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To: Planning Committee Date: November 24, 2016

From: Wayne Craig File: AG 16-748982
Director of Development

Re: Agricultural Land Reserve Appeal Application by Gurdial S. Badh for Subdivision
at 15240 & 15260 Westminster Highway

Staff Recommendation

That authorization for Gurdial S. Badh to make a non-farm use application to the Agricultural
Land Commission to allow a subdivision to adjust the lot lines at 15240 and 15260 Westminster
Highway be denied. '
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Staff Report
Origin
Gurdial S. Badh has applied to the City of Richmond for permission to apply to the Agricultural
Land Commission (ALC) for a non-farm use (subdivision) for the properties at 15240 and 15260
Westminster Highway (Attachment 1), which are located within the Agricultural Land Reserve

(ALR). The applicant states that the purpose of this application is to create two evenly sized
parcels to allow for more affordable purchase prices for smaller farm parcels.

The ALR non-farm use application requires consideration and endorsement by City Council. If
endorsed by Council, the ALR non-farm use application will be forwarded to the ALC for their
consideration. If City Council does not authorize the application, the application proceeds no
further and will not be considered by the ALC.

Findings of Fact

The property at 15240 Westminster Hwy is 0.09 ha in area, while the property at 15260
Westminster Hwy is 8.03 ha in area. The proposed subdivision will result in two lots, each 4.06
ha in area as shown in Attachment 2A and 2B. The Development Application Data Sheet
providing details about the development proposal is provided in Attachment 3.

The property at 15240 Westminster Hwy was created in 1970, prior to the formation of the ALR,
and is exempted from ALC regulations. It is occupied by a single detached dwelling while the
property at 15260 Westminster Highway is occupied by a single detached dwelling and a
blueberry farm. The subject property is surrounded by properties with various agricultural
activities zoned Agriculture (AG1) within the Agricultural Land Reserve.

Related Policies & Studies
2041 Official Community Plan (OCP)

The subject property is designated for “Agriculture” in the 2041 Official Community Plan (OCP)
and in the East Richmond Plan. To meet the objective of enhancing all aspects of the
agricultural sector including long-term viability, the OCP limits the subdivision of agricultural
land into smaller parcels, except where benefits to agriculture can be demonstrated.

Further, the 2041 OCP Regional Context Statement Policy discourages subdivision into small
farms which would create impractical farm sizes. This is aligned with Metro Vancouver’s 2040
Regional Growth Strategy, which aims to support a Sustainable Economy by protecting the
supply of agricultural land and promoting agricultural viability with an emphasis on food
production. Local governments are required to support agricultural viability by including
policies in their OCP, which discourage the subdivision of agricultural land and farm
fragmentation. ’

The proposed subdivision is not consistent with the Richmond OCP as the fragmentation of the

larger parcel may lead to the termination of the existing farming operation and the non-farm use
of both the proposed parcels. The proposed subdivision will also result in lots with the potential
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for large single family dwellings, which would negatively impact the long-term viability of
agriculture on the lands.

Richmond Agricultural Viability Strategy

The Agricultural Viability Strategy (AVS) establishes a long-range strategy for improving the
viability of farmlands within the City. The principles of the Agricultural Viability Strategy
include the minimization of subdivision, except where it supports agricultural viability (e.g.,
diversification, expansion). Further, the Strategy identifies that small parcels are less efficient to
farm and can limit agricultural options.

Contrary to the AVS, the proposal reduces an existing 8.03 ha parcel of farmland to two smaller
4.06 ha parcels, which would not allow for farm expansion or enhance farming viability in the

Agricultural Land Reserve.

Zoning — Agricultural (AG1)

The Richmond Zoning Bylaw section 14.1.8 states that subdivision of land in the Agricultural
Land Reserve shall not be permitted, unless approved by the Agricultural Land Commission.

Agricultural Advisory Committee (AAC)

The proposed subdivision was reviewed by the City’s Agricultural Advisory Committee (AAC)
who approved the following motion (Attachment 4 — Excerpt of November 2, 2016 AAC draft
meeting minutes):

That the non-farm use (subdivision) application at 15240 & 15260 Westminster Highway not
be supported as the proposal does not enhance agricultural viability.

Carried Unanimously

Planning Committee Referral

On November 22, 2016, Planning Committee made a referral for staff to investigate establishing
a maximum house size on agricultural properties in the ALR, and referenced the subject
properties as an example where large single family dwelling development may occur. Included
in the referral package was a real estate advertisement for the properties at 15240 and 15260
Westminster Highway as shown in Attachment 5.

Staff are working on the referral and will report back to Planning Committee with information in
response to this referral by the end of January 2017. While staff are of the opinion that this
application does not provide a benefit to agriculture, should Council wish to consider this non-
farm use application, staff recommend that the application be referred back to staff until the
referral is addressed.
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Analysis

15260 Westminster Highway

The property at 15260 Westminster Highway is actively farmed for blueberries and has been in
blueberry production for the last 20 years. The applicant has provided an agrologist report
indicating that realignment of the property line will not adversely affect the agricultural
capability, suitability or ability to farm the subject properties (Attachment 6). Although the
proposed parcels may continue to have the ability to be farmed, either as a single unit or by
different land owners, the applicant did not guarantee that the blueberry farm would remain in
full operation once the properties are subdivided and if ownership changes.

The agrologist report also did not comment on the implications single family dwelling
development on either of the proposed lots may have on agricultural viability.

15240 Westminster Highway

The proposed subdivision will result in 15240 Westminster Highway having two houses on the
property. The Agricultural (AG1) zone only allows one additional dwelling unit for full-time
farm workers if properties are between 8.0 ha and 25.0 ha in area. The proposed new lots will be
smaller in area (4.03 ha) and would only be permitted to accommodate one single family
dwelling on each lot. As such, the applicant would have to ensure that only one single family
dwelling would be on the proposed property at 15240 Westminster Highway if the proposed
subdivision was to be approved. The applicant has indicated that if the subdivision was to be
approved, a Building Permit would be submitted to integrate the two dwellings into one single
family dwelling. If the Building Permit is not viable, then one of the houses must be removed or
converted to non-residential use.

Proposed Subdivision

The applicant asserts that the benefits of the proposed smaller parcels would be that the purchase
price for farmland would be more affordable, and that investments in smaller-scale farm
operations would also be more affordable. However, the applicant did not provide evidence to
demonstrate that a smaller agricultural parcel would have fewer total farming costs compared
with a larger agricultural parcel.

The proposed subdivision would provide additional residential development potential than what
currently exists. Each new parcel would allow for one single family dwelling with a buildable
area of up to 0.6 FAR and a maximum building site coverage of up to 20,943 ft*, much larger
than what would be allowed for the current property at 15240 Westminster Highway (up to 0.6
FAR with a building site coverage of up to 5,778.3 ft*). The proposed subdivision does not
contribute to the long-term viability of agriculture.
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Development Application Data Sheet

Development Applications Department

AG 16-745803 Attachment 3
Address: 15240 &15260 Westminster Highway
Applicant: Gurdial S. Badh
Existing Proposed
Owner: Gurdial S. Badh No Change

Site Size (m?):

15240: 0.09 ha
15260: 8.03 ha

15240: 4.06 ha
15260: 4.06 ha

Land Uses:

15240: Single Family Dwelling
15260: Single Family Dwelling and
Agricultural Use

15240: Single Family Dwelling
and Agricultural Use
15260: Agricultural Use

OCP Designation:

Agriculture

No Change: Complies

ALR Designation

The property is contained within the
ALR boundary

No Change: Complies

Sreg Pla'? . East Richmond McLennan No Change: Complies
esignation: ]
Zoning: Agriculture (AG1) No Change: Complies

Other Designation

A small area desighated as ESA on
the south side of the subject property

No impacts to ESA as a result of
proposed rezoning
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Attachment 4

Excerpt from the Draft Minutes of
The Agricultural Advisory Committee Meeting
Thursday, November 2, 2016 — 7:00 p.m.

Anderson Room
Richmond City Hall

5. Development Proposal — Non-Farm Use (Subdivision) at 15240 & 15260 Westminster
Highway (Gurdial S. Badh)

Staff provided an overview of the non-farm use (subdivision) application at 15240 & 15260
Westminster Highway to adjust the existing lot line to create two evenly sized 4 ha parcels.
As aresult of the proposed subdivision, the property may accommodate two single family
homes with over 20,000 ft* buildable footprint. The Chair invited the applicants to the table.

The Committee had the following questions and comments:

The AAC asked the proponent how the proposal would benefit the ALR by creating
smaller parcels. The applicant explained how he has been investing in the blueberry farm
and improving its farmability for future farming. He also explained how large parcels are
unaffordable and how smaller farms are more manageable and economical. The applicant
explained that smaller farms may enable more diversification, providing options for farm
operations other than blueberries.

The AAC asked why the diversification could not occur on a larger parcel and as an
alternative, whether the proponent could sell the larger site and find two small properties
that would suit them better. The proposed subdivision may not benefit future owners in
the ALR.

The AAC was concerned that a potential large house on 15260 Westminster Highway
and a potential new house at 15240 Westminster Highway would take away agricultural
land from the ALR.

As a result of discussion, the Committee passed the following motion:

That the non-farm use (subdivision) application at 15240 & 15260 Westminster Highway not
be supported as the proposal does not enhance agricultural viability.

Carried Unanimously
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ATTACHMENT 5

"Country Living with City Conveniences” Rarely available and
very Unique property offers 20 Acres (19.8 & .2 acres) Blueberry
Farm with 2 titles and 2 homes, Exceptional opportunity for the
Right Buyer to do and Lot Alignment and Create 2 Similar 10
Acres parcels each. The property is Centrally located close
Mayfair Lake Golf Course, Lulu [sland Vinery, Peacefull Country
setting with $$$$Mountain view and easy access to, Sry, Bby,
Price $6,999 900.00 New West & Sry Delta. Airport or Vanc. Don't miss this Great
Opportunity to Buy this high revenue producing Duke/Bluecrop
Blueberry farm plus 2 homes for an extended family, Build your
Dream Homes and work on your own farm. Owner will Lease
back the Berries

£ View additionsl pictures

15240 15260 WESTMINSTER |
HIGHWAY R2079431 MA

wiEd

REALTOR®: Badh, Gurdial 8.{Dale} REMAX Real Estate Services, (04) 303-7653
i caReat wBs

b e

= Realtor's Web Page

s Email
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