
City of 
Richmond 

To: Planning Committee 

From : Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: December 9,2013 

File: AG 13-629877 

Re: Agricultural Land Reserve Non 4 Farm Use Application by Louise Noon for 
8160 No. 5 Road 

Staff Recommendation 

That authorization for Louise Noon to apply 10 the Agricultural Land Commission for non-farm 
use at 8160 No.5 Road to allow for the westerly 93 rn (305 ft.) to be used for an educational 
institution, outdoor religious statue displays and off-street parking and for the consolidation of 
8140 and 8160 No.5 Road into one lot be granted. 

/J~ 
Wayne Craig L; 
Director of Dpielopmen1 

WC:ke 
An. 
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Staff Report 

Origin 

Louise Noon has applied to the City of Richmond for an Agricultural Land Reserve (ALR) non
farm use application for permission to use the westerly 93 m (305 ft.) of 8160 No.5 Road for an 
educational institution, outdoor religious statue display and off-street parking. Consolidation of 
8160 and 8140 No. 5 Road is also recommended as part of this proposal (Attachment 1 -
Location Map). 

Proposal Overview 
The total area proposed to be utilized for non-farm uses is 3,558 sq. m (38,298 sq. ft.). The 
remaining area of the site (6,400 sq. m or 68,889 sq. ft.) will be actively farmed as outlined in 
this proposal. This non-farm use application would also facilitate the consolidation of 8160 and 
8140 No.5 Road, which are both owned by the Thrangu Monastery Association. The existing 
Thrangu Monastery temple is located at 8140 No. 5 Road and is split zoned "Assembly (ASY)" 
and "Agriculture (AG 1)". 8160 No. 5 Road was acquired by the congregation to facilitate future 
expansion of the temple facility; however, this remains a long-term objective and no proposals 
for temple expansion have been made to the City. 

The temple congregation is proposing the following land uses for 8160 No.5 Road, which 
require ALR non-farm use approval (refer to Attachment 2 for a preliminary site plan): 

• Educational institution - A farm school facility (261 sq. m or 2,809 sq. ft.) in a purpose
bui lt and designed modular building to be constructed in two phases that can 
accommodate a total of 60 children. 

o Phase 1 (191 sq. m or 2,056 sq. ft.) to accommodate up to 30 children and other 
ancillary space. 

o Phase 2 (70 sq. mar 753 sq. ft.) for a second classroom to accommodate 30 
additional children. 

o The educational institution is a proposed farm school campus adjunct to the 
proponent' s existing independent school, which currently operates in Vancouver. 
The curriculum has been developed with a focus on agricultural education, thus 
requiring the need for a supporting farm school campus and access to fannland . 

• 34 stall parking lot. 
o The west portion of the property currently consists ofa paved area (former 

parking lot). The proponent is proposing modifications to this area to 
accommodate parking for the proposed school and additional/surplus parking for 
the temple facility. 

• Locate 8 religious statues for outside display along the north edge of the site . 

404%02 

o Total area of the outside statue display, including observation area, is 353 sq. m 
(3,800 sq. ft.). 

o Each religious statue will be a total height of3 .89 m (12.8 ft.), which is well 
below the maximum pennitted height for accessory structures. Therefore, no 
Development Variance Permit will be required. 
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Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
contained in Attachment 3. Currently, the subject site consists of the following uses/activities: 

• Front (west) 50 m (164 ft.) portion of the property is an existing paved parking lot area. 
• A farm support building was constructed in 2010 and is located approximately 80 m east 

of No. 5 Road, which will be used to SUppatt the proposed agricultural activities on the 
back lands portion of the site. 

• Other uses on the property consist of 6 small greenhouses, which are in the process of 
being reconstructed and repaired by the proponent. 

• Limited agricultural activities have commenced in 4 of the repaired greenhouses and a 
small vegetable garden has been established at the north east portion of the site. 

ALR Non-Farm Use Application Process 
This proposal involves the following application review and processing requirements: 

• Submission of an ALR non-farm use application for consideration by Council. 
• If endorsed, the ALR non-fann use application is forwarded to the Agricultural Land 

Commission (ALC) for review. 
• The ALC is the decision making authority on all applications forwarded to them. 
• The ALC decision on the application is communicated to the proponent and City. 

Forthcoming Rezoning Application 
If the ALR non-farm use application is approved, a rezoning application will be required to 
rezone the area approved for non-farm uses to an appropriate zoning district. The rezoning 
application will: 

• Implement appropriate regulations to allow only the land uses that are approved as part of 
this ALR non-farm use application. Restrictions on use and density will be examined 
through the rezoning and will likely be included as part of the zoning to be implemented 
on the site. 

• Retain "Agricultural (AGI)" zoning on the backJands of the property to be actively 
fatnled. 

• Prohibit any construction on the site that would be associated with additional temple 
development. 

8140 No.5 Road - Background on Existing Temple Facility 
The existing Thrangu Monastery Association temple facility at 8140 No.5 Road received ALR 
non-farm use approval in 2005 (AG 04-265790) and rezoning approval in 2007 (RZ 04-279819), 
which allowed for the temple and supporting parking to location on the westerly 110 m (361 ft.) 
of the site. 

Active fanning on the remaining backlands of this site is being undertaken in the form of an 
orchard (consisting of approximately 90-100 fruit trees and a small amount of berry shrubs) that 
was planted in 2010. The congregation membership is generally responsible for maintaining the 
orchard and fann areas. In conjunction with the proposed fann school at 8160 No.5 Road, 
continued active fatnling and maintenance of the fruit orchard at 8140 No. 5 Road by students 
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through programs and instruction run out of the school will occur and be coordinated with 
members of the congregation. 

Future Plans for Additional Temple Development on 8140 and 8160 No.5 Road 
The current proposal for non-fann use at 8160 No.5 is proposed by the congregation as an 
interim land use to facilitate limited use and development in conjunction with active farming on 
the remaining portions of the property. At this time, the Thrangu Monastery Association does 
not have any immediate plans to expand temple buildings onto 8160 No.5 Road. If they choose 
to do so, another ALR non-fann use application and subsequent rezoning application will be 
required to be submitted and approved through the normal process. 

Surrounding Development 

To the North: At 8140 No.5 Road, an existing building and off-street parking (owned by the 
same temple congregation) on the front portion of the site and fruit orchard on the 
remaining portions on a split zoned property with "Assembly (ASY)" zoning on 
the westerly 110m (361 ft.) and "Agriculture (AG 1)" on the remaining. The area 
to the north is contained in the ALR 

To the East: An existing "Assembly (ASY)" zoned property at 12300 Blundell Road 
containing a number of temple related buildings and off-street parking areas. 
Further east is Highway 99. The area to the east is contained in the ALR. 

To the South: An existing temple building and off-street parking on the front portion of the site 
at 8200 No.5 Road and farming on the remaining portions on a split zoned 
property with " Assembly (ASy)" zoning on the westerly 90 m (295 ft.) and 
"Agriculture (AG 1)" on the remaining. The area to the south is contained in the 
ALR. 

To the West: Across No.5 Road, " Agriculture (AG I)" zoned properties. The area to the west 
is contained in the ALR. 

Related Policies & Studies 

204 I Official Community Plan (OCP) 
The land use designations in the 2041 OCP and East Richmond McLennan Sub Area Plan both 
designate the westerly 110m of the subject site for Community Institutional uses and Agriculture 
for the remaining. Please refer to Attachment 4 for copy of the East Richmond McLennan Sub 
Area Plan land use map. The proposal for a school , outdoor religious statue display and off
street parking on the westerly 93 m (305 ft.) of the subject site complies with the existing OCP 
and Sub Area Plan land use designations and no amendment is required. 

The subject site has an existing Environmentally Sensitive Area (ESA) designation on the 
eastern edge of the property (approximately 467 sq. m or 5,027 sq. ft. in area). The proponent is 
proposing a farm plan that will not encroach into this existing ESA. Staff support this approach 
as it complies with 2041 OCP objectives of actively farming while also recognizing Ecological 
Network values on agricultural land. 
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No.5 Road Backlands Policy 
The No.5 Road Backlands Policy was approved by Council March 27, 2000 (refer to 
Attachment 5 for a copy of the Policy. The provisions of this Policy allow for land uses 
permitted in the "Assembly (ASY)" zoning district and consistent with the Community 
Institutional 2041 OCP land use designation on the westerly 110 m (361 ft.) of the property. All 
proposals for lands subject to the Policy are required to : 

• Submit [ann plans for approval; 
• Enter into legal agreements as deemed necessary to restrict uses to fann activities only on 

the site' s backlands. 
• Submit an acceptable bond/security to ensure implementation of the farm plan. 

The proposed non-farm use application outlined in this report complies with this Policy. The 
farm plan proposed for the backlands is discussed in later sections of this report. 

Consultation 

Agricultural Advisory Committee CAAC) 
The AAC reviewed the subject ALR non-farm use application on July 18, 2013 (refer to 
Attachment 6 for an excerpt of the meeting minutes). The AAC supported the application as 
follows : 

That the ALR non-farm use application at 8160 No.5 Road be endorsed by the AAC, subject 
10: 

• Consolidation 0[8160 and 8140 No.5 Road into one development parcel. 
• Securing the appropriate legal agreement to ensure no temple related development 

beyond what is permitted in the City 's policy . 
• No [urther jill activities or pre-load materials be brought or placed on the remaining 

agricultural portions o/the subject site that do not directly support farming. 

Consolidation of 8160 and 8140 No.5 Road and registration of an appropriate legal agreement to 
restrict use of the backland portion of the site will be secured through the forthcoming rezoning 
application. The proponent and their consulting agrologist have confmned that no fill or related 
activities (i.e., preload or construction staging) will occur on the remaining agricultural portions 
of the site as part Oflhis development. 

Staff Comments 

Planning and Land Use 
Any conditions or requirements identified in the ALR non-fann use application will be followed~ 
up through the rezoning application to ensure they have been completed and/or secured. No 
rezoning application has been submitted to the City for review; however the proponent is 
working to submit the application in the near future. 

Engineering and Transportation 
Engineering and Transportation staff have no objections to the ALR non~farm use application. 
All remaining technical and servicing issues, including any required upgrades, will be addressed 
through the forthcoming rezoning application. A 4 m dedication along the subject site ' s entire 
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No.5 Road frontage will be required at rezoning, which has been communicated to the 
proponent. This dedication has been included in the existing development plans. 

Analysis 

Agrologist Report Proposed Farm Plan 
A professional agrologist undertook an agricultural assessment of the subject site and developed 
a farm implementation plan for the portions of the property to be farmed. A copy of tile site's 
farm plan is contained in Attachment 7. The supporting agrologist report is contained in 
Attachment 8. 

A primary curriculum objective of the proposed school is to integrate instruction on ecology in a 
working farm context. The agro logist's report has been prepared based on the proponent' s 
proposal of integrating the curriculum of the proposed school with the operations ofa small scale 
commercial farm. 

Student involvement in the farm operations is proposed as follows: 
• Planting and growing of suitable crops for the site. 
• Maintenance, pruning and harvesting activities . 
• Through instruction and supervision, familiarize themselves with typical farm tools, 

equipment and organic agricultural practices. 
• Gain experience in commercial activities and managing the revenue generated from 

sale/marketing of the agricultural produce. 

The fann plan is summarized as follows: 
• Site preparation activities involving tillage of soils and running irrigation lines (existing) 

to service the tilled areas fruit trees crops v.till be planted. 
• Repair and upgrade the 6 existing small greenhouses on the agricultural backlands. 
• Plant a variety of fruit trees, berry shrubs and annual vegetables on the agricultural 

backlands in accordance with the plan. 
• Preserve the ESA at the east portion of the site. All proposed works to implement the 

farm plan will not impact the existing on-site ESA. 

The proponent' s consulting agrologist has identified that the proposal wi ll cost approximately 
$10,000 to undertake all necessary site preparation works, plant materials and installation. Staff 
recommend that a bond in the amount of $1 0,000 be secured through the forthcoming rezoning 
application process to ensure implementation of the fann plan. The anticipated terms of the farm 
bond (to be finalized through the rezoning) will require confirmation that the agricultural 
backlands are in full farm production, which must be verified by a report submitted from their 
consulting agrologist prior to release of the bond. 

Adjacency Between the Proposed Non-Faml Use and Fann Areas 
Development of a specific landscape buffer treatment between the proposed farm school campus 
and agricultural activities is not necessary given the linkages and required interaction between 
these two land uses. An existing farm support building is located between the school and active 
farm areas and the eastern most extent of the school is approximately 20 m (66 ft..) from the 
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acti ve farm areas. As a result, no landscape buffer treatment is necessary to separate the 
proposed school, parking and outdoor statue display area from the agricultural backlands. 

Assessment of Proposed Additional Parking and Outdoor Religious Statue Display Activities 
The additional parking area is intended to service the proposed school and to also provide 
add itional off-street parking for the temple. The existing temple facility at 8140 No.5 Road 
provides off-street parking in accordance with Zoning Bylaw 8500. The parking proposed on 
8160 No.5 Road would provide a total of 34 stall s, with 9 stalls dedicated to the school. 

The 8 religious statues will all be located outside and no additional temple building area is 
required. The religious statues are an accessory component of the temple and are located in an 
area that will enable access to the congregation. 

The consolidation of 8140 and 8160 No.5 Road into one development parcel wi ll facilitate the 
implementation of driveway and pedestrian access between the two sites. 

Items 10 be Addressed Through the Rezoning Application 
If the ALR non-farm use application is endorsed by Council and approved by the ALe, the 
fo llowing items wi ll need to be addressed and/or secured through the rezoning application: 

• Secure the consolidation of 8140 and 8160 No.5 Road, including all necessary land 
dedication requirements. 

• Finalize all engineering and transportation requirements including any necessary frontage 
improvements and infrastructure upgrades. 

• Develop and finalize the zoning regulat ions to be applied to the subject site. 
• Development of more detailed building info rmation on the proposed farm school. 
• Secure a bond ($ 10,000 or other amount deemed sufficient by the ALe) to ensure 

implementation of the farm plan as proposed. 
• Secure an appropriate legal agreement to ensure that the agricultural backlands wi ll only 

be utilized for farm activities and supporting uses only and that no temple related 
development will occur. 

• Follow-up on any other applicable conditions identified by the ALe as part of their 
consideration and approval of the ALR non-farm use application. 

Financial Impact or Economic Impact 

None anticipated. 

Conclusion 

The following ALR non-farm uses are being proposed through thi s application: 

• Educational institution (farm school campus) in a 261 sq. m (2,809 sq. ft.) purpose built 
modular structure. 

• Outdoor religious statue display. 
• 34 stall parking lot to support the educational institution and serve as additional surplus 

parking for use by the temple. 
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Implementation ofa farm plan in conjunction with the operation of the proposed school is also 
included in this proposal. Staff support the ALR non-fann use application at 8160 No.5 Road 
and related consolidation of 8140 and 8160 No.5 Road and recommend that Council authorize 
the application to be forwarded to the ALe for consideration. 

Kevin Eng 
Planner I 

KE:cas 

Attachment 1: Location Map 
Attachment 2: Preliminary Site Plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: East Richmond McLennan Sub Area Plan - Land Use Map 
Attachment 5: No.5 Road Backlands Policy 
Attachment 6: Agricultural Advisory Committee Meeting Minutes (July 18, 2013) 
Attachment 7: Fann Plan - Site Plan 
Attachment 8: Agroiogist Report 
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AG 13-629877 

Original Dale: 0212 1113 

Amended Date: 11 129/13 

Note: Dimensions are in METRES 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

AG 13-629877 Attachment 3 

Address: 8160 No. 5 Road 

Applicant: Louise Noon 

Planning Area(s) : East Richmond McLennan Sub Area Plan 

Existing 

Owner: Thrangu Monastery Association 

Site Size (m2
): 

10,108 m 

Currently vacant with a supporting 
farm building, small scale 
greenhouses and previous old 
paved parking lot on western 
portion of the lot. 

l and Uses: 

• Community Institutional on the 
OCP Designation: westerly 110 m. 

• Aariculture on remainina. 

East Richmond McLennan Sub • Agriculture , Institutional and 

Area Plan Designation: 
Public on the westerly 11 0m. 

• Aariculture on remain ina. 
"Agriculture (AG1r 

Zoning : 

Environmentally Sensitive Area 

Other Des ignations: 
(ESA) designation on an 
approximate 467 m2 area located 
on the east portion of the site. 

Proposed 

No Change 

Approximately 9,958 m (after 4 
m road dedication) 
On the westerly 95 m of the site: 

• Educational institution 
(261 sq. mi. 

• 34 stall off-street parking 
lot. 

• a outdoor religious 
statues. 

Active farming (annual vegetable 
crops, fruit trees and small scale 
greenhouse production) on the 
remaining agricultural backlands 
Dortions of the site. 
No change - Proposal complies 
with designation. 

No change Proposal complies 
with designation. 

• Property to be split zoned to 
allow non-farm uses on the 
west portion of the site and 
retain "Agriculture AG1)" 
zoning on the remainder of 
the site. 

• Zoning regulations to be 
determined through the 
rezoning appl ication. 

No change The existing ESA 
will not be impacted by th is 
development. 

PLN - 28



City of Richmond 

Land Use Map 
Bylaw 8791 
2012109110 

117M Agriculture 

Agriculture , 
_ Institutional and 

Public 

_ Residential 

Ii!!iII!II!I Buffer 

Original Adoption: May 12, 1987 1 Plan Adoption: February 16, 2004 
36S18SS 

ATTACHMENT 4 

___ Area Boundary 

Proposed Trail 
••••• II S 

ystems 

McLennan Sub·Area Plan 7 
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ATTACHMENT 5 

City of Richmond Policy Manual 

Paoe 1 of 3 Adooted bv Council: Mar. 27/00 I POLICY 5037 

File Ref: 4105-04 NO.5 ROAD BACKLANDS POLICY 

POLICY 5037: 

It is Council policy that: 

1. The area outlined in bold lines as "Area Proposed for Public and Institutional Use" on the 
accompanying plan dated 01/24/00 may be considered for non-farm use. 

2. The types of non-farm use which may be considered are: 
~ "Assembly Districe uses, and 
). Certain "School/ Public Use District" uses (i.e., public park, public recreation facility, 

municipal works, health and safety measures, community use). 

3. The amount of land on each property which may be developed for approved non-farm 
uses is limited to the westerly 110m (360.892 ft) for properties fronting onto NO.5 Road . 

The remaining back land portion of each property shall be retained for farm use only. 

4. Satisfactory sanitary sewage disposal is required as a condition of Development Permit 
approval. 

5. Continue to strive for a partnership approach, with back land owner prepared farm plans 
to achieve farming, but allow for a limited infrastructure component (e.g., little or no 
regional and on-site drainage, irrigation or access roads) , where a full infrastructure 
component is not practical. 

6. The current moratorium on non-farm use approvals (initiated by the Land Commission 
and adopted by Council in February, 1996) should be retained and may be lifted on an 
individual lot basis for owners who: 

a) prepare farm plans; 
b) explore farm consolidation; 
c) commit to do any necessary on-site infrastructure improvements; 
d) co-operate as necessary to remove constraints (e.g., required infrastructure) to 

farming the back lands, in partnership with others; and 
e) commit to legal requirements as may be stipulated by Council to achieve acceptable 

land uses (e.g. , farming the back lands) . 
f) undertake active farming of the back lands. 

7. The following procedure will apply when considering applications for non-farm use and 
Assembly District rezoning. 

222141 PLN - 30



Ii City of Richmond Policy Manual 

Page 2 of 3 Adopted by Council: Mar. 27/00 I POLICY 5037 

File Ref: 4105-04 NO.5 ROAD BACKLANDS POLICY 

Approvals Procedure 
Proponent applies to City and Commission for non-farm use approval. 
Commission reviews proposal and may give approval in principle for non-farm use based 
on the proponent: 
• preparing an acceptable farm plan; 
• entering into a restrictive covenant; 
• providing a financial guarantee to farm; and 
• aoreeinq to undertake active farminQ first 
Proponent undertakes active farminQ based on the approved farm plan. 
Commission gives final approval for non-farm use. 
Proponent applies to City for rezoning of site to Assembly District (ASY). 
City approves rezoning application after proponent meets all City requirements. 

Amendments to the above policies 

If either the City or the Land Commission intends to amend any of the above procedures, the 
initiating party will advise the other party of this intent and seek comment on the proposed 
amendments prior to concluding any approvals. 

Co-ordination of review process 

The City and the Commission will co-ordinate efforts when reviewing applications for non-farm 
use, in order to ensure that the interests of each party are addressed . This co-ordinated effort 
will be done prior to granting any approvals. 
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ATTACHMENT 6 

City of Richmond Minutes 

ICUl TURAl ADVISORY COMMITTEE (MC) 
Id Thursday, July 18, 2013 (7:00 pm to 9:15 pm) 

M.l.003 
Richmond City Hall 

In Attendance: 

Bill Zylmans (Chair) Todd May; Scott ay; Danny Chen; Kyle May; Colin Dring; Krishna 
Sharma; Steve Easterbrook; Kevin Eng (P . cy Planning); Terry Crowe (Policy Planning); 

Regrets: 

Dave Sandhu; Bill Jones; Councillor Haro ld Steves; Katn n Zimmerman (Ministry of 
Agriculture and Lands); Tony Pellett (Agricultural Land Con ission) 

Guests: 

Lyle Weinstein; Saeed Jhatam 

1. Adoption of the Agenda 

AAC members adopted the July 18,2013 AAC agenda. 

2. Development Proposal (ALR non-farm use application) - 8160 NO. 5 Road 

Staff summarized the non-farm use app lication at 8160 No.5 Road, which involves the 
development of interim uses on the front portion of the subject site to accommodate a 
Montessori facility (with off-street parking), outside temple statues and off-street parking for 
the neighbouring temple to the north. Staff noted that the Thrangu Monastery Temple 
association, who have an existing temple facility at 8140 No.5 Road to the north, also are the 
owners of 8160 No.5 Road. Currently, the temple does not have any immediate plans to 
develop any additional temple fac ilities on 8160 No.5 Road, but have forwarded applications 
for the above referenced interim land uses. A summary was also provided on the submitted 
agrologist assessment of the subject site and proposed farm activities to be undertaken by the 
temple and programming being run out of the proposed Montessori fac ility. Staff noted that 
pre liminary discussions between the temple and the City about consolidation 0[8160 and 
8140 No.5 Road had occurred, with the temple being amenable to this requirement. 

AAC members had questions about the required parking and traffic studies for temple 
development along No.5 Road. Staff confirmed that proposals are checked to confirm 
adherence with off-street parking requirements of the zoning bylaw and traffi c impact 
assessments are submitted for site's involving temple facility development. 
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There were general questions about the implementation of the farm plan and what other 
requirements the City would typically require for these types of proposals, Staff highlighted 
that bonds would typically be secured to ensure implementation of the farm plan and required 
landscape buffering. Furthennore, legal agreements would be secured to restrict 
development on the remaining backlands to fanning only. 

There were questions on the upcoming application and approval process. As the proposed 
land uses are considered interim until the temples ultimate development plans come forvvard, 
this specific land use application approach (and subsequent rezoning) will only be pennitting 
the requested interim uses. Additional temple development will require approval through 
another ALR non-farm use and rezoning application. 

The AAC moved and seconded the following motion: 

That the ALR non-farm use application al8160 NO.5 Road be endorsed by the AAC, subject 
to: 

• Consolidation of8160 and 8140 No.5 Road into one development parcel. 

• Securing the appropriate legal agreement 10 ensure no temple related development 
beyond what is permitted in the City's policy. 

• No further jill activities or pre-load materials be brought or placed on the remaining 
agricultural portions of the subject site that do not directly support farming. 

Carried Unanimously. 

The proponent (Lyle Weinstein) addressed Committee members and outlined the Montessori 
program's farming component. 

3. Development Proposal (ALR non·farm use application) -12300 Blundell Road 

Staff noted that the applicant is proposing to build a small extension to the existi 
mosque temple (372 sq. rn or 4,000 sq. ft.) to accommodate the needs of the owing 
congregation. A brief history of the subject site and temple developm was provided 
noting that the initial temple and supporting accessory buildings e approved by the ALC 
in the late 1970's, with construction of the facilities being co eted in the early 1980' s. 
The subject site is zoned entirely for Assembly (ASY) poses; therefore, no rezoning 
application is required if the ALR application is a oved. 

When the City was developing the assoc' ed No.5 Road Backlands policy in the early 
1990's, the consultant report confi that the site had already been zoned for Assembly 
(ASY) purposes (including 0 . e temple development) and there had been no legal 
agreements to farm any lOns of the subject site as part of the ALe's approval. 

Currently, the ~ect site contains a main temple assembly hall and other buildings 
associate Ith a school run by the proponents and other supporting uses (administrative 
buil gs; off-street parking; school yard). The proponent has confirmed with the ALC that 
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Figure 18 Proposed Farm Layout 
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December 2, 2013 . 

Addendum II 

Agricultural Site Assessment of Land Located at 

8160 No.5 Road Richmond B.C. 

(Replaces Addendum Oct 4,2013) 

Prepared for: 

Thrangu Monastery 

8140 No 5 Road 

Richmond, B.C. 

Prepared by: 

Bruce McTavish, M.Sc., MBA, P.Ag., RPBio. 

McTavish Resource & Management Consultants Ltd . 

2858 Bayview St. Surrey, B.C. V4A 3Z4 
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1.0 Introduction 
The following report is the second addendum to the Agricultural Site Assessment of land located at 

8160 NO.5 Road Richmond S. c. The report is prepared in response to questions posed by Kevin Eng, 

from the City of Richmond with respect to the cost of implementing the agricultural plan without the 

volunteer labour component that was factored into the original costing. This report includes the 

information provided in the first addendum so the reader has an understanding of t he crops and 

proposed agricultural works. 

2.0 Works to be Implemented 
There are minor agricu ltural works that need to be implemented these include: 

• tilling the raised area on the west side of the property as shown in figure 1; 

• provide irrigation to the raised area where the fruit trees will be planted, this ca n be done by 

running several hoses from existing hose bibs at the polyhouses area on the west side of the 

property; 

• upgrade the two polyhouses presently not in production 

• obtaining and installing fruit trees, sma ll fruits and vegetables 

Figure 1: Raised Area In Need ofTiliing 

3.0 Farm Access 
Access will maintained by a roadway a minimum of 3m wide that will run along the side of the proposed 

new building. This will ensure there is adequate room for sma ll tractors or trucks to enter the farm area 

in the future. 

4.0 Proposed Crops 
The temple wishes to continue with a similar planting of fruit trees as is presently installed on the 

eastern portion of the Temple property at 8140 #5 Road which is located to the North of the subject 

property. Although fruit trees are generally not grown in Richmond, an on-site inspect of the existing 

orchard indicates that the trees are hea lthy and bearing fruit. The raised area shown in figure 1 will 

provide good subsurface and surface drainage which is critical for fruit trees, thus it is recommended 

that this area be the location of the fru it tree orchard. Although final selection has not been made on 

the fruit trees, they will be selected for the west coast climate and for fungal disease resistance. The 

fruit trees will likely include but not be limited to Peaches, Apples, Nectarines and Figs and it is 

recommended that 5 rows of 10 trees per row be installed for a total of 50 trees. 

McTavish Resource & Management Consultants ltd. Page 1 
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The southern portion of the raised area will have raspberries planted as well as a small planting of 

blueberries with 30 healthy plants presently growing in this area and they will be supplemented with 20 

additional plants. The remaining unused polyhouses will be put into production . 

Figure 2: Crop layout 

The south-eastern section will remain in annual vegetables as it has been for 2012 and 2013. 

The polyhouses will conti nue to be used for the production of herbs and tomatoes. 

5.0 Environmentally Sensitive Areas 
There is an Environmentally Sensitive Area on the south-western portion of 8140 No.5 Road that 

extends onto southern boundary of the subject property as seen in figure 3. 

Figure 3: Environmenta lly Sensitive Areas 

The tilling and other agricultural works that are recommended as part of the agricultural activities on 

this property do not encroach on the ESA area nor will there be any impacts from the agricultural 

activities on the ESA. 
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6.0 Program Implementation 
There are two aspects to the implementation of the agricultu ral plan forthe subject property; the initial 

work oftilling and planting, followed by the ongoing maintenance and crop harvesting. 

The t illage and any other equipment work that may be needed to carry out the recommendations in the 

report will be contracted out to a local farm contractor with appropriate sized equipment. Planting will 

be done by volunteers from the temple (however the costing in section 7.0 reflect the in kind value of 

th is labour). It shou ld be noted that there is an existing operation being run by the temple on this site 

that includes the operation of 4 polyhouses and the production of annual vegetables. 

The second phase of the agricul tural plan is the maintenance and harvesting of t he crops. This will be 

primarily be done as part of the curricu lar activities of the students at the school. Training and oversight 

will be by the staff of the school. Once of the staff has been trained in Biodynamic farming and another 

is a certified bee keeper. If outside expertise is needed professionals will be hi red on an as need basis. 

7.0 Cost Estimates 
The site presently has 4 of the 6 polyhouses in production, and has planted vegetables and small fruits. 

The overa ll costs for the agricultural plan are therefore the incrementa l costs of adding to the existing 

plantings and upgrading the 2 polyhouses not in production. 

Th e following cost estimate assumes no volunteer labour for planting, cultivation, maintenance, 

harvesting and upgrading polyhouses in year 1: 

• 
• 
• 
• 
• 

• 
• 
• 

Purchase of fruit trees which w ill be 50 trees x $25.00 

Purchase of new raspberry ca nes 

Purchase of 20 new blueberry plants 

Hoses t o the fruit t rees for hand wateri ng 

Cultivation/tilling fruit tree area t ractor + implements 8 hours 

o Includes move in and move out charges 

Upgrading two remaining polyhouses 

Planting trees, staking trees and planting sma ll fruits 

Purchase of seed or plugs of vegetables and installation 

• Management of crops in year 1 including: 

o Fertility 

o Weeding 

o Prun ing 

o Watering 

o Harvesting 

Total Estimated Costs $10,080 

McTavish Resource & Management Consultants Ltd. 

= $1250.00 

= $ SO.OO 
= $ 80.00 

= $ 200.00 

= $ 1000.00 

= $2,000.00 

= $1,000.00 

=$ 500.00 

=$4,000.00 
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1.0 Introduction 
McTavish Resource & Management Consultants Ltd. was retained by the Thrangu 
Monastery to carry out an agricultural assessment on property located at 8160 No.5 Road 
Richmond B.C. The purpose of the report is to determine the agricultural capability of 
the land, and to make recommendations that can be implemented on the subject property, 
to develop a productive agriculture operation. This report is provided as part of the 
package for a rezoning application from AG I (Agriculture) to AGY (Assembly) to build 
a Montessori school on the west section of the property. It is the owners desi re to provide 
education that is integrated with a commercial food production enterprise. 

2.0 Site Location 
The subject property is located at 8160 No.5 Rd, Richmond, BC (see figure I) 

Figure 1 Site Location 

2.1 Zoning and Present Land Use 
The subject property is currentl y designated AG I in the city of Richmond. The land is 
currently being used for minor agriculture activities including: 

• Three functioning poly houses in the spring of20 13 with a 4lh put into production 
in the summer of20 14 lIsed for growing tomatoes and vegetables (see figure 2). 

• A small area on the northeast section of the property used to grow kale. 
• An assortment of annual vegetable crops. 

McTavish Resource & Management Consultants Ltd. 
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Figure 2 Greenhouses on property 

2.2 Land Use Adjacent Properties 
To the south is a secondary school containing a small blueberry farm (see fi gure 3). To 
the north, is the Thrangu Monastery/temple which contains a tree fruit orchard on the 
eastern side of the property (see figure 4) and to the east is a Muslim secondary school 
(see figure 5). 

The properties located to the north, south and east ofthe property are a ll zoned Assembly 
(ASY) (see figure 6). 
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Figure 3 Southern Blueberry operation 

Figure 4 Tbrangu Buddhist MODastery/tem:pt.le:O~::;~--" 
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Subject property 

Figure 6 Subject Property in Relation to Adjacent Land Use 
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3.0 Soils 
The nati ve so ils present on the western half oflhe subject property are in the Lumbum 
Triggs (LM - TR) so il complex and the eastern halfis in the Richmond series. (see figure 
7) 

Site Location 

LM·TR 

• 

Figure 7 Property Soil Series 

3.1 Lumbum Soil Description 

DT 
b 

UU·AN 
b 

HC·AN 

b 

Lumbum soi ls have developed from deep organic materials, mainly remains of moss and 
shrubs in the upper part and sedges and reeds at depth. The surface horizon is usually un
decomposed and is underlain by moderately decomposed horizons to at least four feet. 
Occasional, thi n, well decomposed layers occur. Lumbum soils are poorly drained due to 
their high organic matter wh ich has high water holding capacity. Both surface and subsoi l 
reaction is extremel y acid . At depth, moderate salinity may sometimes be encountered] 

3.2 Triggs Soil Description 
Triggs soils have developed from deep (greater than 2m) undecomposed organic deposits 
composed mainly of sphagnum and other mosses. Variable amounts of woody debris is 
commonly present in theses so ils. These soils are poorly drained, extremely acidic and 
are not generally suitable for agriculture unless extensive land reclamation takes place.2 

3.3 Richmond Soil Description 
Richmond soi ls occur mainly near the margins of the organ ic soil areas. The topography 
is flat to gently undulating and the elevation ranges from about four to seven feet. These 
so ils arc derived from organic deposits which arc usually about three feet. 
In some areas, the organic material was probably several feet thicker but has been 
removed by mining. Subsurface horizons are well decomposed although the sur face is 
moderatcly decomposed in most areas. The subsoil mineral soi l is usually silty clay loam 

1 Luttmerding, H., & Sprout, P. British Columbia Department of Agriculture, (1969). Soil survey o/delta 
and Richmond municipalities. Retrieved from Government of Canada website: 
http://sis.agr.gc.calcansisipublicationsisurveySlbdbc l O""preIbc 1 O""pre _ report.pd f 
2 Lunmerding, H. A. 198 t . Soils of the Langley-Vancouver Map Area B.C. Ministry of Environment. 
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or silt loam mixture. Drainage is very poor. Water tables are at or near the surface during 
the winter and the early part of summer if artificial drai nage is not provided.3 

3.4 Anthropogenic disturbances 
A review of historical aerial photos indicate that: 

• The site was very disturbed by 2002 with polyhouses, and what seems to be sand 
or gravel based nursery beds covering the eastern half of the property. (figure 8 
and 9) 

• Pre load sand from construction of the northern adjacent property deposited on the 
property. (figure 8) 

Site observations confirm the presence of sand ranging from 0-20cm of the soil profile 
(see figu re II and 12). Under this sand is a sandy loam mixed with the pre load sand. It is 
suspected that the sand was leveled over the southern section of the property as the soil 
pit observations show the greatest amount of sand in this area. As soil pits were dug 
progressing eastward on the property, the amount of sand present in the soil profile was 
reduced . The combination ofpre[oad sand and soil being deposited on the southern 
section of the property has created an elevated section of land that rllns the length of the 
eastern portion of the property (see figure 10). 

The 2002 City of Richmond maps indicate that the subject property, was a greenhouse 
nursery operation as seen in figure 9. Based on the mapping, it is suspected that the 
original organic (peat) soils where excavated and replaced with sand or fill to sllpport 
better drainage for nursery stock. In addition to the sand present on the subject property, a 
gravel road can be seen running the length of the property (figure 8 and 10). Given that 
the western portion of the property is in the Lumbumffriggs soils complex these soils 
would have to been removed to allow for the greenhouses and parking that are evident 
from the City of Richmond mapping site and shown in figure 9. 

1 Luttmcrding IBID 
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Sand stockpile 

Figure 9 GreenhousclNursery Operation 2002 
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Raised Area 

Figure 10 Raised Southern Section of Property 

3.5 On Site Soil Observations 
The soi l pits instal led on the site allowed observations to a depth of four feet and no 
native so ils (Richmond, Lumbum or Triggs) were found to be present on the subject 
property. 

A total of three aggregate soil samples were taken from the disturbed/imported soi ls 
found on the subject property. Aggregate samples were taken from the di sturbed A and B 
horizon of the elevated southern section of the property, as well as the kale garden 
located on the northeast section of the property. 
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3.4.1 Soil Chemistry Raised Area 
The sampled A horizon was found to be marginal to deficient in all macro nutrients 
(N,P,K). The micronutrient analysis shows margina l to deficient levels for a ll 
micronutrients excluding Calcium (see figure \3). T he pH of the A horizon is slightly 
a lkaline with a pI-! of 8.0 and has vcry low organic matter (0.6%). These test results are to 
be expected due to the high proportion of sand in the subject properties A horizon. 

The B horizon resu lts are provided in figure 14. The data shows that the soi l contains 
marginal to deficient amounts of macro nutrients. Soil test results ind icate that sulphur is 
excessive in the subject properties B horizon, however, for practical uses, sulphur toxicity 
is not an issue. The majority of micronutrients in the subject B horizon are cons idered 
optimum with the cxception of boron and ch lorine which are deficient. The pH of the B 
horizon so il is slightly acidic with a pH of5.6, organic matter levels are considered high 
accounting for 7.8% of the soi l sample. 

3.4.2 Soil Chemistry Kale Garden 
Soi l test results taken from the Kale garden located on the northwest section of lhe 
property are provided in figure 15. These results show deficient amounts of nitrogen and 
optimum levels of phosphorus, potassium and sulphur. Calcium and magnesium levels 
are slightly excessive but are in acceptable ranges for agriculture production. 
Micronutrient levels are all within optimum range with the exception of boron and 
ch lorine. Th is area is also very high in organic matter (17.4%) wh ich indicates that this 
soil though rai sed in e levations is originally from the subject property and was moved to 
this area during the historical nursery operation. 

----
~ 
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Figure 13 A Horizon Test Results 
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Figure J5 Kale Garden Soil Test Resu lts 

4.0 On Site Drainage and Topography 
The site is relatively flat, however there are two distinct levels to the land base. The area 
where the polyhouses are located is approximately 0.75m below the rest of the land. As 
di scussed in section 3.0 much of the site has been raised by previous owners operating 
the nursery greenhouse operation and the present owners moved pre-load sand onto the 
s ite. 

Since most of the si te has been raised the land is well drained. There are ditches south 
and east that collect water di scharged from the site and there are no indication of any 
negative impacts to surrounding properties. Based on numerous site inspections all 
portions of the site proposed for agricultura l production are well drained. The soil auger 
sites did not indicate any soil mottling that wound be an indication of high water tab le on 
the site. 
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5.0 Land Capability for Agriculture 

5.1 Land Capability based on existing Mapping 
The land capability for agriculture base on existing mapping indicates that prior to 
disturbance the unimproved capability at the west cnd of the property is 70S WF 204 W 
and on the east end of the property is 04W. The improved capabi lity is 703LW 302W 
on the west and 03LWon the west end of the propcrty.4 

Class 2 indicates: 

CLASS 2 lAND IN THIS ClASS HAS MINOR LIMITATIONS THAT REQU IRE GOOO ONGOING 

MANAGEMENT PRACTICES OR SLIGHTLY RESTRICT THE RANGE OF CROPS. OR BOTH. 

Land in Cl ass 2 has limitations which constitute a continuous minor 

management problem or may cause lower crop yields or slight ly small er range of 

crops compar~d to Cl ass 1 la.n,d but whi ch do not pose a threat of crop loss 
under good management. The soils are deep, hol d moisture well and can be 

ma naged and 'cropped with lftt le difficu l ty. 

Class 3 indicates: 

CLASS 3 LAND IN THIS ClASS HAS LIMITATI ONS THAT REQUIRE P()DERATEl Y INTENSIVE 

MANAGEMENT PRACTICES OR f'()OERATElY RESTRICT THE RANGE OF CROPS, OR 

BOTH . 

The limitat i ons are more severe than for Cl ass 2 land and management 

practices are more difficu l t to apply and maintain. The limitations may 

restrict tke choice of suitable crops or affect one or more of the follO'fling 
practices: timi ng and ease of tillage. planting and harvest1ng; and methods of 

soi l conservation. 

4 Hcnk E., & I Cotic. J 983. Land Capability Classification/or Agriculture in British 
Columbia. BC Ministry of Environment & Ministry of Agriculture and Food. Kelowna, 
B.C. 
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Class 4 indicatcs: 

CLASS 4 LAND IN THIS CLASS HAS LIMITATIONS THAT REQUIRE SPECIAL MANAGEMENT 

PRACTICES OR SEVERELY RESTRICT THE RANGE OF CROPS. OR SOTH o 

land in Class 4 has limitations which make it suitable for only a few 

crops, or the yield for a wide range of crops is low, or the risk of crop 

fa 11 ure is hi gh, or soil condi t ions are such that speci a 1 deve 1 opment and 

management practices are required. 

more of the following practices: 

The limitations may seriously affect one or 

timing and ease of tillage, planting and 

harvesting; and methods of soil conservation. Note that in areas which are 

climatically suitable for growing tree fruits and grapes the limitations of 

ston1ness and/or topography on some Class 4 lands are not significant 

limitations to these crops. (Refer to Chapter IO). 

Class 5 indicates : 
CLASS 5 LAND IN THIS ClASS HAS LIMITATIONS THAT RESTRICT ITS CAPABILITY TO 

PRODUCING PERENNIAL FORAGE CROPS OR OTHER SPECIALLY ADAPTED CROPS. 

land in Class 5 is generally limited to the production of perennial forage 

crops and specially adapted crops (crops such as cranberries suited to unique 
soil conditions not amenable to a 11ide range of corrmon crops). Productivity of 

these suited crops may be high. Class 5 lands can be cultivated and some can 

be used for cult i vated field crops prov] ded unusually intensive management is 

employed and/or the crop is pi\rticularly adapted to the conditions pecul1ar to 

these lands •. Cultivated field crops may be grown on some Class 5 land where 

adverse climate is the main limitation, but crop failure can be expected under 

average conditions . Note that in areas which are climatically suitable for 

growing tree fruits and grapes the limitations of stoniness and/or topography 

on some Class 5 lands are not significant limitations to these crops . (Refer 

to Chapter 10). 

Restri ctions indicated by the subject properties subclass are summarized below. A 
detailed description can be found in Appendix III 

L- Degree of decomposit ion 
W- Wetness 
F- Ferti lity 

McTavish Resource & Management Consultants Ltd. 13 
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5.2 Assessment of Land Capability based on Site Investigation 
The site has been heavily di sturbed as discussed earl ier in thi s report so the ex isting 
mapping bears little resemblance to the actual soi ls and agriculture capability of the site. 
The following facto rs have influenced the capabi lity: 

• Elevation increase over natural grade. 
• Importation of sand and off s ite soil. 
• Historica l relocation and mixing of on-site soil. 
• Improved drainage due to elevation increase. 

The southern portion of the subj ect property has been raised by the preload sand that was 
moved from the Thrangu Monastery (nOith of the subject property) as shown in figure 17. 
This sand has no chemical or physical restrictions to crop growth, especially if it is 
handled as described in section 6.1. 

The eastern section of the site is also raised above the original ground level but thi s 
increase in elevation scems to be with on-site A horizon soil. It is suspected that the 
original nursery operation may have moved the so il from the polyhouses area and 
deposited it in thi s locat ion and mixed it w ith orr-s ite soil. 

The elevation increases on the site have mitigated some of the unimproved wetness 
capability classification. Based on the site observations the classi fication of these areas 
wou ld be Class 2 (after tillage). The Land F sub-classifications will no longer apply as 
there is no longer a humic, fibric, or muck limitation nor wi ll there be an extreme acidic 
soi l reaction. The W classification will most likely not apply as the elevation increase 
should ensure that wetness is not a limiting factor and most of the soi ls arc no longer in 
the organic classification (other than the Kale bed area) so the 0 classification is 
removed. Appcndix HI provides details on sub-classifications. 

6.0 Improvement of Site for Agriculture 
The following management inputs are recommended to improve the site fo r agricultural 
production. 

6.1 Tillage 
The raised area has a sandy A horizon over a B horizon containing high organic matter 
and a higher amount of micronutrients relative to the overlaying sandy A horizon. It is 
recommended that the site be tilled on the southern sect ion that was raised by sand (see 
figure 17); this will provide the following benefits: 

An increase in organic matter in the upper soil profile allowing for the 
mobilization of soil nutrients closer to the root zone 

McTavish Resource & Management Consultants Ltd. 15 
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Incorporating the organ ically enriched B horizon into the upper soi l profile will 
increase the water holding capacity in the upper soi l profi le which will decrease 
the need for irrigation as well as decrease water deficit issues. 

Currently, the upper profile is sl ightl y alkaline. By incorporating the B horizon in 
the upper profi le, the soi ls pH will be stabilized by the sl ightly acidic B horizon 

Sandy so ils have a low cat ion exchange capacity, by incorporating the organically 
enriched B horizon in the upper soil profi le, the cation exchange capac ity in the 
upper soil profi le will be increased allowing for enhanced nutrient holding 
capab ilities. 

The area where tillage is recommended is shown in figure 17 . 

. 
Figure 17 Raised Southern and Eastern Section 

6.2 Nutrient Management 
The owners of the property plan to run their agriculture operation organically. Although 
not seeking to be organically certified, the agriculture acti viti es will be carri ed out in an 
organic manner. Based on the desire to grow organically, nutrient and pest management 
will have to be carri ed out without the use o f chemical ferti lizer/chemical pesticide. 
Taking into account the current nutrient availability of the soil present on the property, 
the author recommends the following organic soil amendments: 

• Chicken manure to increase the currentl y low phosphorus and nitrogen. 

• Compost to maintain adequate organic matter as well as provide macro/micro 
nutrients. 

• Lime applicati on. The use of lime should be considered after the 
recommendations in section 5.0 are put in place. Soil pH should be tested after 
tillage and lime used accordingly ifsoil pH is sti ll acidi c. 
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6.3 Pest Management 
In addition to growing edible agriculture crops, the property owners have indicated that 
they would like to incorporate plant species to attract beneficial insects. The purpose of 
incorporating these plant species is for both pest management without the use of chemical 
applications, as well as for educational purposes. A list of recommended plant's is 
included in appendix II . 

7.0 Crop Recommendations and Site Layout 
The subject property has very little restrictions with respect to the range of climatically 
suited crops that could be grown under irrigation and only moderate restrictions ifnot 
irrigated. 

Suitable crops for the subject property include but are not limited to: 
• Annuallegumes 
• Annual vegetables 
• Cole crops 
• Raspberri es 
• Strawberries 
• Blueberries 
• Grapes 
• Tree Fruits 

The protected growing structures (poly houses) can support a wide variety of crops and 
be used for early season vegetable production. Suitab le crops in the poly houses include 
but are not limited to: 

• Herbs 
• Micro greens 
• Annual vegetablcs including but not limited to; 

o Tomatoes 
o Cucumbers 
o Chi li peppers 
o Egg plants 
o Lettuce 

7.1 Proposed Farm Layout 
The proposed farm layout takes into consideration the existing polyhouses and the 
expansion of fanning to include an area of fruit trees and a separate area of small fruits 
and an nual vegetables. Figure 18 shows the approx imate layout o f the farm. 
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Figure 18 Proposed Fa rm Layout 

Sit. Acuss iilonc NorthenI l'Top«ty 

.nd 10 the Noo1h of &om 

I Aruforfn.lltTI'HPlintinc 

2 PolytIouH$ 'eft to be refurtMhecf 

;as the 4· '- put into Pfoduction 
in 11M SUlnmH of 20U 

3 ~ in Ptoduction in Spline 
of2012. 4· put into production 

durinc tIM! summer of 2013 (red fin.) 

ArIN for~. fnIits (Bluebwriti and 

bspberries) 

Irrigation will continue to be from 

water located at the polyhouses. 

Hoses will be run as needed and 
hand watering will continue as 

needed. 

No additional site draInage is 

needed 
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