MINUTES of the Agricultural Advisory Committee Meeting held on Thursday,
September 10, 2020 at 10:00 a.m. via video conference.
PRESENT:
Voting Members:

J. Bachmann
L. Kemper
M. Manion
P. Robinson
W. Wisselink

Non-Voting Members:

N. Mori, Ministry of Agriculture

Council Liaisons:

Councillor MacDonald*
Councillor Simpson

Staff:

A. Berry, Director of Planning & Development
(Chair)
S. Ahrabian, Manager of Engineering & Facilities
A. Dominelli, Development Services Technician
C. O’Byrne, Project Manager
D. Parr, Planner ll
A. Seed, Engineering Technologist
A. Wallace, Manager of Community Development

Regrets:

M. Banns
H. Bitter
S. Howkins
D. Kosicki

Secretary:

T. McCaw, Committee Clerk ll

1.

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

2.

LATE ITEMS
There was general consent to add the following late item to the agenda:
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•
3.
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5.8 – Soil Permit Application – 19831 McNeil Road

APPROVAL OF AGENDA
It was MOVED and SECONDED THAT the September 10, 2020 agenda for
the Agricultural Advisory Committee Meeting be approved as amended.

4.

ADOPTION OF MINUTES

CARRIED.

It was MOVED and SECONDED THAT the Minutes of the Agricultural
Advisory Committee Meeting held on March 12, 2020 be adopted.
5.
(1)

NEW BUSINESS

CARRIED.

New Member Introduction
A. Berry was introduced to the Committee as the City’s new Director of
Planning and Development, and the new Chair for the Committee. The
Committee participated in a brief roundtable of introductions of all voting
members.

(2)

Environmental Inventory and Management Strategy
C. O’Byrne, Project Manager, provided an update on the Environmental
Inventory and Management Strategy through a PowerPoint Presentation,
which is included in the minutes as Attachment 1.

*N. Mori joined the meeting at 10: 28 a.m.
Following the presentation, the members of the AAC provided feedback
and comments where the following points were raised:
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•

Recommendation to invite Dr. H. Bears from Zoetica Environmental
Research Services to the next AAC meeting;

•

Food production needs to be the primary purpose of the ALR;

•

Discussions were had around properties in Pitt Meadows that have
the potential of being farmed but are not being farmed;

•

Importance of determining how the study determines what is an
environmental asset;
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•

Questions regarding experience of the consulting firm (Staff
response: the consultant has a vast amount of experience in this
field);

•

Stressed importance of food production in the City especially during
the pandemic; and

•

Recommendations that the City is collaborating with Metro
Vancouver while working on this study.

Official Community Plan Review
D. Parr, Planner ll, provided a PowerPoint presentation on the draft
Agriculture Chapter and proposed policies related to Agriculture in the
new draft OCP. The presentation is included in the minutes as Attachment
2.
Comments and questions from the Committee included:
•

Concerns around the impact on farms with the 30m riparian
assessment zone from a water way (Staff response: does not apply
to agricultural operations; only for residential buildings);

•

Concerns that Pitt Meadows residents will not be supportive of
these new policies;

•

Question regarding how this information will be presented to the
public (Staff response: the public hearing has not yet been
scheduled and there will be continued discussions on a staff level on
how this will unfold);

•

Request that AAC members be notified specifically when this public
hearing will be held;

•

Concerns that the 30m riparian assessment will be taking away a
significant parcel of farmable land;

•

Local concerns for sustainability of farming;

•

Request for the definition of land “unavailable for farming” which
was found in Chapter 9 of the draft OCP (Staff response: will
provide this definition to AAC; document has only come to council
once in July 2020 and only in a draft form; OCP info can be found
online at https://www.pittmeadows.ca/our-community/cityplanning-projects/official-community-plan; encouraged AAC
members to provide comments and input which can be brought
forth);

164559v1

Minutes of the Agricultural Advisory Committee – September 10, 2020

4

•

Question regarding current riparian setback (Staff noted that current
provincial legislation is 30m for an area that triggers a riparian
assessment; from there a setback is determined);

•

All AAC members, colleagues and farmers can submit in writing to
the public hearing as well as submit ahead of time directly to
dparr@pittmeadows.ca. Feedback will be compiled and presented
to Council;

•

Question whether the draft OCP would be coming back to the AAC
(Staff response: intent is to take all comments that are received and
include them in feedback to Council as part of 2nd reading); and

•

Concern that the proposal was encouraging property owners to
build without completing a riparian assessment; the cost associated
with the assessment may deter people from completing it.
It was MOVED and SECONDED that the Agricultural Advisory
Committee recommend to Council that the Official Community Plan
include policies that support financially viable farming operations for
current and future generations.
CARRIED.

(4)

Update on 2020 Action Item Tracker
A. Berry provided a brief update on the AAC Action Item Tracker.

(5)

Update on Application Tracker
A. Berry provided a brief update on the AAC Application Tracker.

(6)

Terms of Reference
A. Berry reviewed the revised Terms of Reference for the AAC highlighting
most significant revisions. Highlights included:
•

The inclusion of a clear mandate;

•

The authority to establish the Committee;

•

Clear definition of governance principals and procedural rules;

•

The Staff Liaison will chair all AAC committee meetings;

•

The CAO determines the appointment of all new members;

•

The Committee will be given an annual budget which is determined
each year through the business planning process;
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•

There was an increase of non-voting members from five to six; and

•

The membership term increased from two years to three years.

Comments and questions from the Committee included:

(7)

•

Clarity was requested around the point that a member who has
missed three consecutive meetings may be deemed to have
resigned effective immediately as of the end of the third such
meeting (Staff response: staff will initiate a conversation with the
Committee member once two consecutive meetings had been
missed); and

•

Question regarding who would be the main point of contact for AAC
members.

Non-Adhering Residential Use Application – 19831 McNeil Road
A. Dominelli, Development Services Technician, presented a non-adhering
residential use application for 19831 McNeil Road through a PowerPoint
presentation, which is included in the minutes as Attachment 3.
Questions and comments from the Committee included:
•
•
•
•

Recommendation to increase the bond;
Concerns that the applicant may not demolish the original dwelling
once the new home is built;
Recommendation that the policy be reviewed by Council; and
Preference to see the original home renovated instead of new home
built (Staff response: staff intend to review the policy and present it
to Council in 2021).

* Councillor MacDonald left the meeting 11:37a.m.
It was MOVED and SECONDED THAT the AAC support 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 $100,000 bond and second dwelling agreement.
CARRIED.

(8)

Soil Permit Application – 19831 McNeil Road
A. Seed, Engineering Technician, presented a soil permit application for
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19831 McNeil Road through a PowerPoint presentation, which is included
in the minutes as Attachment 4.
Question and comments from the Committee included:
•

Concerns around the applicant’s lack of knowledge and awareness
of City rules and regulations;

•

There was general consent that this application was presented too
prematurely and is not supported by the members of the AAC;

•

When the applicant is in compliance with the regulations; it was
requested the application be presented back to the AAC (staff
concurred with this approach).

It was MOVED and SECONDED that the Agricultural Advisory Committee
recommend that the applicant begin to move into compliance and, at the
appropriate time, re-present the soil permit application to the Committee
to review at that time.
CARRIED.
(9)

Committee Budget
A. Berry provided a brief update on the 2020 Committee budget. The
Committee was provided a $10,000 budget for 2020; however, the budget
has been eliminated as a result of COVID-19 impacts and costs.
Questions and comments from the Committee included:

6.

•

Members were in support of the City’s decision to remove the
$10,000 budgetary allocation from the AAC;

•

Question regarding was raised on whether there was any awareness
by individual farmers and their risk management in Pitt Meadows
and their seasonal migrant workers (Staff response: will discuss with
Emergency Management Coordinator);

•

The City has had to make difficult budget decisions in light of
COVID-19; and

•

Recommendation that AAC budget be made available for farmers
and migrant workers.

ROUND TABLE
The Committee participated in a roundtable discussion. Highlights
included:
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J. Bachman’s farm has written a letter to the City’s consultant Dr.
Heather Bears which has been forwarded to the Committee
members.
A recommendation was made to have local farmers sponsor a food
truck which would provide agricultural awareness that feeds patrons;
It was noted that Metro Vancouver has available grants, and
applications have been made for ideas similar to this;
Thanks was given to the Committee for embracing this new form of
digital meeting;
The Pacific Agriculture Show will be moving forward this year
virtually https://www.agricultureshow.net/;
Great support was given for Zoom and continuing to have meetings
virtually; and
Question whether there was a backlog of applications due to not
having meetings for so long (Staff response: there was only one
application that had bypassed the AAC and went straight to
Council).

7.

SUMMARY OF TODAY’S ACTION ITEMS

1.

Staff to invite consultant to the next AAC meeting to discuss Environmental
Inventory and Management Strategy.

2.

A. Berry to discuss with Corporate Services the lead role position within the
newly revised Terms of Reference.

3.

T. McCaw to invite B. Morgan, Emergency Management Coordinator to
November AAC meeting.

4.

A. Berry to provide an update on the 2021 budget for the AAC.

5.

T. McCaw to send AAC members Chapter 9 of the OCP and request
feedback by September 30, 2020.

8.

ADJOURNMENT
The meeting was adjourned at 12:11 p.m.
The next meeting for the Agricultural Advisory Committee is set for
October 8, 2020 at 10:00 a.m.

Certified Correct:
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Tatiana McCaw
Committee Clerk II

ATTACHMENT 1

Environmental Inventory and
Management Strategy
Agricultural Advisory Committee Meeting
September 10, 2020

Project Objectives
• Understand the current state of the City’s
environmental features and assets;
• Recognize the role of agriculture in our community;
• Identify where municipal management practices
could be improved; and,
• Identify short, medium, and long term strategies for
greater sustainability, cultural inclusivity, and
environmental responsibilities.
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Assets and Natural Assets
Assets - resources that have economic value
and/or provide other benefits.

Natural or Environmental Assets – living or
naturally occurring features/resources that provide
a community benefit.

Project Outcomes
• Inventory of our natural assets and their
relative health
• Independent evaluation of our
management options for different types of
natural assets
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ATTACHMENT 1

Questions or Comments?

3

ATTACHMENT 2

OCP for AAC
Agricultural Advisory Committee
September 10, 2020

We are here

1

ATTACHMENT 2

Forces Shaping the OCP Review
Climate change: Significant impacts are expected in the form of increased precipitation, higher
temperatures, rising sea levels, increased extreme weather events and more weather variability.
Increasing housing costs: Before 2000, the sale price of a two-storey detached home was
around 3.2 times to median household income; by 2015, the cost of an average home was more
than 19 times higher than income
Changing Demographics: By 2041 the seniors population (65 +) is expected to triple.

Growing region / growing local population: Metro Vancouver is anticipated to grow by
about 980,000 by 2040. Pitt Meadows is expected to grow by 4,354 residents in the same
period.
Small town character: One of the most important goals for the town, revealed through
public consultation, is protecting Pitt Meadows’ small town character.
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Agriculture Vision:
Agriculture is the dominant land use in Pitt
Meadows and farmland is protected for food
production.

KEY OCP AGRICULTURE ACTION AREAS
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
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
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Agriculture Chapter – Policy Objectives
1.
2.
3.
4.
5.
6.
7.

Preserve ALR land for productive uses
Minimize conflicts between rural and urban land uses
Support the agricultural economy in Pitt Meadows
Provide safe and reliable infrastructure services for farming
Support the farmers
Address the impacts of climate change in the agricultural
area of Pitt Meadows and on farming operations
Ensure Pitt Meadows has a healthy and resilient food system

Other OCP policies that address agriculture:
Chapter 6 Local Systems:
• Implement and manage the drainage systems in the floodplain to support agriculture
production.
Chapter 8 Environment and Natural Areas
• Minimize the introduction and spread of invasive plant species.
• Consult with agricultural community before implementing measures that may affect
agricultural operations.
• Protect soil quality / prohibit illegal dumping
Chapter 5 Transportation
• Ensure existing road connections and mobility are maintained in rural areas.
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Proposed
OCP Map
Schedules

Agricultural Land Use Designation
Purpose: to preserve and support land reserved for agriculture. More than 80% of the
land in the municipality is in the Agricultural Land Reserve (ALR) and is governed by
provincial Agricultural Land Commission Act and Regulations. The intention of the
designation is to provide a stable, long-term land base for agriculture limited only by the
Farm Practices Protection Act and the Agricultural Land Commission Act.
Principal forms and uses: farming uses as permitted under the Agricultural Land Reserve
Use Regulation.
Appropriate built forms: agricultural buildings, farm houses and limited accessory
residential buildings.
Complementary uses: limited residential uses.
Density: the Agricultural Land Commission ultimately governs the subdivision of
properties in the ALR. With the exception of subdivision of a homesite severance,
subdivision of existing parcels is generally not supported.
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Development Permit Area No. 5: Farmland
Protection
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ATTACHMENT 2

Next Steps
First
Reading
Third
Reading

Second
Reading

Referrals
RCS Referral
to Metro
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Public
Hearing
Fourth
Reading

ATTACHMENT 3

Non-adhering Residential Use
Application for 19831 McNeil Rd
Agricultural Advisory Committee Meeting

19831 McNeil Rd
• 2.02 ha (5 acres)
• Want to retain existing
dwelling and garage while new
dwelling being constructed
– Since Feb. 2019, ALC approval required
• New farming venture
– Future blueberry and greenhouse crops

1
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Existing house
• Built 1982
• 2 storeys
• 1,200 ft² finished
• 1,200 ft² unfinished
• Detached garage also
New house
• Max 5,381 ft² (500 m²)
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ATTACHMENT 3

Council Policy C026
• Permits existing dwelling to be retained
while new dwelling constructed
– Second dwelling agreement
• Demolish or convert to agricultural building

– $25,000 bond

Staff Comments
• Many dwellings converted to agricultural
buildings under Council Policy C026
found to have been illegally converted
back into dwellings
– Challenge for bylaw enforcement

• $25,000 not enough to ensure compliance
with 2nd dwelling agreement
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Previous applications
• Supported only if existing dwelling
demolished after new house complete
• Increased bond to $50,000
• Endorsed by Council, staff will review and
update Council Policy C026 in 2021

Suggested Motion:
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 Nonadhering Residential Use Application for 19831 McNeil Road; OR
C. Other.
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ATTACHMENT 4

Soil Removal & Fill Deposit
Application for 19831 McNeil Rd
Agricultural Advisory Committee Meeting

19831 McNeil Rd
•

Intent is to prepare the soil foundation for the construction of a new
principle residence.
– Soil Permit and Council approval required per the City of Pitt
Meadows: Soil Removal and Fill Deposit Regulation
– ALC approval required

1

ATTACHMENT 4

Background:

Enforcement:

Import and export of fill at 19831 McNeil
Road was reported:

• Property owner was fined.
• All earth works have been halted.
• No further filling or removal will take place
until all required approvals are in place.
• Non-exmept activities were reported to
ALC

• City staff observed ongoing fill activity at
19831 McNeil Road.
• August 26th 2020, city staff intervened
onsite activity.
• Property owner conveyed to staff the
intent to prepare the site for the
construction of a new house; and was
unaware of the required permits and
approvals.

Requirements:
• A survey of current site conditions must
be conducted.
• The owner must retain the services of
Qualified Professional Geotechnical
Engineer who will compile a report
verifying the total cumulative amount
of soil that was imported and export
from the site.
• The applicant will pay levies based on
volume totals received.
• The imported material must be
analyzed and tested by a Qualified
Professional to ensure absence of
prohibited fill material.
• The property owner will begin the
application process.

Status:
• The property owner has retained a
geotechnical professional
• The applicant has submitted an application to
the ALC and is currently being reviewed by
City staff.

2

ATTACHMENT 4

SOIL REMOVAL AND FILL DEPOSIT REGULATION
•

Where the proposed deposit of fill or removal of soil on any land within the City is
500 cubic metres or greater, the proposed activities require authorization by City
Council prior to City approval.
– Applications for fill or deposit that: require authorization by City Council and the
land is located within the Agricultural land reserve- Review and comment by the
City of Pitt Meadows’ Agricultural Advisory Committee will be forwarded to City
Council.
Where the proposed deposit of fill or removal of soil is to occur on land within the
agricultural land reserve.
– An NOI or Application must be submitted to the ALC

•

AGRICULTURAL LAND COMMISSION ACT
•

Information Bulletin 7: Soil or fill Uses in the ALR:
– When fill placement or soil removal activates for constructing a principle
residence, have a total area from which soil is removed or which fill is placed, is
greater than 1000 square metres. Authorization from the ALC is required.
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ATTACHMENT 4

Staff Comments
•

The applicant is working with City Staff to come into compliance; all ALC and City
Bylaw requirements must be met prior to any further filling activity.

Suggested Motion:
A.

B.
C.

The Agricultural Advisory Committee supports the Soil Removal & Fill Deposit Application for 19831 McNeil Road,
subject to:
– The applicant meets all requirements as outlined, in order to remedy the unauthorized fill activity:
• Acquire a qualified geotechnical professional who will submit to the city, a summary of volume totals for
total soil that has been removed from site and the total volume of soil that has been deposited onsite.
Copies of truck logs must be submitted with the summary. The summary must be signed and sealed by
the qualified professional (QP)
• A payment of $0.50/ cubic metre (volume found from QP report) shall be made payable to the City of Pitt
Meadows.
• A report must be prepared by a qualified professional, who will test and assess the existing soil quality
that was deposited onsite. The report must be signed and sealed by the qualified professional (QP); and
– The applicant submits all required documentation to complete the City of Pitt Meadows Soil Removal and Fill
Deposit application package; and
– The applicant meets all requirements of the Agricultural Land Commission Act and acquires ALC authorization;
OR
The Agricultural Advisory Committee does not support the Soil Removal & Fill Deposit Application for 19831
McNeil Road; OR
Other.
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