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Director, Development

Re: Agricultural Land Reserve Application by Dagneault Planning Consultants Ltd.
for Non-Farm Use and Subdivision at 9500 No. 5 Road

Staff Recommendation

1. That the Agricultural Land Reserve Application by Dagneault Planning Consultants Ltd. at
9500 No. 5 Road to allow subdivision of the existing lot into five 0.8 ha (2 acre) lots fronting
No. 5 Road and one 8.2 ha (20.3 acre) backland lot and non-farm uses for the development of
community institutional facilities and supporting uses on the five 0.8 ha (2 acre) lots on the
westerly 110 m (361 ft.) of the site, as outlined in the report dated May 5, 2016 from the
Director of Development, be endorsed and forwarded to the Agricultural Land Commission

2. That the Agricultural Land Reserve Transportation Application to dedicate a 20 m (66 ft.)
wide portion of land from No. 5 Road to Highway 99 as road (Williams Road — Unopened
Allowance), as outlined in the report dated May 5, 2016 from the Director of Development,
be endorsed and forwarded to the Agricultural Land Commission.
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Staff Report
Origin
Brian Dagneault Planning Consultants Ltd. has applied to the City of Richmond for permission
to apply to the Agricultural Land Commission (ALC) to:
e Subdivide the subject site (12.5 ha or 31 acres) into five 0.8 ha (2 acre) lots fronting No.
5 Road and one 8.2 ha acre (20.3) lot on the backlands.

e Allow for community institutional non-farm uses on the proposed five 0.8 ha (2 acre) lots
along No. 5 Road.

Through the staff review of this application and examination of the status of Williams Road
(presently unopened), it has been determined that through a historical survey error, Williams
Road was not legally dedicated as road. In order to move forward with the City’s desire to
dedicate Williams Road, approval from the ALC is required for the purposes of dedicating land
in the Agricultural Land Reserve (ALR) for this purpose. The City’s objective is to resolve this
historical error and has no implications to the status of Williams Road, which will remain an

- unopened, undeveloped road dedication in the ALR.

Refer to Attachment 1 for a location map, Attachment 2 for a preliminary proposed subdivision
plan and Attachment 3 for a map of the proposed Williams Road dedication.

Project Description

The subject site is located in the Agricultural Land Reserve (ALR) and is zoned “Golf Course
(GC)”. The site previously was operated as the former Mylora Golf Course facility, which
ceased operation in 2012,

The applicant’s proposal contains two (2) components:

1. Subdivision to create five 0.8 ha (2 acre) lots along No. 5 Road (generally the westerly
110 m or 361 ft. of the site) and allow community institutional uses on these smaller lots
to enable separate congregations to develop assembly facilities and supporting uses (i.e.,
parking). Currently, no specific congregations or assembly development plans have been
submitted with this application.

2. An agricultural remediation plan to convert the backlands portion of the site (8.2 ha or
20.3 acres) back to agriculture. The owner/developer of the site would be responsible for
undertaking all the works identified in the ARP at their cost and once completed, the
backland lot would be transtferred (as a fee simple lot) at no cost to the City.

Findings of Fact
ALR Subdivision and Non-Farm Use Application Process

This ALR land usevapplication requires consideration and endorsement by Richmond City
Council prior to the application being forwarded to the ALC for consideration. If Council passes
a resolution in support of the proposal, the application will be forwarded to the ALC; should
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Council not grant appfoval for the application, it will not proceed further. Once an application is
endorsed and forwarded to the ALC, they are the sole decision making authority.

Surrounding Development

The existing 12.5 ha (31 acre) parcel is the site of the former Mylora Golf Course, and contains
typical facilities (club house, parking area and maintenance buildings) and land improvements
(fairways, mature trees, berms, sand/water hazards) for a golf course.

To the North: An unopened road allowance (King Road) that currently has a 15 m (49 ft.)
Riparian Management Area designation for an existing open watercourse running
the length of the site from No. 5 Road to Highway 99. North of the unopened
road allowance a vacant field zoned “Assembly (ASY)”.

To the South: An “Assembly (ASY)” zoned lot generally on the westerly 180 m containing a
temple (Lingyen Mountain Temple), religious gardens and “Agriculture (AG1)”
zoning on the remainder containing a fruit orchard. This site is currently under a
rezoning application (RZ 13-641554).

To the East: Highway 99 corridor.
To the West: West of No. 5 Road, single-family homes zoned “Single-Detached (RS1/E)”.

Related Policies & Studies
Official Community Plan

The Official Community Plan (OCP) designates the westerly 110 m (361 ft.) of the subject site
for ‘Community Institutional’ and the remaining portion of the site as “‘Agriculture’. The
proposed ALR application proposing assembly uses on the westerly 110 m (361 ft.) while
undertaking remediation works on the remainder of the site to allow for active farming complies
with the OCP.

OCP No. 5 Road Backlands Policy

The OCP No. 5 Road Backlands Policy is applicable to land east of No. 5 Road generally north
of Steveston Highway and south of Blundell Road. The policy achieves the following:
¢ Outlines general objectives for development on the frontlands and farming on the
backlands.
e Includes information about required development application processes.

e Recommends specific measures to remove constraints and facilitate farming of the
backlands.

This ALR application and proposal meets the objectives of the No. 5 Road Backlands Policy by:
e Undertaking agricultural remediation plan works, at the applicant’s sole cost to return the
backlands to a condition capable of supporting a wide-range of soil-based crops.
e Transferring the ownership of the backlands area to the City (at no cost to the City) to
facilitate future farming on the backlands.
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e An access road to the backlands will be provided by a farm road within a portion of the
Williams Road allowance (120 m or 394 ft. total length from No. 5 Road) at the sole cost
to the applicant.

e The retention of the 8.2 ha (20.3 acre) contiguous lot results in bringing the land into
agricultural production.

Public Consultation
Agricultural Advisory Committee

The Agricultural Advisory Committee reviewed the application at its March 12, 2015 meeting
and passed the following motion (See Attachment 4 for an excerpt of AAC meeting minutes:
That the non-farm use application for the purposes of utilizing the front 110 m for
community institutional uses and subdivision of the site (five 2 acres lots and one 20 acre
lot) at 9500 No.5 Road be supported subject to the following conditions and resolution of
issues:

1. The large berm (entitled Berm #1 in the agrologist’s report) to be removed at
developer’s cost as part of the agricultural remediation works for the 20 acre
portion of land to be dedicated to the City;

2. The developer undertake further investigation on the potential to retain any
existing on-site trees, specifically those located on the perimeter of the site and
submit the necessary supporting arborist report;

3. Investigate salvaging native agricultural quality soil from the front 110 m portion
of the site and if feasible, include these soil salvaging activities in the agricultural
remediation plan to be prepared by the agricultural consultant.;

4. Examine the implementation of appropriate drainage control structures to
prevent any backflow that would negatively impact any agricultural drainage
infrastructure provided on the 20 acre agricultural site,

5. Appropriate mechanism be secured to ensure completion of the agricultural
remediation works associated with the required land use approvals for this
development proposal;

6. Securing of a legal agreement on the proposed assembly portion of the site to
identify that the site is subject to the typical nuisance activities (noise, odour and
dust) which will be mitigated through the implementation of an on-site
landscaped buffer.

7. All efforts to be made by the City to support farming use on the back portion in
perpetuity.

Carried Unanimously

In response to the AAC’s support and related conditions, the applicant has addressed all of these
comments in the submitted agricultural remediation plan.
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Analysis
Agricultural Remediation Plan

The owner engaged a consultant to develop a plan to convert the golf course lands back to
agriculture. The Agricultural Remediation Plan (ARP) report prepared by a professional
agrologist (Bruce McTavish ~ McTavish Resource and Management Consultants Ltd) is

contained in Attachment 5, which provides a summary report of the agricultural conversion plan
and consolidates all previous reports and investigations undertaken into one (1) document. The
general highlights of the ARP are:

Removal of all golf course related buildings, infrastructure and land modifications (i.e.,
water/sand traps, greens and tee boxes).

Land levelling and grading to achieve a generally flat elevation. These works also
involve removal of a significant east-west curvilinear berm that runs through the golf
course.

Tree removal and land clearing on the site to facilitate ARP works (refer to later sections
on trees in this report for additional information about the approach to trees).

Soil salvaging over the entire site for the purposes stockpiling and potential use in the
backlands portion to achieve the proposed finished grades for the farmlands.

Implement an agricultural drainage plan by gradual slopes to crown the land to channel
water to the main drainage conveyance adjacent to Highway 99 and new proposed
drainage canal at the south east corner of the future backlands site, which has been
reviewed and approved by Ministry of Transportation and Infrastructure staff.

To address soil compaction and wetness limitations, undertake sub-soiling (deep
ploughing), add organic materials and additional disking and ploughing to incorporate
materials and further break up the root restricting layer.

Implement a forage/cover crop after ARP works completed, which will improve soil
structure. The forage/cover crop can also be harvested as hay as required.

Construction farm access road within the future Williams Road allowance for access to
the backlands. The general farm access road standard proposed is for a 6 m (20 ft.) wide
durable and permeable driving surface (crushed gravel), appropriate drainage and road
shoulder transitions and a water line for agricultural irrigation purposes. The
approximate length of the farm access road would be 120 m (393 ft.). Use of crushed or
ground asphalt and/or concrete for the farm road construction would be prohibited. The
ultimate design and construction of the farm access road will be at the developers sole
cost and will be completed through a City Servicing Agreement.

A north-south farm road connecting the City owned Gardens Park site and Lingyen
Mountain Temple (LMT) agricultural backlands and subject site at 9500 No. 5 Road is
proposed to be secured through the LMT rezoning application (RZ 13-641554).
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e The estimated cost to complete all works associated with the ARP is approximately
$750,000. A bond will be required to be submitted at future rezoning by the developer
based on a cost estimate (plus contingency) provided by the argologist that takes into
account all proposed works in the ARP. All ARP works will be undertaken by the
developer at their sole cost with the submitted bond referenced above to ensure
completion of the agricultural remediation plan to the City’s and ALC’s satisfaction.

Proposed Subdivision and Land Transfer to the City

The owner of the site has confirmed that they will undertake all ARP related works at their sole
cost. They have also agreed that they will transfer the ownership of the remaining backlands
(approximately 0.8 ha or20.3 acres) to the City at no cost. The transfer of land to the City, as an
unencumbered fee simple lot, would be secured as a rezoning consideration through the future
rezoning process if this ALR application is supported by Council and the ALC. Transfer of
ownership of the remaining backlands to the City would be contingent on agrologist
confirmation of completion of all ARP works or the submission of an appropriate bond for these
works to be confirmed through the processing of the rezoning application. All ARP works are to
be done by the developer at their sole cost. The developer would retain ownership of the
proposed five 0.8 ha (2 acre) lots along No. 5 Road for the purposes of developing assembly type
facilities.

City ownership of the backland portion of the site in conjunction with the completed ARP works
allows for the City to pursue a potential range of agricultural opportunities:
e Lease the entire site or portions of the site to a commercial farmer.
e Lease portions of the site to agricultural user groups to farm the backlands in partnership
with the City.
e Undertake agricultural programming and education, in partnership with local agricultural
stakeholders.
e Other uses as determined and approved by Council.

Parks staff have confirmed that they would be able to maintain the land during periods where
there is no agricultural user operating on the lands. Any use of the agricultural backlands,
including any potential lease arrangements would be subject to City Council approval.

Williams Road Dedication

Through the application review it was determined that a historical error was made where legal
plans were not submitted to dedicate and/or create title for the Williams Road area following the
approval of the bylaw to create the road by the local government at the time. In order to resolve
this, road dedications involving a 20 m (66 ft.) wide portion of land from No. 5 Road to Highway
99 is required. However, as this area is contained in the ALR and subject to the legislation,
approval from the ALC to allow for the dedication is required as it technically constitutes a new
road dedication through the ALR.

Staff note that the requested approval to formerly dedicate Williams Road will not result in

additional residential development on the farmland, and construction of a City standard road is
not proposed. The proposed road is only intended to be used by farmers.
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Pending the outcome of the ALC decision on the request to dedicate land in the ALR for road
purposes, staff will bring forward the appropriate report to Council to formerly dedicate the land
as road. '

George Massey Tunnel Replacement Project — Potential Land Requirements

The exact area of land dedication requirements will be confirmed through the future rezoning
application. Any land dedications required by either MOTI or secured through the GMTRP will
result in a decrease in the overall land area for the backlands lot proposed to be owned by the
City. Under the current proposal, the backlands portion to be transferred to the City is 8.2 ha
(20.3 acres), which does not take into account the above referenced land takings from the
Province.

Agricultural Buffer Area

A suitable agricultural landscape buffer to be implemented on the proposed five (5) lots fronting
No. 5 Road to be developed for institutional uses will be secured through the future rezoning
application. The general approach to this bufter will allow for the establishment of an
appropriate width buffer, typically between 4.5 m (15 ft.) to 6.0 m (20 ft.) wide, to be located on
the development site to address noise, visual, odour and trespass related issues between the
assembly and farm uses. Locating the buffer on the assembly sites ensures that a maximum
amount of land on the farm is available for agricultural use. Details, design parameters and
bonding to secure the buffer will be addressed through the future rezoning application.

On-Site Trees

Being a former golf course with surrounding agricultural land uses, the subject site contains a
large number of mature evergreen and deciduous trees and hedges dispersed throughout the 30
acre site. Perimeter trees are also prevalent on the site, especially along the edges where there
are existing open canals along the north side (King Road allowance), Highway 99 corridor and
portion of the Williams Road allowance.

Approach to Trees on the Proposed Assembly Area

An initial tree inventory and assessment has been conducted for bylaw sized trees located on the
proposed assembly area of the lot. This tree survey has identified approximately 285 trees and
includes trees along road allowances to the south, west and north of the site (Williams Road
allowance — future, No. 5 Road and King Road allowance). Through the rezoning application, a
detailed review of these trees will be conducted to determine opportunities for tree retention and
removals required as a result of institutional related development.

The applicant has identified that due to demolition of existing golf course related buildings and
soil salvaging activities related to the ARP works, some trees (35 total) located on the assembly
area of the site may need to be removed in order to allow these activities to occur. For proposed
tree removals under this situation, City staff will review these on a case-by-case basis through
the tree removal permitting process. Those trees that are not impacted by these activities will be
protected by tree protection zones installed to City specifications. See Attachment 6 that
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contains a location map and accompanying report that marks all trees proposed for removal due
to demolition and soil salvaging related to the agricultural conversion of the backlands.

Approach to Trees on the Agricultural Backlands

To accommodate the ARP works that generally involves land clearing, levelling and regrading of
the agricultural backlands site, a majority of these trees will need to be removed. Tree removals
on the agricultural backlands for farm purposes will be reviewed in accordance with the City’s
Tree Protection Bylaw 8057, which provides an exemption for tree removals necessary for farm
operations.

Approach to Trees in Proximity to a Watercourse/Riparian Management Area

The subject site has designated 15 m wide Riparian Management Areas (RMAs) along the north
(King Road allowance) and east (Highway 99) associated with existing watercourses running
along these areas. Based on survey information and investigation by the consulting agrologist,
there also appears to be an existing canal at the south east corner of the site that also has the
potential for aquatic habitat.

The general approach for trees within or close to designated RMAs (north and east edge of the
site) is to allow for an appropriate setback distance from these areas where no land clearing or
tree removals would be undertaken related to the ARP works to convert the backland portion to
farming. No tree removals would also be undertaken for trees along the portion of Williams
Road, where there is an existing canal. This approach to retain trees along the perimeter of the
site associated with the RMAs will result in a slight decrease in area available for farming on the
backlands; however, the approach is recommended based on the potential benefits in and around
the watercourses. '

A map has been submitted by the applicant to summarize the approach to trees along the
perimeter of the subject site (Attachment 7) and is colour coded as follows:

e Purple — Trees along a portion of No. 5 Road to be dedicated to the City to accommodate
frontage upgrades. Tree retention and removal will be reviewed through the Servicing
Agreement for any off-site works through the redevelopment process.

e Blue — Trees within the assembly area contained in a RMA designation. Development of
a no disturbance area associated with the RMA and related compensation plan through
the forthcoming rezoning application.

e Green/Orange — Respect the existing 15 m (49 ft.) RMA and retain trees within these
areas.

Transportation and Site Access

Access to the proposed five (5) assembly lots will be from individual driveway crossings along
No. 5 Road to service each development site. In addition, Transportation staff has identified a
4.5 m (15 ft.) wide dedication required along the subject site’s entire No. 5 Road frontage.
Generally, this dedication would allow for frontage works to improve pedestrian and cycling
related infrastructure in the area. The confirmed road dedications and applicable frontage
upgrade details will be determined through the processing of the rezoning application.
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Site access to the agricultural backlands to be transferred to the City will be provided through the
design and construction of a farm road within the future Williams Road allowance to a distance
of approximately 120 m (393 ft.) measured from No. 5 Road. Design and construction of this
farm road would be through a Servicing Agreement, secured through the future rezoning
application and based on the farm road design parameters outlined in this report.

Forthcoming Rezoning Application Process

Pending the outcome of the ALR non-farm use and subdivision application, a rezoning
application will be required to rezone the site from “Golf Course (GC)” zoning to zoning
districts that would allow assembly type uses on the five 0.8 ha (2 acre) lots fronting No. 5 Road
and agricultural activities on the remainder. The following is a summary of potential items to
follow-up through rezoning:

Follow-up applicable items identified through the Agricultural Land Commission review
and approval of the application.

Liaise with the Agricultural Advisory Committee to update the group on the proposal.
Development of a satisfactory agricultural buffer and general on-site landscaping that
takes into account opportunities for tree retention and required tree removals.

Update the ARP and related works as necessary and secure a bond amount to ensure
implementation of the works.

Develop zoning to accommodate the assembly/institutional facilities on the five 2 acre
(0.8 ha) lots and agricultural supporting zoning on the backlands.

Develop an approach for the RMA located on the northern assembly lot.

Secure the necessary legal agreement to address ALR landscape buffering for the
purposes of limiting typical nuisance activities between farm and assembly uses.
Confirm and secure any City road dedication requirements, including required off-site
improvements and infrastructure works.

Confirm and secure required land/highway dedications required by MOTT and/or
GMTRP.

Conclusion

The purpose of ALR subdivision and non-farm use application at 9500 No. 5 Road is to allow:

Subdivision of the existing lot into five 2 acre (0.8 ha) lots fronting No. 5 Road and one
20.3 acre (8.2 ha) backland lot; :

Non-farm uses for the development of community institutional facilities and supporting
uses on the five lots on the westerly 110 m (361 ft.) of the site; and

This application is supported for the following reasons:

The application supports the overall mandate of the ALC by encouraging and
accommodating farm uses for land contained in the ALR.

The community institutional/assembly land uses and agricultural conversion of the golf
course back to farming is consistent with the No. 5 Road Backlands Policy contained in
the OCP.

Facilitates significant capital investment by the owner to undertake ARP works to convert
the golf course back to agricultural uses
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Achieves City ownership of agricultural land so that it can be made available to a number
of agricultural users for the purposes of farming.

The purpose of the ALR Transportation Application to dedicate a 20 m (66 ﬂ.) wide portion of
land from No. 5 Road to Highway 99 as road (Williams Road — Unopened Allowance) is
supported by staff for the following reasons:

Corrects a historical survey error, which would allow for the dedication of Williams Road
in the ALR.

Does not result in any new road development in the ALR or additional development
potential, as Williams Road would remain an unopened road allowance.

Formerly dedicating the Williams Road allowance allows for the development of a farm
access to the backland portion of the site.

Staff recommend that the above ALR applications for subdivision, non-farm use and road
dedication in the ALR (Williams Road allowance) be endorsed and forwarded to the ALC.

i

Kevin Eng
Planner 2

KE:rg

Attachment 1: Location Map

Attachment 2: Preliminary Subdivision Plan

Attachment 3: Preliminary Plan Outlining Williams Road Dedicated Allowance
Attachment 4: Excerpt of Agricultural Advisory Committee Minutes (March 12, 2015)
Attachment 5: Agricultural Remediation Plan for 9500 No. 5 Road — Summary Report
Attachment 6: Proposed Tree Removals Due to Demolition or Soil Excavation Activities.
Attachment 7: Map of Trees in Relation to RMA
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ATTACHMENT 4

Agricultural Advisory Committee
Excerpt of Meeting Minutes
March 12, 2015

Development Proposal - ALR Non-Farm Use Application — 9500 No.5 Road

Staff (Kevin Eng) outlined the non-farm use application to develop the westerly 110 m of the
subject site for community institutional/assembly uses, and subdivide the existing 30 acres lot
into five 2-acre lots along No.5 Road and one 20-acre lot on the backlands. The proposal
includes remediation work to reinstate the back portion of the site to an agricultural capability to
support a wide variety of soil-based farm activities, and dedicate the backlands to the City.

The consulting agrologist, Bruce McTavish, and Dr. Hubert Timmenga were invited to the table
and provided further details about the proposal. Mr. McTavish noted that the agrologist report
contains methodology for conversion of the former golf course site to agricultural production and
associated budgets to undertake this work.

Committee had the following questions and comments:

e Inresponse to Committee’s query about the farm road access, it was noted that a farm
road access is proposed along a portion of the existing unopened Williams Road
allowance for access to the 20 acre back portion of the site. The farm road will be
constructed to a suitable standard and capable of supporting heavy farm vehicles and
machinery. Committee asked if the road will be connected to Highway 99 and staff
clarified the road will not connect to Highway 99 and only be extended
approximately 120m east of No. 5 Road.

e Committee asked if any barriers are proposed to ensure access is restricted to farm
vehicles only. The proponent noted that an appropriate mechanism such as
installation of bollards can be considered.

e In response to Committee’s query about the drainage plan, Mr. McTavish indicated
that there are existing ditches along the north and east property lines and new ditches
are proposed along the south property line and through the middle of the site. He
clarified that drainage from the farm portion will be discharged to Highway 99 and
drainage from the institutional portion will be discharged to No.5 Road.

o Committee asked who will be responsible for removing the large berm running
through the site if it has to be removed for agricultural production. Staff noted that the
agricultural consultant has identified berm removal in the proposed agricultural
remediation plan. Staff also noted that all costs to undertake the agricultural
remediation plan, including berm removal, will be the responsibility of the
owner/developer.
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Committee expressed concerns regarding the large berm, and noted that it should be
removed to maximize the site’s agricultural viability and to remove any future
barriers to farming the 20 acre back portion once remediated.

A suggestion was made to properly assess the environmental value of the berm to see
if it can enhance bio-diversity of the farm. :

Committee asked about the small size of the proposed lots. The proponent noted that
most of the existing institutional properties available for development along No. 5
Road are for larger organizations, and there are demands from small organizations
requiring smaller parcels.

Committee asked if additional soil would need to be brought to remediate the site,
and noted any agricultural quality soil should be salvaged from the front portion and
applied to the back portion. In response to questions about agricultural remediation
works, staff identified that completion of these works will be required as a condition
of the land being dedicated to the City. The agricultural consultant identified that
minimal additional soil would be needed based on the agricultural remediation plan.

Committee members asked if an Arborist Report was submitted as part of the
application, and if any of the trees can be relocated. No arborist report was submitted
as a majority of the existing on-site trees would need to be removed as if left would
be an impediment to farming. The proponent also noted that many of the trees are too
big to be relocated. Committee noted that it may not be necessary to remove all the
existing trees, especially those around the perimeter of the site, and requested the
health and condition of the trees to be evaluated and retention opportunities to be
reviewed.

Committee requested details of the proposed road material. The proponent confirmed
that it will be compact and permeable surface.

A suggestion was made to consider using the landscape buffer between the farm and
non-farm uses as a plot to expand the farm use on the site.

Committee noted that removal of the large berm located in the middle of the site is a
critical component and it should be removed at the developer’s cost.

That the non-farm use application for the purposes of utilizing the front 110 m for
community institutional uses and subdivision of the site (five 2 acres lots and one 20 acre
lot) at 9500 No.5 Road be supported subject to the following conditions and resolution of
issues:

1. The large berm (entitled Berm #1 in the agrologist’s report) to be removed at
developer’s cost as part of the agricultural remediation works for the 20 acre
portion of land to be dedicated to the City,
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The developer undertake further investigation on the potential to retain any
existing on-site trees, specifically those located on the perimeter of the site and
submit the necessary supporting arborist report;

Investigate salvaging native agricultural quality soil from the front 110 m portion
of the site and if feasible, include these soil salvaging activities in the agricultural
remediation plan to be prepared by the agricultural consultant.; '

Examine the implementation of appropriate drainage control structures to
prevent any backflow that would negatively impact any agricultural drainage
infrastructure provided on the 20 acre agricultural site;

Appropriate mechanism be secured to ensure completion of the agricultural
remediation works associated with the required land use approvals for this
development proposal,;

Securing of a legal agreement on the proposed assembly portion of the site to
identify that the site is subject to the typical nuisance activities (noise, odour and
dust) which will be mitigated through the implementation of an on-site
landscaped buffer.

All efforts to be made by the City to support farming use on the back portion in

perpetuity.
Carried Unanimously
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e Tree and stump removal;

e Grass and weed removal;

e Berm removal;

¢ Filling of water hazards;

e Removal of sand traps;

¢ Removal of existing irrigation and drain lines;

¢ Leveling and crowning the land;

e Break the existing sod by ploughing and disking;

e Spreading salvaged topsoil over berm removal areas, sand traps and water hazards;
e Preparing the land for planting;

e Seeding a grass forage crop;

¢ Constructing a farm access road; and

¢ Installing a 2 inch water from the city main to a stand pipe inside the property line.

4.1  Agriculture capability improvement through drainage enhancements

A detailed analysis of site elevations, depth of the Highway 99 ditch and water table depth indicates that
it is not possible to install a functioning gravity subsurface drainage system (see analysis by Dr. Hubert
Timmenga PAg, provided in Appendix V).

Based on site investigations the current land capability classifications can be improved to Class 3W
without subsurface drainage by:

e Grading and ditching to remove excess surface water;

* Deep ploughing/subsoiling to break up the root-restricting and water infiltration-restricting
layers;

e Improving soil texture through the addition of organic matter;

e Disking and ploughing to incorporate organic matter and further break up the root-
restricting layer; and

» Adding salvaged topsoil to increase the rooting layer depth and improve drainage.

4.1.1 Open ditches and grassed waterways

New ditch north of Williams Road right of way

Drainage will be improved by installing a new ditch along the south property boundary between the
subject property and Lingyen Mountain Temple north of the Williams Road right of way. Details on the
ditch design are provided in Appendix VI.

Detailed engineering for the open ditch is provided in Appendix VI

Based on the analysis provided in Appendix Vi a trapezoidal ditch with the following dimensions will be
installed:
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