MAPLE RIDGE

District of Maple Ridge
Deep Roots
Greater Heights
TO: His Worship Mayor Ernie Daykin MEETING DATE: January 23, 2012
and Members of Council FILE NO:
FROM: Chief Administrative Officer ATTN: Workshop

SUBJECT: Draft Albion Flats Concept Plan - Agricultural Land Commission Feedback & Next Steps

EXECUTIVE SUMMARY:

On January 11, 2010 Council directed that a concept plan be prepared for the Albion Flats. On
February 15, 2010 Council gave consideration to the “Albion Flats Concept Plan Process” report
dated February 8, 2010 and resolved that the process recommended in that report be approved.

At the outset of the process Council advised the Agricultural Land Commission (ALC) that the District
of Maple Ridge (DMR) was in the process of considering its approach to advancing an area plan
review for the Albion Flats, and requested that a meeting be convened between Council and the ALC
to ascertain whether the Commission would be prepared to considered exclusions within the study
area. In a letter dated January 7, 2010 the ALC advised the District of Maple Ridge that it would be
inappropriate for the Commission to discuss the exclusion of lands in advance of a land use planning
exercise, and suggested that Council proceed with the preparation of a concept plan, noting that the
Commission staff could be made available for assistance. Following the completion of the draft
concept plan, the ALC extended an offer to provide comments in advance of an application.

The District of Maple Ridge followed the ALC's advice and following a Council approved Public
Process submitted a concept plan to the ALC for comments in May, 2011.

On July 4, 2011 the Commission hosted a workshop meeting with the District to discuss the Draft
Albion Flats Concept Plan (refer to Appendix A). On November 29, 2011, the Commission sent the
District its comments pertaining to the Draft Albion Flats Concept Plan (refer to Appendix 2
attached). To summarize, the Agricultural Land Commission did not endorse the draft concept plan
it its entirety, noting that the land north of 105t has agricultural capability; is suitable for agricultural
use; and is appropriately designated as Agricultural Land Reserve (ALR). Amongst other things, the
ALC Resolution states that the District should submit an exclusion application for the lands south of
105t Avenue, noting that the exclusion may be conditional on certain improvements occurring in the
Albion Flats.

Based on the feedback received from the Commission, staff has considered three alternatives for

advancement of the Concept Plan:

1) The District Submits an Exclusion Application for lands south of 105" Avenue;

2) The District Submits an exclusion Application for all of the lands in the Albion Flats;

3) A Hybrid Option, where the owner(s) of land north of 105t Avenue submit an application(s) for the
lands north of 105t Avenue, and once the ALC decision is known, the District will submit an
exclusion application for the lands south of 105t Avenue.

Staff are recommending that Alternative Three be chosen. Discussions with some property owners in
the area north of 105t Avenue have indicated that they may likely be submitting their own
application(s) for exclusion from the Agricultural Land Reserve. Given that an exclusion application
submitted by an individual applicant is faster than an exclusion application made by a local
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government, as there is no requirement for a public hearing by an individual, it is quite likely that a
Commission decision could be available, in advance of the District submitting an exclusion
application. This timing is beneficial for the District of Maple Ridge, as the ALC’s decision on the
lands north of 105%, may have implications for land use; drainage improvement requirements; and
additional studies for lands to the south. If the Commission approves an exclusion application on
lands to the north, the District may not need to prepare an agricultural remedial action plan and
comprehensive drainage study. Conversely, if the ALC were to deny an application for exclusion on
lands to the north, the District of Maple Ridge may wish to refine its concept plan for lands to the
south to maximize the amount of commercial and employment space.

The following report provides an overview of the Agricultural Land Commissions comments and the
outcomes of their meeting held on October 27, 2011 pertaining to the Albion Flats. Also included in
this report is a discussion regarding next steps and Alternatives for Council’s consideration.

RECOMMENDATIONS:

That staff be directed to advance Alternative Three identified in the staff report entitled “Draft Albion
Flats Concept Plan — Agricultural Land Commission Feedback & Next Steps report”, dated January
23, 2012.

That an allocation from surplus in the amount of up to $185,000 be provided, and used if deemed
necessary by the CAQ, to complete a drainage study, agricultural remedial action plan, and traffic
analysis as required by the Agricultural Land Commission for an exclusion application, be approved.

BACKGROUND

On January 11, 2010 Council directed that a concept plan be prepared for the Albion Flats. On
February 15, 2010 Council gave consideration to the “Albion Flats Concept Plan Process” report
dated February 8, 2010 and resolved that the process recommended in that report be approved.
The process was further discussed on June 14, 2010.

At the outset of the process Council requested the Agricultural Land Commission ALC advise the
District on which areas within the Albion Flats the ALC would be prepared to consider for exclusion. In
a letter dated January 7, 2010, the ALC advised Maple Ridge to proceed with a concept plan and to
work with the ALC. Upon completion of a concept plan the ALC would provide comments.

On July 14, 2010 HB Lanarc, led by Mark Holland, B.LA., MSc., MCIP, LEED and Janine de la Salle,
MA, were retained to lead the Albion Flats Concept Plan process. The approved process included a
number of stakeholder meetings, a Community Forum, a two day charrette, a public open house, and
charrette follow-up meeting. Following the public process, the Albion Flats Charrette Summary
Report was presented to Council. Council considered and discussed the report over a number of
meetings (Workshop - February 7 2010; Regular Council Meeting - February 8, 2010; Council
Workshop - February 14, 2010; Council Workshop - March 14, 2011, and Regular Council Meeting -
March 22, 2011).

At the February 14, 2010 Council Workshop, Council approved a revised process for the submission
of a concept Plan to the Agricultural Land Commission for comment. That process committed the
District to hosting an Open House on March 30, 2011 and then reporting back to Council on the
outcomes of that session on May 2, 2011.

On May 2, 2011 Council considered a staff report that highlighted the results from the March 2011
Open House and discussed the next steps in the Council adopted process, which was to request
comments from the Agricultural Land Commission. During that meeting Council passed a number of
resolutions which are attached as Appendix 3. To summarize, the resolutions endorsed the draft
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concept plan for submission to the Commission; requested that the Commission convene a meeting
with the District; and directed that all background materials (including background and staff reports
be forwarded to the Commission.

Pursuant with Council’s request, the Commission met with Council on July 4, 2011 and provided
comments to the District in a letter dated November 29, 2011. The following section of the report
will provide a highlight of the Commission comments.

. AGRICULTURAL LAND COMMISSION COMMENTS

On October 27, 2011 the Agricultural Land Commission met to consider the draft Albion Flats
Concept Plan and accompanying materials that that had been submitted by the District of Maple
Ridge. The minutes of that meeting included the following Resolution #2635/2011 (refer to
Appendix 2):

ITWAS
MOVED BY: Commissioner Collins
SECONDED BY: Commissioner Miles

THAT the Commission not endorse the draft concept plan entirely as submitted, but only in part;

THAT DMR be advised that while the Commission is prepared to cooperate towards future
commercial or industrial development at Albion Flats, it will do so in conjunction with restoration
of an agricultural future for that part of Albion Flats lying to the north of 105 Avenue;

AND THAT focusing on the area north of 105 Avenue the Commissicn will expect DMR fo
undertake a comprehensive review of drainage and stream flow conditions in the Road Thirteen
Dyking District with a view to resolving issues identified in the Golder Associates overview
agricultural assessment and the HB Lanarc environmental baseline report, that review to include
« preliminary consultation with Fisheries and Oceans Canada,

« preparation of an agricultural remedial action plan in consultation with the Commission, the
Ministry of Agriculture, Fisheries and Oceans Canada and the land owners, such a pian fo
address all relevant issues including but not limited to drainage, long term access, buffering
or consolidation, and

« design to ensure that traffic patterns enable practical access and use by farm vehicles;

AND THAT the Commission will expect DMR to submit an application under section 29 of the
Agricultural Land Commission Act to exclude from the ALR the land lying south of 105 Avenue
and west of 240 Street together with any remnant areas elsewhere in DMR identified by the
Commission as being unsuitable for agriculture; Commission approval of such an application
may be in part or in whole conditional on progress toward the foregoing action plan;

AND THAT this response does not suggest or promote any move to eliminate the use of land at
Albion Flats as an agricultural fairground;

AND THAT the Commission recognizes that any implementation or action to be taken with
respect to the Commission’s response to the concept plan will require that DMR and land
owners be responsible for complying with applicable Acts, regulations, and decisions of any
authorities that have jurisdiction under an enactment.

CARRIED
Resolution # 2635/2011
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V. ALC RESOLUTION #2635/2011 IN DETAIL

ALC Resolution #2635 identifies the items that must be given consideration in the advancement of a
draft concept plan, and submission of an exclusion application for lands located on the south side of
105t Avenue. The following section of the report provides an overview of the resolution, and draws
on information in the Commission minutes and accompanying ALC Staff report (refer to Appendix 2).
The items are listed in the order in which they appear in the Resolution. The ALC Resolution is noted
in bolded italicized text.

“THAT the Commission not endorse the draft concept plan entirely as submitted, but only in part;

“THAT DMR be advised that while the Commission is prepared to cooperate towards future
commercial and industrial development at Albion Flats, it will do so in conjunction with
restoration of an agricultural future for that part of Albion Flats lying to the north of 105t
Avenue;”

The Commission states that any exclusion application in the Albion Flats is to be for the lands
located to the south of 105t Avenue. The letter from the Commission (November 29, 2011)
acknowledges that this is consistent with previous Commission decisions regarding the Flats.
The Commission undertook a critical review of its 1999 decision which stated that all but seven
of the parcels on the south side of 105t should be excluded. Those seven parcels (fronting
Lougheed Highway, south of 105t) were to remain in the ALR and be limited to agricultural or
agri-industrial uses.

The Commission’s resolution states that the Commission is prepared to cooperate towards
future commercial or industrial development in the Albion Flats, in “conjunction with restoration
of an agricultural future” for lands lying north of 105t Avenue. The letter further states that after
reviewing the 2011 draft concept plan, the Commission concluded that “in return for agricultural
restoration north of 105t Avenue, it should not place any restrictions on the use of the seven
parcels, which could play an important role in DMR’s economic future.”

The Commission’s staff report acknowledges that Agri-industrial development is not likely to seek
to locate in the area, and that the District should be advised that the entire area south of 105"
Avenue is considered appropriate for exclusion from the ALR.

e AND THAT focusing on the area north of 105" Avenue the Commission will expect DMR to
undertake a comprehensive review of drainage and stream flow conditions in the Road Thirteen
Dyking District with a view to resolving issues identified in the Golder Associates overview
agricultural assessment and the HB Lanarc environmental baseline report, that review to
include

o Preliminary consultation with Fisheries and Oceans Canada

Issues relating to drainage are noted in the decision, resolution, and in the Commission staff
report. It is clear that the Commission will require a comprehensive review of drainage and
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Albion Flats - Lands in the ALR
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VIl OUTSTANDING ISSUES

e Drainage
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e Traffic Analysis



X.  ALTERNATIVES
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Feb 2012

ongoing

Estimated Cost
unknown

Feb 2012

ongoing

mated Cost
75,000 - 100,000
50,000- 75,000
10,000



XI. BUDGET

Xll. CONCLUSION:
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APPENDIX B
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Size of Each Parcel

PROPOSAL  (Show on plan or sketch)

Application by Local Government 2003



North
East
South
West

Zoning Bylaw name and designation:

Uses permitted:

Minimum lot size permitted:

Services available or scheduled:
Roads

Water

Sewage

Others

Comments and Recommendations:

Advisory Planning Commission

Agriculture Advisory Committee

Planning staff

Others

Application by Local Government

Date

2003



