When a permit expires. Council has the option of renewing the permit for up to an
additional two years under the same conditions of the original approval or amended conditions
of the permit, or may choose not to issue the renewal permit at all. When the renewal expires,
the applicant will then be required to apply for a brand new permit.
Staff Review
The application was circulated internally to various departments including Planning, Building,
Engineering, Environment, and Fire. There were no comments or concerns other than from the

Bylaw Department, who noted that there have been no bylaw complaints about the non-farm
use, although the business was fined on one occasion for depositing materials during prohibited
hours (overnight).
See Attachment E for a copy of the draft TUP/ the conditions of which are based on the
previous TUP.

The City is also holding a $10,000 irrevocable Letter of Credit to confirm that permit conditions
are being met. If approved, it is recommended that this Letter of Credit be continued as a
condition of the new TUP.
The Local Government Act provides certain tools for land use applications for a property owner
wishing to undertake an activity not currently permitted under existing regulations. Each of
these tools is described below in relation to the current application and they include:
• Amendment to the Zoning Bylaw;
• Development Variance Permits; and
• Temporary Use Permits.

A Temporary Use Permit (TUP) is intended to permit a use on a property that would not
otherwise be permitted under the City's Zoning Bylaw. A TUP can be viewed as a trial period for
158542vl
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a particular use, providing an opportunity to evaluate if that use will be compatible with other
surrounding land uses or appropriate for a use that is intended on an ongoing basis.
If it is deemed that the use is compatible and a more long term solution is desired for the
ongoing use, then a rezoning application could be entertained. Rezoning a property is
permanent and the use would continue to be permitted in perpetuity, even if the property is
sold.

In this case, the soil screening and mixing operation has been a long standing operation in the
community. However/ rezoning of these properties would involve another application to the
ALC as their approval is only granted until 2024 and is for the sole benefit of the applicant. Staff
recognize that TUP's can be cumbersome to administer and are not necessarily the most
palatable land-use solution, but in this case a TUP makes sense given that the ALC has granted
approval of the non-farm use for a ten year period.

Conclusion
Staff is seeking a recommendation from the Agricultural Advisory Committee prior to bringing
this temporary use permit to Council for consideration.
Suggested recommendations:
A. The Agricultural Advisory Committee supports issuance of Temporary Use Permit 2019-

004 for 17607 and 17890 Ford Rd Detour; OR
B. The Agricultural Advisory Committee does not support issuance of Temporary Use
Permit 2019-004 for 17607 and 17890 Ford Rd Detour.
Attachments:
A. Letter of Intent
B. Neighbourhood Zoning Map
C. Neighbourhood OCP Map
D. ALC Non-farm use approval

E. Draft TUP 2019-004

158542vl

-14-

ATTACHMENT A: Neighbourhood Zoning Map
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LTD.
17607 FORD DETOUR ROAD, PITT MEADOWS, B.C. V3Y OA7
BUS: 604.465-3189 FAX: 604-465-0300

October?, 2019

CityofPitt Meadows

12007 Harris Road
Pitt Meadows, BC

V3Y2B5
RE: Temporary Commercial Use Ajipliaatjon
The intent of this application is to continue the peat and topsoil screening operation that has been in
Business since 1994. There have been no changes to our site or operation since the last application in
July 2017.
The ALC has given approval of this use until the year 2024 and has inspected the site various times,
confirming that all requirements have been met to date.
We are providing a service to farmers , local residents, and many local municipalities supplying high
quality organic garden and lawn soils. We also supply many local mushroom farmers with peat moss
which is a necessary part of growing mushrooms.
Hank's Trucking is proud to employ approximately ten people in our community and we take pride in the
product that we supply.
As we are not requesting any changes to the previous permit granted by the City of Pitt Meadows,
we ask that we be granted a new Temporary Commercial Use Permit.

If you require any further information, please do not hesitate to give me a call.
Regards,
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OTY OF PITT MEADOWS
TEMPORARY USE PERMIT NO. 2019-004
ISSUED BY:
THE aJY OF PITT MEADOWS, a City under the "Local
Government Act" of the Province of British Columbia, and having
its Municipal Offices at 12007 Harris Road, in the Municipality of
Pitt Meadows, in the Province of British Columbia, V3Y 2B5
(hereinafter called the "City")

TO: HANK BITTER
HANK'S TRUCKING
17607 Ford Road Detour
Pitt Meadows, BC

V3Y OA7
(hereinafter called the "Permittee(s)")
WHEREAS the Permittee(s) wishes to conduct a commercial operation upon ALL AND
SINGULAR those certain parcels or tracts of land and premises situate, lying and being
in the City of Pitt Meadows in the Province of British Columbia, and more particularly
known and described as:

Parcel Identifier: 008-384-932
Legal Description: Lot 9 Section 4 Block 5 North Range 1 East New
Westm/nster Df'stn'ct Plan 37014

Parcel Identifier: 013-180-681
Legal Description: West Half of the North East Quarter Section 4 Block 5
North Range 7 East New Westmf'nster District

(hereinafter called the "Lands")
AND WHEREAS the Permittee(s) has made application for a Temporary Use Permit in
regard to the Lands;
AND WHEREAS the Local Government Act provides that in such a Permit certain
matters may be regulated, required or limited;
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NOW THEREFORE, the Council of the City of Pitt Meadows hereby issues a Temporary
Use Permit in respect of the Lands as follows:
1. This Temporary Use Permit is issued subject to compliance with all City Bylaws
except those bylaw conditions that are at variance with the conditions described
in this Permit.

2. This Temporary Use Permit applies to and only to those lands within the City
described below, and any and all buildings, structures and other development
thereon:

Parcel Identifier: 008-384-932
Legal Description: Lot 9 Section 4 Block 5 North Range 1 East New
Westminster District Plan 37014
Parcel Identifier: 013-180-681
Legal Description: West Half of the North East Quarter Section 4 Block 5
North Range 1 East New Westminster District
3. The Temporary Use described on this permit shall be discontinued on or before
XXX,2021.
4. The Temporary Use permitted on the said lands shall be to:
A//OW the operation of a soil screening and mixing business on the south
west comer of 17607 Ford Road Detour (Site A) and the north east corner
of 17890 Ford Road Detour (Site B), shown cross hatched on the site plan
appended as Attachment A.

5. The Temporary Use shall be carried out according to the following conditions:
a) The topsoil screening and mixing operations on Sites A & B must comply with
the conditions of non-farm use approval granted by the Agricultural Land
Commission under Resolution #151/2014, appended as Attachment B;
b) The top soil screening and mixing uses shall operate per the locations
identified in the July 16, 2014 approval letter from the Agricultural Land
Commission, appended as Attachment C, as follows:
• Site A screens raw peat moss for the mushroom industry
• Site B processes topsoi I products;
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c) All machinery, structures and facilities associated with the topsoil screening
and mixing operation are to be restricted to the hatched area identified on the
attached site plan (Attachment A);
d) The commercial use and operation of earth moving equipment including
machinery, conveyors, bulldozers, backhoes and excavators shall operate only

during the hours permitted by the City's Noise Control Bylaw (reference: A-1
Zone (General Agriculture - Quiet Zone);

e) An approved Highway Use Permit is required prior to the delivery of any
materials related to the topsoil screening and mixing operation to the site.

Compliance with the terms and conditions in that permit is required;
f) Surface drainage and run-off from the working area shall be maintained at all
times in order to prevent erosion, flooding, siltation or other degradation of

the subject property, adjacent lands or waterways. The operation shall comply
with the Sediment Control Best Management Practices identified in Schedule
D of the City's Soil Removal and Fill Deposit Regulations Bylaw 2593,2013,as
amended;

g) Weed control is to be practiced at all times. Weeds must be controlled before
seed set and Canada Thistle before flowering. Mechanical and/or approved
chemical control is acceptable;
h) No concrete, asphalt, construction or demolition debris, petroleum products,
food waste, land clearing waste, yard waste, or any non-soil material, with the
exception of horse/cattle manure and spent mushroom manure, is to be

brought onto the property;
i) Under no circumstances is cedar hog fuel or any other form of cedar wood

waste to be brought onto the property;
j) The sites are to be secured in such a manner as to prevent unauthorized

deposition of fill. An unobstructed sign is to be posted in a prominent location
on the properties prohibiting the unauthorized deposition of material.
Additionally, a gate is required to ensure no unauthorized access to each site

is allowed, and each site is required to be fenced with wire fencing for the
purposes of security and safety;
k) If internal roads are to be used for transportation of materials between sites,
that appropriate noise and dust mitigation measures must be undertaken to

the satisfaction of the City;
I) Installation, to municipal standards, of a stop sign on the south west comer of

Ford Road at Ford Road Detour;
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m) Confirmation on an annual basis that the soil production and mixing facility
uses have not exceeded the permitted boundaries of each site;

n) This approval in no way relieves the owner or occupier of the responsibility of
adhering to all other legislation which may apply to the land. This includes
zoning, subdivision, or other land use bylaws, and decisions of any authorities

which have jurisdiction;
o) The submission of an amenity charge, to be collected in annual installments of
$8,000.00. The first payment is to be made as a condition of permit issuance
with following payments to be made on the anniversary of permit issuance for

the duration of the permit;
p) The operation of the soil mixing and screening business is restricted to
Monday through Saturday only.
6. As a condition of the issuance of this Temporary Use Permit, Council is holding
the security set out below to ensure that the temporary use is carried out in
accordance with the terms and conditions of this permit. Should any interest be

earned upon the security, it shall accrue the Permittee and be paid to the
Permittee, if the security is returned.

The condition of the posting of the security is that, should the Permittee fail to
comply with the terms and conditions of this permit within the time provided, the
Municipality may retain the security and with its own forces or contractor under its
direction enter onto the property and perform such work as is necessary to

eliminate the Temporary Use and bring the use and occupancy of the property in
compliance with the Zoning Bylaw.
There is filed accordingly:
An irrevocable Letter of Credit in the amount of $10,000.00 fTen Thousand

Dollars)
7. The land described herein shall be developed strictly in accordance with the terms
and conditions and provisions of this permit and any plans and specifications
attached to this permit shall form a part hereof.
8. Bylaw Enforcement Staff will monitor operations on the site on a yearly basis at a
minimum, and more frequently whenever possible.
9. Neighbourhood consultation is required prior to any renewal of this permit.

159121vl

-21-

Page 5 of 6

10. This permit is not transferable. The permit may be amended or cancelled by
Council resolution and in accordance with the regulations prescribed by the
Lieutenant Governor in Council.

11. This permit is not a building permit.

AUTHORIZING BY COUNCIL RESOLUTION, passed on the day of , 20

THE CORPORATE SEAL OF THE C\TY OF PITT MEADOWS
was hereunto affixed on the day of , 20

Bill Dingwall, Mayor

Kate Barchard, Corporate Officer

Hank Bitter

SIGNED, SEALED AND DELIVERED BY
the Owner of the Lands on

the _day of _, 20

159121vl

Print Name

-22-

co

0

co
CD

co
CO

a:

+-'1

c

CD|

Q_

c|

co

1)

0|

II
<1

4-1

co

^
rsl
r-1

01
LT1

r-1

-23-

ATTACHMENT D
MINUTES OF THE PROVINCIAL AGRICULTURAL LAND COMMISSION
A meeting was held by the Provincial Agricultural Land Commission on March 28, 2014 at
the offices of the Commission located at #133 - 4940 Canada Way, Burnaby, B.C. as it
relates to the Request for Reconsideration of Application #52028.
CCWIMISSION MEMBERS PRESENT:
Richard Bullock
Jennifer Dyson

Gordon Gilletfe
Bert Miles
Jim Johnson

Jerry Thibeault
Lucille Dempsey

Chair
Vice-Chair
Vice-Chair
Commissioner
Commissioner
Commissioner
Commissioner

COMMISSION STAFF PRESENT:
Jennifer Carson
Eamonn Watson

Colin Fry

Planner
Planner

Chief Tribunal Officer

REQUEST FOR RECONSIDERATION
The Commission received a letter dated April 13, 2012 requesting the reconsideration of its
decision recorded as Resolution #133/2011, by which, the proposal to permit the screening and
mixing of soil was refused. Further to this letter, Mlr. Colin Fry, Chief Tribunal Officer, met with
Mr. Hank Bitter and additional information was provided by way of an electronic mail
correspondence dated February 25, 2014.
Owner: Hank John Bitter
Original Proposal: (Submitted pursuant to section 20(3) of the Agricultural Land Commission Act}
To permit the screening and mixing of soil for sale from the subject
property.
Original Decision: That the application be refused.
Current Request:

Mr. Bitter is requesting permission to continue operating the soil
screening and mixing business.

Legal:

Pl D: 013-180-681
West Half of the North East Quarter, Section 4, Block 5 North, Range 1
East, New Westminster District

Location:

17890 Ford Detour Road, Pitt Meadows

Minutes or Resolution #151/2014 - ALC Application #52028
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LEGISLATIVE CONTEXT FOR COMMISSION RECONSIDERATION
Section 33 (Reconsideration of decisions) of the Agricultural Land Commission Act states;
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.

DECISION REGARDING THE REQUEST FOR RECONSIDERATION
The Commission believes that the applicant has provided evidence that was not available at the
time of the previous decision, in his email, Mr. Bitter explains the agricultural sen/ice he offers to
other farmers in the area.

As a result, it was moved by Commissioner Bullock and seconded by Commissioner Dyson that
there were no persons affected by the reconsideration and that the Commission reconsider
Resolution #151/2014. The motion was carried unanimously.

After considering the new information the Commission concluded as follows:
1. The applicant is a bona fide farmer and the majority of the subject property is in active
cranberry production. The topsoil screening and mixing operation provides financial
support to the farm operation by way of a reliable income stream. The area that would
be utilized for the topsoil screening and mixing operation would remain contained.
Conclusion:
The site used for the operation is relatively small and does not appear to have any
negative impact on the existing agricultural operation. The Commission believes that the
continuation of the topsoil screening and mixing operation does not have an adverse
impact on agriculture as long as the area is rehabilitated before the property is sold.
2. The topsoil screening and mixing operation provides an important service to the
agricultural community by redirecting and reusing horse manure and spent mushroom
compost (a waste product of those industries) as a quality soil. The Commission was
advised by Mr. Fry that he is not aware of any complaints received regarding the
operation to date.
Conclusion:
The Commission believes that the topsoil screening and mixing operation provides a
service to the agricultural community while also supporting the existing farm on the
property.
3. Mr. Bitter also owns the property immediately to the west (Lot 9, Section 4, Block 5
North, Range 1 East, New Westminster District; PID: 008-384-932) and farms the two
Minutes of Resolution #151/2014 - ALC Application #52028
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properties as contiguous unit. Mr, Bitter's farm operation extends beyond these two
properties and in total farms approximately 60 ha of land in Pitt Meadows. Neither the
subject property nor Lot 9 currently have a home, and Mr. Bitter confirms that if a home

were to be built, it would be built on the existing topsoil screening and mixing staging
area.

Conclusion:
The Commission understands that the majority of the subject property (and Lot 9) are in
active agricultural production and the applicant is willing to put a covenant(s) on the two
properties to unsure the impact to the topsoil screening and mixing operation remains
minimal. As a result, the Commission believes the proposed continuation of the topsoil
screening and mixing operation would be consistent with the objective of the Agricultural
Land Commission Act to encourage farming without having a negative impact on the
preservation of the land.

IT WAS
MOVED BY: Commissioner Bullock

SECONDED BY: Commissioner Dyson
THAT the request to continue the topsoil screening and mixing operation on approximately 0,4
ha of the subject property be approved.
AND THAT the approval is subject to the following conditions:
1. The topsoil screening and mixing operation must be in substantial compliance with the
information submitted with the application;
2. The topsoil screening and mixing operation must not expand outside the boundaries

identified with the application;
3. The topsoil screening and mixing operation is permitted to continue for a further ten

(10) years from the date of this decision (until March 31, 2024);
4. The topsoil screening and mixing operation must not be sold as a going concern and all
associated infrastructure must be removed from the subject property in advance of a
sale of the subject property and Lot 9;
5. The registration of a covenant on the subject property and Lot 9 for the purposes of
restricting the sale, transfer, lease, or any other form of transacting the land, from the
current owner to another person(s) prior to the cessation of the topsoil screening and
mixing business; and one of the following:
a, the reclamation of the topsoil screening and mixing site to an agricultural standard,
or

b. restricting the residential building area of the subject property and Lot 9 to the same
area as the topsoil screening and mixing site instead of reclaiming the topsoil
screening and mixing site to an agricultural standard; and
6. The approval for non-farm use is granted for the sole benefit of the applicant (Hank
John Bitter) and is non-transferable.
Minutes of Resolution #151/2014 -ALC Application #52028
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AND THAT the Commission has no objections to the continued use of the portion of existing
right of way immediately north of the subject property and Lot 9 for topsoil screening and mixing
activities associated with the approved use subject to approval from the City of Pitt Meadows.
AND FINALLY THAT 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 pers'on or body having jurisdiction over the land under an enactment.

CARRIED

Resolution #151,2014

Minutes of Resolution #15-1/2014 - ALC Application #52028
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ATTACHMENT g
Agricultural Land Commission
133-4940 Canada Way
Burnaby, British Columbia V5G 4K6

Tel: 604660-7000
Fax: 604 660-7033
www.alc.gov.bc.ca

ALC File: 52028

July 16,2014

Your File: 6635-20-2010-03-P

City of Pitt Meadows
12007 Harris Road
Pitt Meadows, BC V3Y 2B5
Attention: Anne Berry, Manager of Development Services

Dear Ms. Berry:

Re: Hank's Trucking & Bulldozinci Ltd.
This is further to our recent communication regarding the above which was prompted by new
information regarding Mr. Hank Bitter's operational issues associated with his topsoil screening
and mixing activities. On June 24, 2014 Mr. Bitter emailed you the following advice:
Just a note to clarify the importance of having both sites A and B operational on our Ford
Road property.
S/te A screens our Raw Peat Moss for the mushroom industry. Site B processes our
topsoil products.
These sites are on opposite corners of the property because it is critical we keep our peat
moss as far away from any topsoil as possible. The mushroom industry cannot have any

form of bacteria in their casing soil. We also cannot run topsoil through the same
screening plant without completely steralizing (sic) the entire plant which is not
economically feasable (sic).
Both sites A and B are the same size (.4 hectare) and both sites are equally important to
maintaining our operation.

I can confirm that when the Commission reconsidered the proposal on March 28, 2014, it was
aware of the 1994 approval to conduct a topsoil screening and mixing business on a small
portion of the property legally described as:
PIP: 008-384-932
Lot 9, Section 4, Block 5 North, Range 1 East, New Westminster District, Plan 37014.
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However, during its most recent review the Commission incorrectly assumed the project area as
approved in 1994 (referred to as Site A in Mr. Bitter's email) was no longer in use. Based on the
new information provided by Mr. Bitter, I reviewed the Commission's decision by Resolution
#151/2014 and took note of its comments and conclusions:
1. The applicant is a bona fide farmer and the majority of the subject property is in active
cranberry production. The topsoil screening and mixing operation provides financial
support to the farm operation by way of a reliable income stream. The area that would
be utilized for the topsoil screening and mixing operation would remain contained.
Conclusion:
The site used for the operation is relatively small and does not appear to have any
negative impact on the existing agricultural operation. The Commission believes that
the continuation of the topsoil screening and mixing operation does not have an
adverse impact on agriculture as long as the area is rehabilitated before the property is
sold.

2. The topsoil screening and mixing operation provides an important sen/ice to the
agricultural community by redirecting and reusing horse manure and spent mushroom
compost (a waste product of those industries) as a quality soil. The Commission was
advised by Mr. Fry that he is not aware of any complaints received regarding the
operation to date.

Conclusion:
777e Commission believes that the topsoil screening and mixing operation provides a
sen/ice to the agricultural community while also supporting the existing farm on the
property.

3. Mr. Bitter also owns the property immediately to the west (Lot 9, Section 4, Block 5
North, Range 1 East, New Westminster District; PID: 008-384-932) and farms the two
properties as contiguous unit. Mr. Bitter's farm operation extends beyond these two
properties and in total farms approximately 60 ha of land in Pitt Meadows. Neither the
subject property nor Lot 9 currently have a home, and Mr. Bitter confirms that if a home
were to be built, it would be built on the existing topsoil screening and mixing staging
area.
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Conclusion:

The Commission understands that the majority of the subject property (and Lot 9) are
in active agricultural production and the applicant is willing to put a covenant(s) on the
two properties to unsure the impact to the topsoil screening and mixing operation
remains minimal. As a result, the Commission believes the proposed continuation of
the topsoil screening and mixing operation would be consistent with the objective of the
Agricultural Land Commission Act to encourage farming without having a negative
impact on the preservation of the land.
Given the above, I write to confirm that the Commission has no objections to the continued
operation of both Sites A and B based on the conditions specified in Resolution #151/2014
noted below,

CONDITIONS
THAT the request to continue the topsoil screening and mixing operations on a 0.4 ha area of
each of the following parcels be approved:
A. PIP: 013-180-681
West Half of the North East Quarter, Section 4, Block 5 North, Range 1 East, New
Westminster District; and
B. PIP: 008-384-932
Lot 9, Section 4, Block 5 North, Range 1 East, New Westminster District, Plan 37014.
AND THAT the approval is subject to the following conditions:
1. The topsoil screening and mixing operations (combined 0.8 ha total area of Sites A and
B) must be in substantial compliance with the information submitted with the
application;
2. The topsoil screening and mixing operations must not expand outside the boundaries
of Sites A and B;
3. The topsoil screening and mixing operations on Sites A and B are permitted to continue
for a further ten (10) years from the date of this decision (until March 31, 2024);
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4. The topsoil screening and mixing operations on Sites A and B must not be sold as
going concerns and all associated infrastructure must be removed from Sites A and B
prior to the sale or transfer of one or both of the properties to which this approval
applies;
5. The registration of a covenant against the Certificates of Title of the properties to which
this approval applies for the purposes of restricting the sale, transfer, lease, or any
other form of transacting the properties, from the current owner to another person(s)
prior to the cessation of the topsoil screening and mixing operations, on Sites A and B;
and one of the following:
a. the reclamation of Sites A and B to an agricultural standard, or
b. restricting the residential building area on the properties, to which this approval
applies, to coincide with the areas of Sites A and B; and
6. The approval for non-fann use is granted for the sole benefit of the applicant (Hank
John Bitter) and is non-transferable.
AND THAT the Commission has no objections to the continued use of the portion of existing
right of way, immediately north of the properties to which this approval applies, fortopsoil
screening and mixing activities associated with the approved uses subject to approval from the
City of Pitt Meadows.
AND FINALLY THAT 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.
I have attached a sketch plan depicting the approval as noted herein.
Further correspondence with respect to this application is to be directed to Eamonn Watson at
Eamonn.Watson@flov.bc.ca.
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Yours truly,

PROVINCIAL AG^€ULTURAL LAND COMMISSION

Colin J. FryTChief Tribunsil-Officer

Enclosures: Sketch Plan

ec: Mr. Hank Bitter
16613 Middleton Road, Pitt Meadows, BC V3Y 1Z1

52028m1
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Provincial Agricultural Land Commission

Application ID: 52028 (Hank Bitter)
Sketch Plan attached to ALC letter dated July 16, 2014
Subject properties
Site A (0.4 ha) - Approved topsoil mixing and screening
Site B (0.4 ha) -Approved topsoil mixing and screening
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