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November 29, 2011 Reply to the attention of Tony Pellett
File #26551 (Planning Review ID 175)

District of Maple Ridge
11995 Haney Place
MAPLE RIDGE BC V2X 6A9

Attention: Ernie Daykin, Mayor
Dear Mayor Daykin:

Further to your letter of May 4, 2011 the Commission has undertaken a thorough _.m<_m.<< of the
Albion Flats Concept Plan and the accompanying large binder of reports.

The Commission has now formulated its response, which is attached for your consideration.

Yours truly

PROVINCIAL AGRICULTURAL LAND COMMISSION

\\\
|

Richard Bullock, Chair

cc. Jim Rule, Chief Administrative Officer
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e PROVINCIAL AGRICULTURAL LAND COMMISSION

A meeting was held by the Provincial Agricultural Land Commission on October 27, 2010
at the offices of the Commission located at #133 — 4940 Canada Way, Burnaby, B.C.

CommissiON MEMBERS PRESENT:
Richard Bullock Chair

Jim Collins Commissioner
Lucille Dempsey Commissioner
Denise Dowswell Commissioner
Jennifer Dyson Vice-Chair

Gordon Gillette Vice-Chair

Jim Johnson Commissioner
Bert Miles Commissioner
Jerry Thibeault Commissioner

COMMISSION STAFF PRESENT:

Colin Fry Executive Director
Brian Underhill Executive Director
Tony Pellett Regional Planner

Eamonn Watson Land Use Planner

Planning Review ID: #175

PrRoPOsSAL: Review draft Albion Flats concept plan endorsed by the District of Maple Ridge
(“DMR”) Council in the context of a package of reports submitted by DMR for
review by Commission members and staff.

COMMISSION CONSIDERATION:

Context

Section 6 of the Agricultural Land Commission Act identifies the purposes of the Commission
as: (1) to preserve agricultural land; (2) to encourage farming on agricultural land in collabo-
ration with other communities of interest; and (3) to encourage local governments, first nations,
the government and its agents to enable and accommodate farm use of agricultural land and
uses compatible with agriculture in their plans, bylaws and policies.

The draft concept plan would encourage non-farm development throughout the Albion Flats
area while preserving a few small, isolated fields as “edible landscapes” and possibly also
encouraging the development of greenhouses on rooftops of commercial/industrial buildings.
DMR'’s Agricultural Plan, adopted December 2009, states, “The primary goal with respect

to larger, established farming operations...is to plan for their retention as farms....Limited to
highly specific situations, the secondary goal...is to explore a policy of compensation from
development that enables funds to be generated so that the net agricultural capability of DMR
is enhanced by investment elsewhere.”



In essence, the outcome of previous Commission decisions respecting the Albion Flats is that
the Commission has approved or agreed in principle with non-farm development of much of the
area south of 105 Avenue subject to DMR ensuring that the area north of 105 Avenue can be
drained in such a way that field drainage is accommodated. Despite DMR being allowed to
develop significant recreational amenities, DMR has to date not followed through on drainage
commitments.

Agricultural Suitability

The Commission assessed whether external factors such as encroaching non-farm develop-
ment have caused or will cause the land to become unsuitable for agriculture. Apart from the
proposals contained in the concept plan, the Commission does not believe there are external
factors which would render the land north of 105 Avenue unsuitable for agricultural use. In
respect of internal factors, the Golder Associates overview agricultural assessment provided
with the overall planning proposal confirms that much of the drainage problem is associated with
inadequate outlets for on-farm drainage systems. In addition, limitations resulting from localized
slopes and differential drainage conditions are more severe than indicated by Land Capability
for Agriculture mapping. Even so, the report concludes that with appropriate drainage and
proper buffering from the non-farm uses to the east, the two large parcels (totalling 24 ha)

can achieve the potential associated with prime farmland. With respect to the remainder of the
ALR parcels north of 105 Avenue, the report notes that that there are some disturbed areas

but that the remainder of the land does not appear to have experienced disturbance that limits
sustainable soil-based agriculture.

Assessment of Potential Impact on Agriculture

The Commission noted that the proposal to eliminate all but the smallest scale of farming from
the Albion Flats is likely to have a negative impact on DMR'’s overall agricultural production
potential, even if the suggested compensation policy is initiated.

Assessment of other reports submitted as part of the proposal

The Commission noted that the HB Lanarc environmental baseline report identifies various land
use constraints at Albion Flats, notably that the row of lots north fronting Lougheed Highway
north of 105 Avenue are predominantly within streamside protection regulation setbacks, limiting
non-farm development but with little limitation on agriculture. It was also noted that the area
with fewest environmental constraints is at the east end of the Albion Flats.

The Commission also reviewed the other submitted reports and made itself familiar with the
economic importance to DMR of the opportunity to develop a commercial hub at Albion Flats.
With respect to the Urban Systems traffic report, it was noted that the Lougheed/105 Avenue
intersection will be of critical importance, thus the Commission believes that at that time the
overflow parking lot should be phased out and the site rehabilitated for agriculture.

The Commission undertook a critical review of the position it took in 1999 with respect to land
uses for the Albion Flats, which was that, upon resolution of the agricultural drainage issues
north of 105 Avenue, all but seven parcels of land south of 105 Avenue should be excluded
from the ALR, with those seven parcels remaining in the ALR and being limited to agricultural or
agri-industrial use. After reviewing the 2011 draft concept plan the Commission concluded that
in return for agricultural restoration north of 105 Avenue, it should not place any restrictions on
the use of those seven parcels, which could play an important réle in DMR'’s economic future.



| ConcLusIONS:

1. That the land north of 105 Avenue has agricultural capability, is suitable for agricultural use
and is appropriately designated as ALR.

2. That apart from the agricultural fairgrounds, the land south of 105 Avenue is of very limited
interest to agriculture, thus previous Commission proposals for limiting land use options may
be reconsidered.

3. That the draft concept plan, as proposed, will have an overall negative impact on agriculture
in DMR.

4. That the draft concept plan is inconsistent with the objective of the Agriculfural Land
Commission Act to preserve agricultural land.

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 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
e preliminary consultation with Fisheries and Oceans Canada,

e 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 plan to
address all relevant issues including but not limited to drainage, long term access, buffering
or consolidation, and

e 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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Staff Report — Maple Ridge Albion Flats

Date of Report: September 22, 2011 _ Report prepared by: Tony Pellett
Fite: 26551 (ID 175) '

ISSUE: Draft Alblon Flats Concept Plan
DIRECTION REQUESTED: Comment/ Guidance to the District of Maple Ridge (DMR)

CONTEXT:

In November 2009 DMR advised the Commission that it was considering advancement of an

_ area plan review for the Albion Fiats. The Commission suggested that the planning review
process should be developed so as to provide an opportunity for involvement of Commission
staff and a process to determine whether the plan Is consistent with the intent and purpose
of the Agricuitural Land Commission Act. In January 2010 DMR Counclt directed its staff to
proceed with an Albion Flats area plan in consultation with the Commission. In July DMR hired
consuitants to conduct a charette process and in August the consultants met with Commission
staff. Commission and Minlstry of Agriculture staff were invited to participate in the charettes
but timing problems prevented them from doing so. In May 2011 DMR Council endorsed a Draft
Albion Fiats Concept Pian and asked for a mesting with the Commission to review and discuss
it. In duly 2011 the Chair and staff conducted a workshop with DMR Council and staff, after
which the Chair directed staff to prepare this report for Commission consideration.

BACKGROUND:
— For an ALR context map and a cuirrent overvisw, see AppendIix 1 and Appendix 1A.

— Under the Drainage, Difch and Dike Act most of the Albion Flats area has always been within
the Road Thirteen Dyking District (more recently administered by DMR). See Appendix 2.

— In August 1966 Cabinet approved the Lower Malnland Officlal Reglonal Plan (the “ORP").
Except for lots directly fronfing 240 Street, the Albion Flats were designated as a LOWLAND
RURAL AREA (“RRL~3"), which because of
 location In a floodplain,

» predominantly large parcel size, and

¢ general arability, or isolation from urban development

were best suited for extensive lowland agriculture or other large holding rura! development that
would suffer least from flooding. The only allowable uses in these areas were "Rural Uses”
(uses providing for the growing, rearing, producing, harvesting, and extracting of primary
agricultural, forestry and mining products) and “Transportation tses” (uses of regional
significance providing for the movement and temporary storage of people, goods and energy by
land, water, and air). The minimum parcel size for any subdivision not already completed or in
progress was 20 acres (& 8 ha). The ORP provided that a LOWLAND RURAL AREA might be
redesignated through Plan Amendment as an ESTABLISHED URBAN AREA only where an existing
ESTABLISHED URBAN AREA located In a floodplain or surrounded on all sides by a floodplain was
committed to further urban development through early seitlement and required additional land
for development. See Appendix 3.




Page 2

— In 1972, the ORP was turned over to the four Lower Mainland regional districts and at the end of
1983 the provinclal government abolished regional planning and ORPs throughout the province.

— On 30 July 1972, aerial photography shows that the only non-farm uses on the Alblon Flats
were & hullding supply business on the Lougheed Highway, fairgrounds bulldings along the
southeast side of 105 Avenue and an automoblle dealership at the intersection of Lougheed
Highway and Tamarack Lane. Most other lands were in farm or hobby-farm use. The only
undeveloped land on the Albion Fiats was a treed area near the southeast end of the RRL-3
area. The only “urban” development alongside the Albion Flats was on a hill at 109 Avenue
and Tamarack Lane (part of a subdivision registered in 1860). See Appendix 4. :

— On 09 April 1974, the ALR plan for what was then Dewdney-Alouette Reglonal District was
designated. Atthe Alblon Flats, the ALR boundary was virtually the same as In the ORP
oxcept that the ALR extended east of 240 Strest. See Appendix 5.

— On 23 March 1977 the Commission allowed the importation of up to 218,000 m® of fill (from
l.ougheed Highway widening) onto land southeast of 105 Avenue so that the Maple Ridge
Agricuitural Assoclation could “enhance the potential of the site”.

- In the early 1980s, Imasco Enterprises Inc. acquired the lands along the northeast side of
the Albion Flats. These lands are mainly outside the ALR,; from 1988 to the present, Imasco’s
“Genstar” division has subdivided them into urban residential lots and a neighbourhood park.

— On 18 July 1984, the Commission allowed widening of 105 Avenue to 20m and allowed the
astablishment of a 5-year lease by the Pitt Meadows/Maple Ridge Agricultural Association of
a 9 ha portlon of the 24 ha parcel owned by DMR for the Maple Ridge Parks and Recreation
Department. Both decisions affected the southeast side of 105 Avenue.

— On 22 May 1985, following a two-year review of Maple Ridge’s ALR lands, the Commission
set forth recommendations on the basis of ten distinct ALR areas. Area 3 consisted of the
Albion Flats and a nearby area {(mostly park land) southwest of the Lougheed Highway. The
Albion Flats were retained in the ALR,; the area southwest of the highway and the pre-existing
automabile dealsrship were excluded from the ALR in 1986.

— On 27 August 1987, the Commission completed a review of DMR's Urban Growth Strategy
study and agreed with a recommendation under which lands immediately east of 240 Street
would be excluded from the ALR for urban development. That exclusion was finalized on 31
July 1995, effectively isolating the Albion Flats from nearby agricuitural areas.

— On 25 February 1988, the Commisslon consldered Genstar's plans, including a proposal to
develop a neighbourhood park within some of Genstar's ALR holdings. The Commission
allowed the requested park development, including deposit of + 12,000 m® of fill, “on the unger-

-----------------------------------------------------------------------------------------------------------------

detrimental effests on.agriculture.” The Commission subssquently authorized deposit of each
subdivision plan adjoining or partially within the ALR,

— On 31 March 1989, following expressions of concern from Albion Flats farmers over potential
for flooding of farmland (in addition to flocding already resuiting from development of Genstar
lands), the Commission agresd in principle with an application by DMR to carry out a variety
of commercial, récreational and speclal events Including agricultural fairground activities on its
propsrty on the southeast side of 105 Avenus in accordance with a sketch plan [ses Appendix
6] and subjact to the following conditions:

1) The commitment of DMR to carry out fill and drainage works in a manner that will ensure there
is no negative Impact on adjacent ALR [ands. This will Involve informing adjacant land owners
and the Dyking District of the details of the fill and drainage plans prior to implementation. Every
effort should be made on the part of DMR fo mitigate impacts such as flooding along Spencer
Creek and increased surface run-off as the filling activity progresses over time.

=
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2} The approved land uses must comply with the existing zoning and be In accordance with the
sketch plan with the following provisos:

a) While the Commission endorses the agricultural focus of the falrground development it
is essential that special and entertainment events not direcily related to agriculture be
contalned, as much as possible, within the fairground buildings. _

b) The campground component is endorsed by the Gommission provided its operation is directly
linked to major events held on the site. The Commisslon dees not wish to see a fulltime
campground operation that caters to non-fairground related participants.

¢) in regard to the proposed sportsfield area, the Commission notes that this development is to
be phased in at some future time, thus in advance of any filling activity taking place on this
area, the Commission requests that DMR make these lands avallable for agricultural purposes
oh a lease/rental basis until such time as the sportsflald development occurs. The Commis-
sion notes that the land designated as sports flelds possesses good quality agricultural solis
that wilt banefit from drainage Improvements, it would not be out of character with adjacent
land uses to encourage the agricuitural use of these lands as an Interim measure,

3) Due to Increased traffic flows and the planned Improvements and intensity of use, landscaping
and fencing must be established along 105 Avenue so as fo reduce the potential for conflict with
adjacent agricuitural lands. DMR Is encouraged to consult with the property owners and report
back to the Commission to Identify concarms and propose a huffering plan that Is mutually
beneficial.

— On 05 Aprll 1989, the Commisslon considered a homesite severance application from the
owner of the 8.1 ha farm parcel immediately adjoining Genstar. The Commission refused fo
allow a 1.0 ha severance, but agreed to aliow either a 0.6 ha severance or a boundary adjust-
ment with the neighbouring 16.6 ha farm with alt but the requested 1.0 ha homesite parcel
being consolidated to create a new 23.7 ha farm parcel. The subdivision did not proceed.

— On 29 October 1980, Maple Ridge Council considered an exclusion application toward the
east end of the Alblon Flats. Council forwarded the application to the Commission and en-
dorsed a staff recommendation to review the District's existing policy on the Albion Flats.
Following the Commission’s review of that application, the Commission initially declined it,
to allow time for its staff to review the Commission’s policy on the Albion Flats.

— On 08 March 1993, the Commission considered the staff review. It was noted that the parcel
toward the east end of the Albion Flats was of low agricultural capability whereas two large
farms northwest of 1056 Avenuse have agricultural capability ratings of Class 1 to Class 3.
Flooding problems in that area were being reported, and the farmers alleged that the water
contained pollutants. The Ministry of Environment reported that Genstar had Installed a high
capacity pump, and suggested that the problem may be lack of maintenance by the Road 13
Dyking District. The farms northwest of 105 Avenue also documented weed Infestation from the
row of 1.0 to 1.7 ha ALR lots across Spencer Creek. The Commission resoived to advise Maple
Ridge Council that it was prepared to work with the District in pre-paring a land use and
development plan for the Albion Flats which considers the following:

1. Appropriate agricultural and agricultural-related uses, including possibie restrictions on
intensive agricultural uses, and an appropriate range of agricultural{commercial and agri-
culturalfindustrial uses and appropriate locations for these uses in the Albion Fiats;

2. Appropriate mitigation and management measures to address the problems of urban
stormwater runoff from the surrounding urban area and uncontrolled weed growth; and

3. Appropriate site planning standards.

— On 01 February 1994, the Commission considered an amended fairgrounds development
plan submitted by Maple Ridge partially in response to the foregoing Commission offer.
The new plan changed the focus from agriculturaily related recreation to team sports
related recreation, nevertheless the Commission considered that the new focus was
compatible with the original intent of the 1989 agreement in principle. The Commission
approved the application subject to
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1. the submission of a dralnage plan prepared with the cooperation of adjacent farm opera-
tors, that ensures an enhanced drainage system for the Albion Flats and that includes the
institution of an ongoing maintenance program by the municipality which addresses
upstream and downstream drainage issues Including the drainage and water quality
concarns of agriculture;

4.

2.

3.

. the instaliation of perimeter fencing and fencing/landscaped buffering [per schedule

D.6 of the Commission’s published Landscape Buffer specifications] along the fair-
grounds’ boundary sufficlent to meet the trespass concerns of adjacent farm operators;

. the submission of an irrevocable letter of credit or bond (value to be determined sub-

sequent to the submission of a revised drainage plan) in favour of the Commission to
ensure implementation of the drainage plan and the installation of fencing and buffering;
development of the fairgrounds site being in substantial compliance with the sketch plan
previously submitted by the District. See Appendix 6.

- On 20 February 1995 DMR requested reconsideration of the Commission’s decisions an Albion
Flats land uses in order to allow a building to house DMR's Search and Rescue team’s offices,
training facllity and equipment storage. On 10 March 1995, the Commission conditionaity
approved a new drainage plan, the proposed search and rescue facility and a four-rink.arena
facility In lieu of a previously approved community gymnasium. The conditions were:

1. DMR must ensure that sufficient detention capaclly Is provided to deal with runoff during

_construction of the fairgrounds facllities and the permanent drainage works;

DMR must submit a 3-part written undertaking in favour of the Commission, stating that

a.

b.

c.

DMR will address any negative drainage Impacts on the Albion Flats ALR that may arise
from DMR’s undertakings in the Spencer Creek drainage area,

DMR will ensure that the Maple Ridge Fall Fair Board has access in perpetuity to facllities
necessary to hold an agricultural fair on an annual basls on the falrgrounds property, and
DMR will ensure that a farmers market will be a permitted use on at least a seasonal basis
on the fairgrounds In perpeiuity; and

any further change to the approved Maple Ridge Fairgrounds development plan an amended
by this decision will require a new application. See Appendix 7.

— On 12 October 1996, following action by the provincial government to accord the Greater Van-
couver Reglonal District (GVRD) Livable Reglon Strategic Plan (LRSP) the status of a reglonal
growth sirategy, GVRD and the Commission entered into an implementation agreement calling
for consultation on a number of issues, notably exclusion applications which would (In the view
of the Commisslon) have a significant effect on the LRSP and its “Green Zone”,

— On 17 November 1997 the Commission received a presentation on Maple Ridge’s draft Rural
Plan, the northeastern part of which are still under discussion. With respect to the Albion Flats,
the Commission confirmed its 1993 comments and the promise {o consider agri-industrial uses.

— On 23 July 1998, the Commission considered Its 1993 position on a suitable land use and
development plén for the Alblon Flats in the context of the Maple Ridge Rural Plan. [t was
concluded that In the area southeast of 105 Avenus, four areas should be considersd for
exclusion and one for retention in the ALR. The areas for exclusion would be

The Genstar neighbourhood park lands, Including an area in which the Commission had

authorized subdivided lands and a collector road encroaching slightly into the ALR;

1.

2
3.
4. the 29.0 ha southeast block, consisting of all ALR lands south of the south boundaries

. the 5.5 ha parcel initially declined on 29 October 1990;

the 25.2 ha fairgrounds block; and

of 2, and 3. above,

The area for retention In the ALR would be the area fronfing the Lougheed Highway north
and west of area 4.

DMR depicted these areas on a drawing dated 18 January 1999. See Appendix 8.






