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Proposal for lot Alignment/Subdividing 15240-15260 

Westminster Hwy 

Dear Council Members and Staff, 

Thank you for taking the time to review my application. 

I am requesting approval from the Council members to approve a Lot 

Alignment/subdivision of these 2 properties totaling 20 Acres located at 15240-

15260 Westminster Hwy, into 2 equal lots of 10 acres each. 

I have been in the Real Estate Business for 30 years with vast experience in Selling 

and farming Agricultural properties in the Lower Mainland and Fraser Valley. I 

know the importance of preserving Farmland for our future generations which I 

always emphasize to my clients who themselves do see the value as most of them 

come from a farming back ground from Punjab India. 

My family has a long history of farming in India and now in Delta & Richmond: 

Since 1993, my 2 brothers (both professionals an Accountant and Economic 

Professor) and I have owned and operate 2 successful blueberry farms in Ladner, 

The 2 farms in Ladner are a total of 90 acres combined. We bought these when 

none of my farming clients wanted to buy as they were in poor condition, We 

started these 2 farms from scratch as the farms were owned by oversea owners 

and were leased and were neglected by the tenants. We worked hard and it has 

been a labor of love and now it's one of the Best Blueberry farm producing fruits 

for the locals as well as being exported. This family farming venture was full of 

challenges and however with our commitment we able to bring land into 

production. 



To give you a brief history of these 2 properties: 

I have owned these 2 properties located on Westminster Hwy since March of 

2012. I purchased these properties and plans were to build our new family home 

and farm the land, However I do not have any plans to build on the farm at the 

present time as we have built a family home in Terra Nova area and reside there 

as a joint family. The property 15240 Westminster is almost !4 acre parcel with 2 

bedroom home and 15260 Westminster is 19.8 acres of land and has a 3 bedroom 

home with blueberries, Prior to me purchasing, the farm was leased out by the 

previous Asian owners for years to a local blueberry contractor and the Lessee 

was not taking care of the berries as the whole farm was neglected as he was 

mainly concerned with making profit.(He was also leasing this and next door 20 

acres). It took me few years to clean up the field of dead plants and replanting 

new plants where needed and we have spent close to $500,000.00 dollars with 

new equipment and improvements to irrigation system. Now it's starting to 

produce to almost 50% of its full potential. You can see the next door farm which 

is owned by overseas owners and has been totally neglected with the berries 

almost finished due to lack of maintenance and care. 

The reason for requesting lot alignment/subdivision is as follows: 

My Famil,y and I want to carry on farming but it has to make financial sense as at 

this rate. There is a financial burden as Blueberries are not giving the return a 

farmer needs to make end meets. With land prices the way it is here in Richmond 

it makes it very difficult for a Canadian family to own and operate a large farm but 

they can manage 5-10 acres unless you are a Pioneer families who have been 

farming for long time. I have many clients who operate successful 5-10 acres 

blueberry farms and are doing well as they have other primary source of income. 

To be able to operate successfully we need to make farming affordable by 

offering incentives. 



I wish to do an alignment/subdivide and have my brother and parents take over 

the financial burden of 10 acres to look after and farm that portion for themselves 

and I will keep one 10 acres parcel for myself. 

The West parcel that I wish to have my brother and parents take over will have 2 

houses on it. The smaller home would be for the Farm worker/ caretaker who 

will be permanently residing there and will look after both of the farms. The 

second residence will be for my brother and parents use. In order to comply with 

the City zoning I am prepared to do an addition to make 2 homes into 1 with a 2 

bedroom legal suite rather than tearing it down. However with that said, if the 

City wishes, the home can been torn down to comply with the zoning bylaw. 

In conclusion I have done everything possible to bring the Farm into Active 

Blueberry producing farm and by doing the alignment of 2 equal parcels it makes 

it more affordable for me and my family to manage as it would be a lesser 

financial burden on me by farming the 20 acres by myself. Otherwise I would have 

no choice but to sell because in today's blueberry prices the farmer is getting 

$1/pound and cost of production is almost close to it. By doing the Alignment I 

am not taking the Agricultural component away from the properties but rather 

enhancing as smaller parcels are easy to manage keep producing blueberries. I 

hope the council will see the value in my proposal and allow for the alignment. 

I thank you all once again for your time and consideration and am here to answer 

any questions the panel may have. 

Sincere Regards, 

Gurdial S. (Dale) Badh 



L 
ENVIRONMENTAL CONSULTANTS 

October 28, 2016 
PGL File: 4965-01.01 

1200- 1185 West Georgia Street 
Vancouver BC V6E 4E6 

604 682 3707 

pggroup.com 

Via E-mail: dalebadh@gmail.com 

Gurdial Badh Group 
#41 ON - 650 West 41st Avenue 
Vancouver, BC 
V5Z2M9 

Attention: Dale Badh 

RE: ASSESSMENT OF POTENTIAL IMPACTS -15240 AND 15260 WESTMINSTER 
HIGHWAY, RICHMOND, BC 

Gurdial Badh Group retained PGL Environmental Consultants (PGL) to prepare an objective, 
professional assessment of potential impacts of the proposed subdivision and realignment of the 
property line for 15240 and 15260 Westminster Highway, Richmond, BC (the Site) to create two 
4.06ha parcels. PGL's assessment is intended to identify any potential impacts as well as how the 
subdivision may or may not affect the properties farm ability and future potential for farming on the 
property. 

Our assessment includes a description of the Site and environmental features, a desktop review of 
the Site soils' agricultural capability, and a review of crop suitability. 

Site Description 

The subject properties are currently improved with single family dwellings and sheds, are actively 
farmed for blueberries (Photographs in Appendix 1 ), and have been in blueberry production for the 
last 20 years. Both properties are zoned AG1 by the City of Richmond and are located within the 
Agricultural Land Reserve. AG1 zoned land includes traditional sites zoned for agricultural 
purposes and provides for a wide range of farming and compatible uses consistent with the 
provisions of the Agricultural Land Reserve. 

The southern portion of 15260 Westminster Highway is undeveloped and classified as an 
Environmentally Sensitive Area (ESA) by the City of Richmond. The ESA is intended to protect 
significant natural features, including native vegetation, fish and wildlife habitat, and important 
geological or physiographic features. ESAs generally do not limit agricultural practices. 

The legal descriptions of the parcels are provided below: 

Parc4:ll Size 893m2 

CiVic Addre.ss 15240 Westminster Highway, Richmond, BC 

Legal Description 
Lot 28 Section 10 Block 4 North Range 5 West New Westminster 
District, Plan 37 432 

Property Identifier PID # 007-619-031 

Registered Owner Gurdial Sing Badh 



Gurdial Badh Group 
G. Badh 

Parcel Size 
Civic Actdress 

Leaal De~cription 

Propf;)rty Identifier 
. Registere.d Owner 

80,256m2 

15260 Westminster Highway, Richmond, BC 

October 28, 2016 
PGL File: 4965-01.01 

Lot 25 Except: Part Subdivided by plan 37 432, Section 10 Block 4 North 
Range 5 West New Westminster District, Plan 34237 

PID # 007-000-766 

Gurdial Sing Badh 

Site Soils and Crop Suitability 

The soils on the subject property and the surrounding area consist primarily of six complexes of 
similar aerial extent. Soils occur in distinct bands that run across the Site in a west to east 
orientation. These soils were classified and originally mapped by Luttmerding 1 (1980) and include 
Delta, Blundell, Annis, Lulu, Richmond, and Triggs soils. 

While soils vary across the site, suitable crops identified for each soil series are consistent across 
the site and include a very wide range of crops2• Climatically adapted crops have been placed into 
one of three groups depending on the level of management required to achieve an acceptable level 
of production, which include: 

• Well Suited Crops - a low to moderate level of management inputs are required to achieve 
an acceptable level of production; 

• Suited Crops - a moderate to high level of management inputs are required to achieve an 
acceptable level of production; and 

• Unsuited Crops -the crops are not suited to the particular soil management group. 

No well-suited crops are associated with any of the site soils. Well suited, suited, and unsuited 
crops for each soil series are summarized below. 

Well 
Soil Series Suited Suited Crops Unsuited Crops 

Crops 

Annual legumes, blueberries, 
Nursery and Christmas 

Blundell, cereals, cole crops, corn, perennial 
Annis 

None 
forage crops, root crops and 

trees, raspberries, 

shallow rooted annual vegetables 
strawberries and tree fruits 

Annual legumes, blueberries, 
Nursery and Christmas 

Richmond, 
None 

cereals, cole crops, corn, perennial 
trees, raspberries, 

Lulu forage crops, root crops and 
shallow rooted annual vegetables 

strawberries and tree fruits 

Annual legumes, blueberries, 
cereals, cole crops, corn, perennial 

Carrots, celery, nursery and 
forage crops, root crops (except 

Delta None 
carrots), shallow rooted annual 

Christmas trees, raspberries 

vegetables (except celery) and 
and tree fruits. 

strawberries. 

1 Luttmerding, H.A. Soils of the Langley-Vancouver map area. BC Ministry of Environment. 1980. 

2 Bertrand, R.A., Hughes-Games, G.A. and Nikkel, D.C. 1991. Soil Management Handbook for the Lower Fraser Valley. 
BC Ministry of Agriculture, Fisheries and Food. 

2 
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The Triggs soil group consists of deep fibric peat deposits. These soils have a reduced range of 
suitable crops and where cultivated are planted with blueberries and/or cranberries. Where these 
crops are not being cultivated, the peat soils have either been mined or used for industrial or 
construction landfill. 

Agricultural Capability 

Land capability for agriculture in BC rates the capability of the land and climate to grqw a wide 
range of crops. The scientifically based process assesses limitations to agricultural production in 
relation to crop growth and management, and assigns a rating from 1 to 7 based on the number of 
limitations- with class 1 soils having no limitations and class 7 soils having many limitations and 
no capability for agriculture. An explanation n for agricultural capability classes is attached in 
Appendix 1. 

The agricultural capability usually provides both an: unimproved and improved rating. Unimproved 
ratings describe the land in its native condition without any improvements to the site or soil, such 
as drainage and irrigation. Improved ratings indicate soil capability with appropriate management 
practices. Not all agricultural lands are similar and not all agricultural land are capable or suitable 
for producing all agricultural products, regardless of the level of management applied. 

Typically, the Agricultural Land Commission considers soils with class 1 to 4 ratings as sites being 
capable of agricultural production. although even soils that are not suitable for most crops may be 
highly suitable for a single crop such blueberries. 

Historical surveys indicate the main agricultural limitation of the soils in the area is excess water, 
undesirable structure, and salinity. The existing, less-detailed historical survey had mapped the 
Site with: 

• An improved agricultural capability classification of 70% 2WDN3 and 30% 3WN and an 
unimproved rating of 100% 4W in the northern portion of the Site4; 

• An improved agricultural capability classification of 60% 3WN and 40% 2WDT5 an unimproved 
rating of 100% 4W in the northern part of the central portion of the Site; 

• An improved agricultural capability classification of 60% 3DW and 40% 3WN and an 
unimproved rating of 60% 4WD and 40% 4W in the southern part of the central portion of the 
Site; and 

• An improved agricultural capability classification of 100% 03LW6 and an unimproved rating of 
100% 04W in the south eastern part of the Site 

Analysis 

Realignment of the property line will not adversely affect the agricultural capability, suitability or 
ability to farm the properties located at 15240 or 15260 Westminster Highway following realignment 

3 Excess water f;N), Nutrient deficiency (N) and Undesirable soil structure (D) 
4 Interpretation of the mapping for soils in the northern part of the Site (an improved agricultural capability classification of 
70% 2WDN and 30% 3WN and an unimproved rating of 100% 4W) is as follows: 
• 70% of the polygon has an improved agricultural capability of Class 2 with limitations of excess water (W) undesirable 

structure (D) and nutrient deficiency (N). 
• The remaining 30% of the polygon has an improved agricultural capability of Class 3 with a limitation of excess water 

and nutrient deficiency. 
• When considering the unimproved agricultural capability, the entire polygon (100%) has an agricultural capability of 

Class 4 with excess water limitations. 
5 Topography (T) 
6 Organic soil (0) and Soil structure (L) 

L 
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of the property line. In the current configuration, the property at 15240 Westminster Highway, which 
has a parcel size of 893m2 does not have enough land to afford any farming opportunities and does 
not meet the intention of the AG1 zoning or Agricultural Land Reserve. Realignment of the property 
boundaries will result in the formation of two parcels that will continue to have the ability to be 
farmed for their current crop (blueberries) or for a variety of other suited crops in the future, whether 
they are farmed as a single unit or by different land owners. 

Subdivision of land in the Agricultural Land Reserve within the City of Richmond is not be permitted 
unless approved by the Provincial Agricultural Land Commission. Where the approval of the 
Provincial Agricultural Land Commission is not required, the minimum lot area required by the City 
of Richmond is 2.0ha. The proposed realignment will result in two properties, each 4.06ha in size. 

Realignment of the property line will result in the two existing residences being located on a single 
property, which will be out of compliance with current zoning requirements. The property owner 
and City of Richmond will be required to resolve the issue. 

While subdivision will result in a reduction of size for 15260 Westminster Highway, the proposed 
lot sizes will still be larger than some similarly AG1 zoned properties located in the vicinity of the 
Site including: 

• Properties east of the sites on Westminster Highway (lots 6051 through 6531) which have an 
average lot size of 0.58 ha, and 

• Proeprties on the west side of No. 7 Road (lots 6051 through 6531) which have an average 
size between 0.31- 0.87ha. 

CONCLUSION 

Realignment of the existing property line will result in formation of two 4.06 ha parcels with improved 
agricultural capability ratings between Class 2 and 3, with a wide selection of suited crops. Based 
on PGL's assessment of the capability and suitability of the sites and the range of crops that can 
be grown on site, we conclude that realignment will not affect the current agricultural suitability of 
the properties, nor their future potential. 

CLOSING 

We trust that this meets your needs. If you have any questions or require clarification, please 
contact Stewart Brown or Ned Pottinger at 604-895-7612 and 604-895-7600, respectively. 

PGL ENVIRONMENTAL CONSULTANTS 

Per: 

Stewart Brown, M.Sc. P.Ag., R.P.Bio. 
Lead Consultant 

CSB/ELP/slr 

E.L. (Ned) Pottinger, M.Sc., P.Geo., P.Ag. 
Chairman 

\\pgl-van-file1\Project Files\4900-4999\4965- Gurdial S. (Dale) Badh\01-Q1\_Ciient Docs\I-4965-01-01-0ct16.docx 

Attachments: Appendix 1 
Appendix 2 
Appendix 3 

Site Photographs 
Agricultural Capability Classes 
Land Survey 
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Appendix 1 

Site Photographs 

L 



Site Photographs 
Gurdial Badh Group 
PGL File: 4965-01.01 

October 2016 

Photograph 1: 

Residence located at 
15260 Westminster Highway 

Photograph 2: 

Residence located at 
15240 Westminster Highway 

p l 



Site Photographs 
Gurdial Badh Group 
PGL File: 4965-01.01 

October 2016 

Photograph 3: 

Existing blueberry operations 
looking south 

Photograph 4: 

Existing blueberry operations 
looking north 

p L 



Site Photographs 
Gurdial Badh Group 
PGL File: 4965-01.01 

October 2016 

Photograph 5: 

Blueberry production 
extending south towards the 
ESA (forested area) 
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Land Survey 

l 



~ 
~ 

::: !!l ,_ 
r-

Q 

111 

)>. 

;§ 
~§ 
~~ 

ff 

DENOTES CREST 
DBIOTES TQE 
DENOTES EDGE OF ASPHALT 
DENOTES EDGE OF CDICRETE SLAB 
DENOTES FEHC£1.11£ 
DEUOTJ!:s PROPOSED PROPERTY LlHIT 
DENOTES I.IHIT oP STAT. R/11 OR EASEJfENT 
DENDT£S CENTERLINE PAVED RlJMJ 
DENOTES 1./NDERCiROLWD UTILITY 

*= ~ 
15'.-02 

PROPOSED LOT 1 
C UNDER CULTIVATION - BLUEBERRIES I 

4. 06 /'UJ. 

J!!!!£..! Al.L DIHENSI~ liRE SHOKN IN HETERS. 

PCL. ·a· 

liT" 
f-1~~ 

<;,~ 
··········· 

. , .. 
~ ~-· -~ .... "•.-p ··~... ~- ...... '6'~ :r~ 

... 
.. 
.9 

I< ,.,. 

.. ... 
~ .. 

-~ .. tt:.............. 17.9'a ;::~ ll"" 
"<~/It.®"'\ ·-.w.tll~~ r ?..,., 

~---~,*<0 i (I) .J \./'·ll~::::{ ''·# 1~ J 
........ = .... / ·1 .... ;!!:: 

~ • "l{t : ~ :OS, rri rn : {I .r,~.,:;~.~; 

!!I 
~ 
Nj li._ ff 

~ . ~~~: ~ 
~ • ~~ ~;g I • ...... 

IJO 6 ~ ' 'f5e>.l! ,c ., ~~ 11.89 ;. ;?!: ----·-----------•,_z_----·---·-~·-----·--·--;.._·---·-·-· ~..:2...~-·-- +!.t :e .. Vl ; m ·. '"..... ~;--,.-·~ .. -·--,.:;-·-·- ~~r. ~ ~ 

.... 
~ 
8 
~ 
:i1 
~ ~~ 
51 
t::l 

~~ 
m;:! .. ~ 
"m 

~~ ;.."J .. ~ 

PROPOSED LOT 2 
C IlNDER CULTIVATION - BLIJEBERRIES I 

oG. 06 hD, 

e ",.:.:.>'· · · ··-!'; ... • • · • • · • • ·"~-- .•.. -11~.,., ••••• ~-:'""'>· ....... "'.eo"'"' J.1 r, . :t:i 
.... ,_ ., ··.y q, r ~ 
~~ . •tJ ... 
~ -! : ·~ : . , . ~ 

: '(~. ~ : ,I L ~~ ;:t: ... f .-. !'I: ~ 
... , __ . 11 r~ : ~ 
. ~ lfr. ':<~ 

., IIJ r., i. ... , ~Ji ,y 

ic~ ff •••. •• _: , .. r "·· 
: t,. .... 

•••••••••••••• .L..Itf.I!_E!~~!~ •••••• . ..... ".:..·········~ ..... 

TlfrSPI....ANMTI!II!~UYn£ 
FOUDillNG RmlSTEREO DOCtiiEi'mO 

ZONING RI!IMJLATJONS CHJEA ~ Amrwt.TICS 
ACT I'GVCAI;W Tt1DIU PI.AN 61216 

KAY BE Afff'Cla) .OY 1J£ NiUct/Ul.RAI. 
lAM) CotflflSSIDN ACT; SEE NRIOJI.TlR.AL LAIC) 
llESJ!RVf: PLIIH MJ. t, DEPOSITED JU~r .W, 1117,. 

S1B'tEN D. HII.IIEII 
B. C. LAND SURVEYOR 

~102-!iOG7 47A AVENUE 
DELTA.. B. C V~K 1TP 
TEL: 160·" P-'6•11/JB 
FAX: (6041 946-1'18~ 

TREE 
No. 

TREE TABLE 

SPECIES AND/OR DCSCRIPTION rrg:: taJ I r::;:; c.1 
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""""""'""""""' ._ AU. IUOHTS ~ HIJ P£llSl1N Mr OlPY, RE1'ROCIUCli. 
TJWISiflT CR AI.JER THIS ax\IEHi IN /11101.£ OR IN 
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SCALE 1: 500 " • '" -' 30 

CIVIC ADDRESS: 152,0/15260 - fiESTHINSTER HIGffliAY, RICHHOND, B. C 

THIS_tf.tll_DAY DF _ocrOBER_ 2016 

_©_S._O._HILJE.R.------s:-CLS.···-2016 
•rHIS DOCUHE:NT IS HOT VALID UNLESS 

ORIGINALLY SIGNED AMJ SEALED. "' 

CLIENT REFaiENCE: 

~ 
FILE: 1163P 
HAP' 
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LOT 28; PLAN 37432 AND LOT 25; PLAN 34237 EXCEPT: PART 
SUBDIVIDED BY PLAN 37432 BOTH OF SECTION 10 
BLOCK 4 NORTH. RANGE 5 WEST. NWD 

SCALE, 1, 500 

PID5: 007-619-031 
001-000-166 

CIVIC ADDRESS: 152.0/15260 - WESJ'HINSTER HI!iHHAY, RICHHDND, B. C. 

THI5 __ ,4fi1_DAY OF __ OCTOBER_ _ _. 2016 

(9 5. D. HILNER, B. C L 5. 2016 
-THIS OQCUHENT IS NOT VALID UNLESS 

ORIGINALLY SIGNED AND SEALeD. -

CLIENT REFERENCE: 

~ I-FILE: 11639 

HAP' 



10/11/2016 Richmond Interactive Map- Property Details Report 

Richmond Key: 899 ( Property ) 15240 Westminster Hwy 

Property Details 
Richmond Key 
Property Type 
Address 
Zoning 
Roll 
PID 
lot 
SEC 
Plan 
Parcel Area 

Assessments 
Gross land 
Gross Improvement 
Gross Total 
Gross Taxes 

Legal 

899 
Property 
15240 Westminster Hwy 
AGl 
019664000 
007-619-031 
28 
10-4-5 
37432 
893 sq.m 
0.22 acres 
0.09 hectares 

$480,000.00 
$23,500.00 
$503,500.00 
$1,954.57 

28 SEC 10 BLK4N RG5W PL 37432 

http://rim.richmond.ca/RIM/Reports/PropertyReport.aspx 

Printable Report 

Area Plan 
FCl 
Rights of Way 
Sewer Area 
Recycling Pick up Day 
Heritage 
HAP Required 
OCPSCH 
OCP land Use 
AlR 
ALRDP 
ZoningDP 
ESADP 
ESAType 
RMA 
NEF 

Net land 
Net Improvement 
Net Total 

13 EAST RICHMOND 
3.0m GSC 

EAST 
THURSDAY 
No 
No 

AGR 
Yes 
No 
No 
No 

NA 
Yes 

$480,000.00 
$23,500.00 
$503,500.00 

1/1 



City of Richmond Interactive Map 
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This map is a user generated static output from an Internet mapping site and is for reference only. Data layers that appear on this map may or may not be accurate, current, or 
otherwise reliable. 

© City of Richmond 



10/11/2016 Richmond Interactive Map- Property Details Report 

Richmond Key: 900 ( Property ) 15260 Westminster Hwy 

Property Details 

Richmond Key 
Property Type 
Address 
Zoning 
Roll 
PID 
Lot 
SEC 
Plan 
Parcel Area 

Assessments 
Gross Land 
Gross Improvement 
Gross Total 
Gross Taxes 

Legal 

900 
Property 
15260 Westminster Hwy 
AGl 
019665723 
007-000-766 
25 
10-4-5 
34237 
80256 sq.m 
19.83 acres 
8. 03 hectares 

$82,596.00 
$71,200.00 

. $153,796.00 
$1,499.09 

25 SEC 10 BLK4N RGSW PL 34237 Except Plan 37432. 

http://rim.richmond.ca/RIM/Reports/PropertyReport.aspx 

Printable Report 

Area Plan 
FCL 
Rights of Way 
Sewer Area 
Recycling Pick up Day 
Heritage 
HAP Required 
OCPSCH 
OCP Land Use 
ALR 
ALRDP 
ZoningDP 
ESADP 
ESAType 
RMA 
NEF 

Net Land 
Net Improvement 
Net Total 

13 EAST RICHMOND 
3.0m GSC 

EAST 
THURSDAY 
No 
No 

AGR 
Yes 
No 
No 
Yes 
OLSH 
15m 
Yes 

$82,596.00 
$71,200.00 
$153,796.00 

1/1 



City of Richmond Interactive Map 

1---

1---

1---

~~======~~==~---L __________ j _____ ____ ~~===d==~============~-~. 

I 

This mnp is a user generated static output from 3n Internet mapping site and is for reference only. Data layers that appear on this map may or may not be accurate, current, or 
other,~ise reliable. 

© City of Richmond 










