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ABSTRACT
Strong provincial government involvement in land use
planning began in British Columbia. As the first province to

invoke a legislative response, the B.C. Land Commission Act

(1973) acknowledged the fact that local land use controls for
resource conservation were inadequate. The primary thrust of
legislation was toward agricultural land preservation, due

to the prevalence of urban sprawl.

Tn this thesis, I examined the factors leading up to the
Land Commission, the method of implementation of the two
legislative responses, and an analysis of the outcomes. I
have broken down the study of agricultural land preéervation
into three separate, yet interwoven epochs. The first stage
was the Lower Mainland Regional Planning Board, which I

classify as the identification response; the second stage was

the B.C. Land Commission, which I call the zoning control

response; the final, ongoing stage of my analysis was the
response of the Agricultural Land Commission, a response I

refer to as discretionary control.

I point out that provincial government intervention has
political entanglements. Interpretation of policy by the
Social Credit party was different from that of the NDP.
Nevertheiess, provincial control of land use is possible
and practical. Some suggestions for improvement consist of
more independence of the Commission, increased budget, and

completion of Agricultural Land Reserve boundaries.
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Preface

From the title, the reader may expect this thesis to
examine provincial government measures to control the
utilization of resource sensitive areas. Partially, this is
'true, but specifically, this thesis centres around the
British Cﬁlumbia provincial government stewardship of
agriculturally suited lands. Attempts to caution the develop-
ment on resource sensitive lands began in B.C. as early as 1949,

with the Lower Mainland Regional Planning Board. The B.C.

Land Commission Act (1973) had four mandates, one of which was
agricultural land preservation. An amendment to this Act

resulted in the Agricultural Land Commission Act (1977).

The prime focus of this ongoing response was, as the title
suggests, agricultural land preservation. British Columbia
was the first province in Canada to invoke provincial control,
" with the agricultural component of policy having been under
legislation for more than a decade. Subsequent policy by
other provinces, such as Manitoba's Provincial Land Use
policies (1980) encompasses more than agriculture land. Ontario
has recently proposed Provincial policy for the sensitive
Niagara Fruit Belt. These two latter provincial directions,

I believe, were born out of B.C.'s experience.

The conservation ethic awakened mankind to the respecting
of land as a valuable resource, rather than as a commodity.
Municipal or local government attempts to counter the loss of
resource lands have been wrought with difficulty. 7It.is thought

that the public interest is better served by provincial government

involvement.
mvim



CHAPTER I: INTRODUCTION

"They paved paradise and put up a parking lot.... They
took all the trees and put them in a tree museum and
they charged all the people a dollar and a half just
to see 'em."

song, "Big Yellow Taxi",

Joni Mitchell, 1970.

The above statement may have been typical among many
people's thoughts in the 1970's. The growth of world popu-
lation necessitated an increasing quantity of liveable spacé.
Coupled with this, man's incréasing affluence spurred on
the spread of the city into the suburbs. 1In response,l
growth of the conse?vation ethic, respecting the steward-
ship of non-renewable resources, was raised by society.

The upshot of Mitchell's cynicism, as well as the conserva-
tion ethic, was to consider the long range implication of

human development on the environment.

The spreading influence did not go unheeded in the
province of British Columbia; action was taken regarding
agriculture land via the conservation route. The nature of
the problem in B.C. was the encroachment of urbanization
onto farmland, in a province poofly endowed with this
resource. In order to halt non-agriculture use of agricul-
kture land, the provincial government in 1973 ‘'froze' any
such development, choosing in turn to have an ample supply

of food producing land for future generations.
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Essentially, this thesis examines the government poli-
cy implemented to preserve agriculture land and.an evalua-
tion of its effectiveness. To serve as an introduction,
my personal observations as a provincial resident, the
nature of the problem from the provincial perspective, a
cursory‘review of relevant research and finally, a state-
ment of my objectives and methodology form the focus of

this chapter.

1.1 Personal Inquisitiveness

Dﬁring my youth in my native British Columbia, I en-
joyed visiting south-central Vancouver Island farms with my
gfandfather, who was employed in the agriculture sector.

At this time, the city seemed distant and the rural land-

) SCape was shared by farms and forests. As the years passed
and my visits became less frequent, I noticed that the'once
large farm parcels had become much reduced in size or had
become non-existent. With the further passage of time I
had come to live in a rural area of Victoria where my per-
ception of the threats to farmland loss had become much
larger. Cities had begun to encompass what was once the

rural landscape.

In the late 1970's and early 1980's when many areas of
southern British Columbia were exposed to severe development
pressure, I had become aware of the dilemma that local
politicians had to face: either to preserve the rural

nature of traditional farming activities and large lots, or
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succumb to the development pressure. If the latter alter-
native was chosen, often land which was in agricultural
use would best serve to provide new housing. This is part

of the rural-urban fringe complexity.

Although the provincial government in 1973 had intro-
duced legislation to restrict or control farmland loss, a
conscience of acceptance of the need for controls was re-
guired by local government. Frequently, I read in the news-
paper where the agricultural land reserves were referred to
in any rezoning application, and the District of North
Saanich, where I lived, had done a commendable job of
directing new development to the highlands. However, with
high development pressure, sacrifices of farmland had to be
made. I feel that the conscience level of the public must
bé raised in order to restrict the land conversion process.
A large recreation centre was built on good farmland; land
adjoining the federal government Agricultural Research
Station. My concern is: was there no other land available
which would not pre-empt agricultural activities or
research? The preservation legislation in B.C. allowed ex-
clusions from the reserves if the use would benefit the
public. However, I think a concerted effort should be made
to use the scarce agricultrual lands only as a last resort.
It became evident to me that planners, politicians and the
general public in many cases, felt that agricultural land
was a new frontier for development given that mankind in

general had taken to living in suburbia.
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Given that the B.C. government had introduced legisla-
tion to offset agricultural land loss, the purpose of this
thesis is an inéuiry into the effectiveness of this legis-
lation. From my observation I would hypothesize that the
controls have indeed reduced farmland conversion, but that
some aspects of the legislation or administration of it are
weak. I intend to identify the problem areas leading to
agricultural land loss and historically evaluate the res-
ponse to this issue. The outcome of this study will leave
the reader with a hopefully clear understanding of the
positive and negative aspects of these responses. Regarding
'the factors which may harm the Commission, suggestions will

be made to facilitate improvement.

1.2 The Specific Problem in British Columbia

The topography of British Columbia is unlike many parts
of urbanized Canada. Much of the landscape is characterized
by mountain masses slit by narrow, steep-walled valleys.
Only about 10 percent of the province is of topography
suitable for agricultural use. The land mass that is arable
and suitable for tillage and crop production is only 4.1
percent. Of this small area, only ".5 percent of the total
land mass is class 1 (prime) so%l and only 1/100th of 1
percent of British Columbia's land"area is suitable for the
production of tree fruits",l a major provincial industry.
Clearly, B.C. can be regarded as a ‘have not' province, in
terms of its supply of agricultural land. The main farming

areas are illustrated in Figure 1.
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The small area of agricultural land, usually flood-
plains in the narrow valleys, suffer from conflicting uses:
which undermine the effectiveness of farming activities in
these already restricted areas. Conflicting uses take the
form of settlements, roads, réilways, power and gas lines
and hydro-electric reservoirs. These uses are best located
on land which is also conducive to agriculture -- level and
relatively rock free. The conflict between agricultural
users and other uses is intensified because the latter can

pay more for land than the former.

The factor of climate plays an important role in the
land resource as well. The temperate climate and suitable
soil conditions of the Lower Mainland and the Okanagan Valley
permit viable farﬁing activities. A mild climate with an
abundant amount of frost-free days gives this area one of
the longest growing seasons in the country. The soil/
climate combination also is the reason why specialty crops
can be grown.here; crops which can only be grown here or
else in the Niagara Fruit Belt of Ontario. An example is
tender fruits and vinifera or hybrid grapes.2 Climatic
conditions also act as a draw to people from other regions
of Canada. Southern B.C. is characterized by mild winters
and warm summers. There is no need for block heaters, air
conditioners and only seldom, snow tires. A continuing in-
flux of population has posed a concern over the amount of
land needed to satisfy this population demand. Hard hit

were the fertile suburban communities surrounding Vancouver
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and the Okanagan Valley. Prior to 1972, urban sprawl was
consuming 15,000 acres per year, mostly in these two

regions of the province.

It would come as no surprise to learn that B.C. is
dependen£ upon imported foods. The increasing population
density has reduced the amount of arable land leading to a
growing dependence upon imported foods. "In 1946, food
consumption in the province required a net import of 3.
percent, by 1955 this deficit has risen to 29 percent."3

Calculations in 1977 suggest that:

the average Canadian required 5.0 acres
under cultivation and pasture to meet his
current demands for food. In 1977, land
in the province which was devoted to the
production of food was approximately 2.4
acres per capita. The resulting shortfall
of 2.6 acres per capita can be viewed as a
crude indicator of the province's depen-
dence upon external agricultural land.

Robert Malthus in 1798 wrote that:

the power of population is indefinitely

! greater than the power in the earth to pro-
duce sustenance for man....Population, when
unchecked, increases in a geometrical ratio.
Sustenance increases only in an arithmetic
ratio.5

This statement aptly applies to the situation in B.C. and
explains our growing reliance upon imported foods. Being
dependent, we are subject to price and market fluctuations
of our supplier. Much produce comes'from California, a
state which is experiencing a loss of productivity from

land conversion. It was imminent that this increasing
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exponential dependence upon. imported food had to be re-.

duced. How it was to stop is the purpose of this thesis.

In the early 1970's the government of British Columbia
introduced legislation to halt the conversion of farmland
to other uses, in addition to strengthening farm units.

It was necessary to preserve any land suitable for agri-
culture use that was not irreversibly developed, but also
to reduce some of the external pressures faced by farmers.
Reducing the pressure of urban encroachment, for example,
S will 'save the farmer' which in essence will also 'save

the farm'. The B.C. Land Commission Act was the first at-

tempt of any province to control the agricultural land re-
source, ackﬁoWledging the fact that local governments were
an insufficient safegquard for this land. The legislation,
establishing Agricultural Land Reserves (ALR's), can be
described as a super zoning bylaw in which privately and
Crown owned land form the reserves. The further descrip-
tion and implementation of this technique will be described
beginning in Chapter III. Before describing what the ex-
plicit purpose of this thesis is, a brief review of rele—

vant literature is in order.

1.3 Research On This Problem

The Agricultural Land Commission and agricultural land
preservation in general has been the focus of many theses
as well as an interest to academics. In this section, I

will chronologically discuss literature on this topic.
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The majority of the research has originated from the
University of British Columbia (UBC) School of Community

and Regional Planning.

Smith, B.E., The British Columbia Agricultural Land
Commission Act=--1973. M.A. thesis, UBC, 1975.

This comprehensive thesis was directed at the ration-

ale for the Land Commission Act, as well as the implementa-

tion and administration of the legislation. It is of value
to the individual desiring to understand how and why the
legislation. came about. It was limited in the analysis of
the effect of the legislation because the commission had
only been enacted one year prior to the completion of the

research.

Manning, E.W. and Eddy, S.S., The Agricultural Land Reserves
of British Columbia: An Impact Analysis.

Environment Canada, Land Use in Canada Series,
Number 13, Ottawa, 1978.

This federally supported report was directed at deter-
mining whether the legislation had achieved its stated aim:
the reservation of agricultural land for future agriculture
use. In order to carry out the analysis a random sample of
800 landowners Were selected from 12 study areas in B.C.

The limitations of this report is that the period of analy-
sis is from 1972 to 1977 therefore the effects of the amend-

ed Act (Agricultural Land Commission Act) are not noted.
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Gillis, M.H., An Analysis of Landowner's Attitudes towards

the B.C. Agricﬁlture Land Reserves. M.A. thesis,
UBC, 1980.

Gillis in his thesis obtained a printout of the raw
data used by Manning and Eddy (above reference). His
analysis was more in-depth than these two authors because

he subjectively examined the effect of the Agricultural

Land Commission Act. Perhaps if landowners were interviewed

subseqguent to the passage of the Agriculture Land Commission

Act, the results would be more meaningful.

Roy, D.A. An Analysis of Techniques to Preserve Agriculture
Land. M.A. thesis, UBC, 1980.

The approach taken by Roy was directed at,methods of
preserving agriculture‘land thrbugh various approaches. Some
of these being: regulatory, such as agriculture districting,
or compensatory such as taxation methods, transfer of de-
velopment rights or the purchase of land through a land
trust. In the analysis section, he compared the effective-
ness of the compensatory system of California with the re-
gulatory system of British Columbia. This thesis would be
of interest to the_reader wanting knowledge of land preser-
vation in the general sense and as such could be called a

thesis on administrative theory.

Higginbottom, G. Agriculture Land Preservation and its

implications for housing construction costs in
Greater Victoria, British Columbia. M.A. thesis,

University of Victoria, 1980.
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Critics of the land freeze suggested land costs would
rise substantially if farmland could not be converted to
urban use. The premise being that construction and servic-
ing costs are greater on hilly terrain than on flat land.
Higginbottom, in his analysis concluded that with present
technology, the costs of developing non-ALR land was 55
percent more expensive than to develop ALR land. In spite
of this cost difference, development is taking place on
non-ALR lands today. Perhaps the cost difference is almost

insignificant when the total house price is considered.

Graesser, A.P. Regulating'Urban Encroachment on Agriculture

Land: A Study of the relationship between small

communities and the B.C. Agriculture Land Commission.
M.A. thesis, UBC, 1981.

The effect of farmland legislation was to remove agri-
culturally capable land from the exclusive control of local
governments. In her thesis, Graesser investigates "the
operation of the ALR system as it affects small municipali-
ties through the exclusion application process, and how
community plans have dealt with the reserves as a fact of
life." Like Higginbottom, this was a specific case study

of one aspect of the legislation.

The most recent study of the Commission has been done
by two professors of the Department of Geography, Simon
Fraser University, Burnaby, B.C. John Pierce and James
Wilson have an expressed interest in the farmland preserva-

tion issue and have both written papers on the subject.
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Pierce had written an article for Plan Canada (21:2, June

1981) entitled 'The B.C. Agricultural Land Commission: a
Review and Evaluation.” Both authors have collaborated on

an article published in Environments (14 (3), 1982) simply

entitled 'The Agricultural Land Commission of British
Columbia.' Many of the aforementioned researchers are re-

ferenced throughout this thesis.

Having gone through the relevant literature, it is now
time to articulate my specific topic. No one has undertaken
an up to date (end of 1983) comprehensive evaluation of the
total response. From the brief literature review, you could
see that most haveninvolved only one of the Acts, or have
dealt with some aspect of legislation orhfhe effects of it.
I submit that a response began to be formulated with the
work of the Lower Mainland Regional Planning Board and was
officially enacted with the N.D.P. victory at the polls in
1972. A further evolutionary stage occurred with the Social
Credit victory in 1975 and the beginnings of a revamping of
the whole Act. These facts form the basis of the unique-
ness of my research. I have formulated three reasons for
my approach: (1) a more updated analysis; (2) evaluating
the evolutionary responseé of the legislation; and (3),
how the evolutionary nature of the legislation has formed
a progression and acceptance of the response. The story
of the response in B.C. to agriculture land loss, being
governmental, is of necessity, political. The object of

this thesis is not to ridicule the government, for without
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the government concern there would be no legislation in
the first place. Nevertheless, there could be improvements.
The purpose of the thesis is to outline and analyze the
responses to the identified problem of agricultural land

loss.

It should be noted that the thesis is not directed at
administrative theory but rather the ethical nature of the
problem.6 Obviously any technique by a government to con-
trol land must be administrative, but my intention is to
focus from the planning perspective on the necessity to
concern ourselves with the careful stewardship of the land
resource, and the success or failure of the B.C. government
to do so. The following is the methodology and organiéation

I will use.

1.4 Methodology and Organization

As stated earlier, the purpose of this thesis is to
briefly describe the agricultural land loss problem in B.C.,
the methodology used to deal with the problem and an analysis
of the merits and deficiencies of the responses. I submit
that we as planners, as well as other members of society,
have not fully appreciated the long—~term need to preserve
land for future generations; we tehd to look at short term
goals. The lessons learned from the experience in B.C.

could serve as a model to be used by other jurisdictions.

To carry out the stated aim of the thesis, I have broken

into 5 chapters the organization of the subject. Chapter I
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forms the introduction. In this chapter the reasons for
my undertaking the topic I have chosen, the major litera-
ture on the topic and the specific problem in B.C. form
the theme. Chapter II can be called a societal backdrop
to the problem. Here, I examine the conservation ethic,
the economic model (coﬁpetition), the benefactors of
natural resource exploitation as well as the generic
factors regarding farmland loss from the national perspec-
tive. Chapter III addresses the responses to the farmland
loss in .B.C. The focus is on the Lower Mainland Regional
Planning Board, the B.C. Land Commission and the Agricul-
tural Land Commission. Chapter IV is the analysis stage.
The analysis is twofold, firstly, examining the three re-
sponses individually in terms of assets and liabilities and
secondly, how the evolutionary technique in B.C. addressed
the identified problems of land loss from a national per-
spective. Chapter V serves as a review and conclusion,
summarizing the outcome of the research as well as the

possible future planning direction of the legislation.

This research project has taken place over the course
of approximately one year. Besides using many of the sources
mentioned in this chapter, I was able to receive cooperation
of the Province of British Columbia's Ministry of Agriculture
and Food, as well as from the staff of the Agricultural Land
Commission. Much of the statistical information was derived
from annual reports of the Commission. As well, the govern-

ment through its ministries of Agriculture and Environment
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have published much information through the 10 plus year
history of the Commission. Finally, information which was
lacking was solicited from four significant individuals
who have intimate knowledge of the workings of the

Commission.

Two points pertaining to terms of reference should be
made before proceeding. Firstly, all quantities of land
referred to in statistics are all in acres. Secondly, the
terms 'farmland' and 'agriculture land' are used synony-

mously throughout the text.
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British Columbia, 1980).




- 17 -

CHAPTER II: SOCIETAL BACKDROP TO THE PROBLEM

2.1 General Context - Conservation Ethic

This chapter is directed at the relationship or inter-
action between man and his environment. Many volumes could
be written on this topic, but for my purpose, mention of
the 'conservation ethic' stressing spiritual and practical
regard for the land resource; ownership of property, re-
garding who should benefit, as well as several pagés dedi-
cated to the economic model of competition for land use,
forms the theme. The outcome of this chapter will form
the theory behind this research and the rationale for my

undertaking the subject I have chosen.

Man is a complicated creature, perhaps the most ad-
vanced inhabitant of the earth. Probably since time im-
memorial man has studied his position in regards to the
natural world. It was thought in the 1500's that the world
was created for man, not man for the world.l Man has en-
joyed a physical intimacy with the world and was to reap
whatever benefits the Creator was to sow. However, a con-
flicting thought emerged in the 1700°'s. The Linnaean
school suggested that "the earth cannot exist solely for

man, but it is the common property of all species,"2

A wise God has endured each organism with the
'cloathing', seeds, roots or migratory instincts
it will need to best perform its role. Every
creature has its 'assigned place', which is both
its location in space and its function or work
in the general economy.
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God's will was to establish a peaceful co-existence among

species (including man).

With the passage of time and further study, the pro-
minent work of Charles Darwin was presented to the world.

His book On the Origin of Species (1859) spoke of survival

of the fittest. Survival of the fittest was interpreted to
mean that in a competitive nature, only the strongest of
species will survive. It was assumed that man was the

fittest of all creatures and hence was the survivor.

By 1866, a name had been given to the study of the
science of communities--ecology. With the coining of this
science, further study of man's interaction with the en-
vironment became in vogue. It was discovered that although
man thought he survived by conguering nature, he may in
fact be contributing to his own annihilation. For instance,

it was noted that:

plants are the mediating force between the
habitat and its animal population: they are
the most immediate and direct translation of
climate into food, as well as an essential
buffer against environmental extremes.

The great dust storms in the late 1800's across the U.S.
gave further evidence of man's influence on the earth en-
vironment. Man's destruction of the grassland was blamed

for causing these dust storms.
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Dirt was set free to blow through such ill-

advised practises as plowing long straight

furrows (often parallel to the wind), leaving

large fields bare of all vegetation, replacing

a more diverse plant life with a single cash

crop, and most importantly--destroying a

native sod that was an indispensable buffer

against wind and drought.

A glimpse of a response directed at the haphazard use

of natural resources came from the United States. "The
Theodore Roosevelt Conservation Crusade awakened the people
of the United States to the threat to productivity in their
primary industries from exploitation practises which had not
provided-for future needs." The Roosevelt Conferences in
1908 "resulted in the establishment of Conservation
Commissions and gave rise to the Canadian Commission on
Conservation." The Canadian Comﬁié%ion in its lifetime
(1909-1921) "made a large-scale study of resource use in
Canada," including urban and regional planning. "It initiated
national consideration of public health and town planning
problems" and "published papers and longer studies dealing
with various resource problems. Establishment of a national
health department and a national planning association" grew
out of the work of the Commission. The Commission was
"abolished by an Act of Parliament in 1921, "6 the reason given
was that other government departments were doing work simi-
lar to the Commission. Nevertheless, the 'conservation

ethic!' could be said to have started with the Commission on

Conservation.
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In the 1920's and 1930's, little was done with resource
_conservation. On a small scale, problems of forest, water,
soil and wildlife resources became topics of discussion at
conferences. A document submitted to President Roosevelt
in 1936 was perhaps the birth of the 'conservation ethic'
in the United States. This submission entitled "The Future
of The Great Plains" spoke of the "...inherent characteristic
of pioneering settlement I[wasl to assume that Nature is
sométhing of which to take advantage of and to exploit:

that Nature can be shaped to man's convenierice."7

Post war prosperity created an environment of plenty.
People had money to spend on new housing; developers had
money to gain; above all, governments had money to spend on
suburban servicing. During this time, cities began to grow
and flourish. It was only a matter of time, after this new

prosperity, that citizens became aware that:

...changes in land use can have profound ef-
fects on the environment and that these effects
are not limited to the parcel of private pro-
perty whose use has changed. As the tributary
areas of creeks and rivers become paved over

for urban development, for example, the slow
seepage of storm runoff through the soil be-
comes replaced by the rush of water off asphalt,
carrying with it oil, lead, animal wastes and
other pollutants.... .As prime agriculture 1land
is converted to urban use, farmers begin to move
to less fertile lands, where larger amounts of
fertilizers and pesticides are needed to produce
the same amount of food.8

The sudden growth of cities in the past two decades have
destroyed amenities which pioneers used to think of as

natural. The trend to country estates in the suburbs have



- 21 -
needlessly expanded city limits and replaced stands of
forest and farmers' fields with drive-in theatres and auto-

part yards. Rarely, has any land parcel been overlooked:

Rows of high-rise condominiums have sprung
up along the beaches and recreational de-
velopments dot the mountainsides. Wildlife
had retreated from the advance of man and
his noisy artifacts. Even the deserts and
the swamps have not been spared, as they
sprout the little red flags of the sub-
dividers.

Fortunately, the widespread destruction of man on his en-

vironment is beginning to be noticed.

The conservation ethic taught us:

...we cannot look at land merely as another
commodity producing a return on investment.
Instead we must look at land in terms of its
potential social value for agriculture and
its growth capacity as space for industry,
community facilities, housing and as pre-
cious open spaces for recreation.

One response in Canada to this new ethic was the Canada Land
Inventory (CLI). The CLI classified lands for physical use
into several categories, some being: Soil Capacity for
Agriculture, Soil Capacity for Forestry, Land Suitability
for Recreation and Land, Suitébility for Wildlife. These
guidelines suggested by the government were perhaps the
first attempt to identify valuable lands needed to be

carefully managed for future generations.

People's awareness of preservation of renewable and

non-renewable resources is becoming a contemporary issue
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nowadays. Writers like Rachel Carson in 1962, pointed out

that:

sprays, dusts and aerosols applied almost
universally to farms, gardens, forests and
homes--nonselective chemicals that have the
power to kill every insect, the 'good' and
the 'bad', to still the song of birds and
the leaping of fish in streams, to coat the
leaves with a deadly film, and to linger in
our soil--all this though the intended tar-
get may be only a few weeds or insects.

Science is now discovering that chemicals also have serious
effects on humans. Chemicals such as DDT, which we thought
to have been harmless are now proving to be destructive to

every living matter.

One particular issue which has attracted public atten-
tion over the past several decades has been the loss of
farmland; chiefly due to urban pressures. It is not sur-
prising that this has happened as historically, major cities
were located in areas where foodstuffs were available near-
by. With city growth, valuable farmland began to be con-
verted to urban uses. As early as 1956 in British Columbia,
the effects of urban sprawl on land surrounding Vancouver
was being noted. A document by the Lower Mainland Regional

Planning Board noted that:

Sprawl...promises country living and low costs,
but destroys the country and hides the costs.
It is unfair to both the farmer and the ur-
banite. It destroys lands and sows innumerable
problems for the future. It offers nothing of
lasting value that intelligent development
cannot offer in infinitely greater measure.
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It was many years later that these words were taken to
heed. Public acknowledgement of the importance of food-
land preservation necessitated action by the political

system.

2.2 Specific Context

At.this point, it is desirable to speak philosophically
on agricultural land preservation, as this is the focus of
this thesis. Many components of society have chosen to
look at land use preservétion on a short term basis rather
than on the long term. A common belief is that land must
be developed to be of use for society; agriculture use and
open space 1s seen as a temporary use to be utilized for
future urban, industrial or highway expansion. Lands left
dormant for agriculture use of 'amenity conservation' are
not as easily economically quantified as are an industrial
park or a residential subdivision. A question may be posed:
do decision-makers believe that an increased tax base for
today is more important than food for tomorrow? The short
term benefits can be called an increased tax base, the long
. term benefits, food for tomorrow. In the words of William

Ophuls, (we have the responsibility for)...

the preservation of a healthy biosphere, the
careful husbanding of our resources, self-
imposed limitations on conservation, long

term goals to guide short term choices, and

a general attitude toward future generations.l3

Besides the direct effects of farmland being lost through

conversion, four other factors such as the direct loss of
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land due to trespass and nuisénce, farm fragmentation, high
land prices and taxes on agriculture land, and an atmosphere
of anticipation or uncertainty being created in advance of

14

urban development all contribute to the complexity of the

problem. .

Tt is all well to identify the impact of man's activity
on the earth, but difficult to implement a solution. Pro-
perty rights pose a further problem in that it is necessary
to appeal to individual property owners for restriction of
land use activities that are detrimental to preservation and
resource husbandry. Although the majority of lands in
Canada are publicly ;wned, the 10 percent privately owned
has much impact on man's activities, for this is wﬂéfefﬁhe
majority of Canadians live. The utilization 6f private land

is a major source of grievance among mankind.

Private ownership of land has been so general-
ly accepted as normal in North America that it
is difficult for us to understand the important
results of this policy. From the early days of
settlement, the idea of land ownership became
linked with the frontier ethic of liberty, and
the pioneers believed that a man's property was
his to use as he saw fit.15

Today, we know that poor land management and use can lead to

serious conflicts with the interests of society as a whole.

To ensure that land use allocation will serve the
" 'highest and best use', the Parliament of Canada imposed

limited controls. Sections of the British North America Act

delegate certain authority to the Provincial and Federal
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governments. The Provincial government may in turn release
some of its control to the municipal government. Opponents
of the public (government) control of private land believe

a violation of his property rights is taking place.

The private 'owner' of a parcel of land in
fee simple is functionally more akin to a
-long term tenant than an owner in the general
sense of the word. The 'landlord' (the
Crown) may evict the tenant (the owner) even
if the owner has done no wrong (through ex-
propriation), or if the tenant has not paid
the 'rent' (taxes) the property may be re-
covered. Further, the 'owner' can only put
the land to approved uses and must develop

it in accordance with the Crown's preferences
(as expressed in land use and planning
controls) .16 -

Any form of regulation is bound to cause dissention. But
:in mattéfé affecting the public good, such as resource
preservation, should not a control mechanism be necessary?
Property is often used as a means of generating income,
thus serving a personal good rather than a public good.
Farmland is sold for housing, forests are cut down for
expressways, and rivers are dammed to provide hydro-elec-
tricity. The greatest pressure for development is on farm-
land on the periphery of the city, as this land is cheap to

buy and to service.

Canada's changing urbanization pattern led to develop-~-
ment pressure on the periphery of the cities. Traditionally,
Canada's cities were attractions to population and rural
areas were inhabited by farming populations. The 1961

census indicated that the rural non-farm population had
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superceded the farm population. At this time, thelrural
population was made up of 62.6 percent non-farmers, by 1981
this figure increaséd to 82.4 percent. The shift of ur-
banization from the city to the country has played havoc
with the viability of farming, the principal land use on
the fringe and suburbs. This disparity led to the chief
problem of conversion of farmland to primarily, residential

use.

The periphery of the city, known as the urban fringe
and urban‘shadow has been an area of prominent agriculture
use. Urban sprawl and land speculation has changed land
values and caused much competition and conflict over land
use. The accessibility to roads and highways, particularly
paved highways is a new factor in the growth process and
has caused a re-orientation of the spatial arrangement of

17 Functions which were once thought of as

urban functions.
part of the cityscape were now not unknown in the country.
As the urban fringe and urban shadow can comprise a radius
of up to 50 miles from the downtown edge of a large city,
this area is very important. "Conceptually, the rural-
urban fringe is the growing edge of the city, rather than
the transition zone between the city and the country,"18
It became evident that the fringe area was a complex area
as it had attractions to urban folk and uses, yet was ori-

ginally thought to be a rural area, providing food for the

nearby city.
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In the United States, land speculation and inefficient
use on the fringe was much more rampant, and preceded
Canada's experience by at least one decade. 1In the early
1940's, Walter Firey became concerned with inefficient
economic and social use of suburban land surrounding Detroit
and Flint, Michigan. His concépt of 'social utility' relat-
ed to qualitative social aspects for the community; the
community was responsible to provide an adequate municipal
tax base, was responsible for reasonable fire insurance
rates as well as providing civic participation, and adequate

health and sanitation to its residents.19 In Firey's words:

Up to a certain point the progressive sub-
dividing of vacant lots around a city will
entail both increased economic rent and social
utility. Beyond that point a continuation of
the subdividing process will entail diminished
social utility to the community, while the
land's economic rent increases.éo

Decreasing social utility hurts the whole community for the
"farmers cannot stand the taxes which must be levied if
essential sewage and water facilities are to be provided
for urban residences, so they giVe up and their land reverts

21 Firey believed that commercial and resi-

to the county."
dential uses of the fringe were 'marginal uses'-—an ineffi-
cient use of the land resource because the costs were much
greater than the benefits. Diseconomies were noted in the
loss of food production but also increasing taxes, increas-
ing fire insurance rates, increasing health costs--long term

costs to be borne by the community at large. There was

therefore, much less than optional functioning of community.
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The essay written by Firey in 1946 mentioned "three
land use characteristics which are common to all 'marginal'
areas, and two unique to the fr’inge."22 In the former
category, disunity consisted of a capriciousness and dise-
conomy in private development plans, the variability and
instability in the spatial patterns of land use, and a
tendency for residences to gravitate to the lowest use in
terms of class status. In fringe areas, the latter category,
an irrelevance of settlement patterns to soil capability
and the removal of the land from agricultural productivity
were seen as inefficient land uses. The present concerns
exéressed over farmlandnin Canada, that is the land conver-
sion process and the four sub-problems, identified earlier,
were closely allied with Dr. Firey's model of disunity

mentioned over 25 years earlier.

The'five types of disunity are listed below:

1. a capriciousness and diseconomy in private develop-

ment plans;

2. variability and instability in the spatial patterns

of land use;

3. a tendency for residences to gravitate to the lowest

use in terms of class status;
4. an irrelevance of settlement patterns to soil
capability;

5. the removal of the land from agricultural product-

ivity.23
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Respecting capriciousness and diseconomy in private

development plans, Firey believed the urban fringe was:

a 'dead' centre between conflicting ecolo-
gical bases, residential and agricultural.
The diseconomies are that land is being
removed from agriculture use, but often fails
to be put into residential use either, be-
cause the subdividing rate has usuallg sur-
passed the rate of population growth.Z24

These pieces left over enhance the speculative value of the
area, for in areas clearly superior for residential use or
in an area clearly defined for agricultufe'use, no specula-
tive value appears. Together with this, the loss of land
due to farm fragmentation does not result in efficient use
for farming, because small parcels of land cannot realize
economies ofvécaléz As well, research has shown that high
priced farmland is usually leased out by speculators await-
ing the advance of urban development, and the quantities of
produce are much reduced over a farmer-owned operation. In
all these circumstances, farming is non-economical and
coupled with the fertilizer odours and noise associated
with farm activities probably receive a poor reception from

the residential community.

Firey's second type of disunity referred to the varia-
bility and instability in the spatial pattern of land use.
He believed that in marginal areas, "no one land use type
clearly yields greater utility than another and hence, none

n25 The correlation

is able to preempt the land for itself.
with variability and instability, because of the above

arguments, is strong. Farm fragmentation, loss due to
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trespass, high land prices and imminent encroachment cause
farmers to succumb to development pressures. However, farm
insuranqe programs and subsidies to full-time farmers
guarantee'this individual a reasonable standard of living,
even if his yields are restricted. Again, conflicts over
uses do.not enhance the lives of the farmer or the resident,

and the general consumer foots the bill for this incongruency.

At the time of Firey's study, urban areas contained
estates as well as 'tar’paper shacks'. He believed in the
absence of deed restrictions, the rich would move away and
land values would plummet.26 The land value would thus have
gravitated to its lowest use, his third conclusion. This
is probably not common today, but conceivably without zon-
ing controls, an industrial park could adjoin a residential
development. Assuming that residential values would fall

with increased noise and traffic, residential use would

become the lowest use.

The last two conclusions of Firey's study, being unique
to the urban fringe, will be discussed together. In this
area, the whole farmland conversion process fits. Settlement
patterns show irrelevance to soil capability, his fourth
conclusion. The key word in settlement patterns is
'accessibility'--accessibility to some central transportation

point,27

Paved roads and highways have severely disrupted
farming activity. These roads have reduced the commuting

time to the city, where many of these residents work. The
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result of this was the demand for country estates and hobby
farms and the beginning of the agriculture land conversion
process, with the attendant sub-problems. If agriculture
could be carried out on the best soils, irrespective of
development pressure, high taxes, fragmentation and loss
due to trespass, maybe it would become a more equitable com~
petitor with residential use, but planning of transportation
routes with disregard for soil types has completely negated
this. Firey's last point, that land has been removed froﬁ
agricultural production, is the nature of a North American
concern. This again is a direct result of the competition
of lahd uses, where agriculture often loses out to non-
agricultural use. The four sub-problems in the conversion
process, such as the direct loss of land due to trespass,
farm fragmentation, high land prices and resultant high
taxes, and the uncertainty as to the worthiness of farming

with advancing urban encroachment.

Perhaps no economic model for land use is available for
the fringe area. The demand for suburban land determines
the conversion rate, and disrupts the unity of the farmscape.
The higher the demand for other uses, the higher the bid
rent. The model suggested for urban land (Figure 2) does
not hold true in the fringe area, because suburban land,
especially farmland holds its value up to the edge of the

urban shadow. This is illustrated in Figure 3.
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FIGURE 2: Urban Land Market

Figure 3 as a model and a theory explains much of the pres-
sure generated on agriculture land conversion, the area of
the most public concern in the rural-urban fringe. Being
that all literature has compared agriculture land loss with
increasing pressure from other uses, the same must be done
here. It would seem from Figure 3 that farmland within the
10 mile plus range of the edge of the city would be under
high pressure for development because of the value of the
land for other uses. Troughton suggested that in this

area, "the price of agricultdre land is higher than agri-

culture land warrants,"30



FIGURE 3: Model Land-Use Relationships in the Rural-
Urban Fringe

(After Found (1971) and Russworm (1978))

=10 miles plus—=———9

i
|
" D" :
i
|
I

Increasing value (Cost, rent, prices)

!
!
|
I
|
|
|
1
|
|
i Distance from edge of city ;
Edge . |
of '
cigy ' i
‘«Commuting zone for farmers to city jobs
“A" Function relating residential value of rural
land to distance from city .

*B* Punction relating speéulative value of land to
distance from city

»c" Punction relating agricultural land-use intensity
to distance from city

»p* Minimum distance zone of urban fringe for cities
over 100,000



_34_.

This might possibly be explained by the fact that agricul-
ture land rents are considerably lower in the fringe and
shadow areas than in the completely rural countryside.

In Ontario, "nonvfarm landholders-qualify both for lower
farm assessment of their property if it is farmed, and for
a 50 percent rebate in their taxes if they are resident in
Ontario and the farm produces a gross value of at least

$4,000 per year.“3l

In British Columbia, to qualify for
farm status and concommitant lower tax assessments, a
yearly sale of produce of a minimum of $1,600 is all that

32 These tax dodges have resulted in low pro-

is required.
ductivity of these farmland parcels, as many of the owners
have occupations in the city; farming is a minor source of
‘income. In Ontario, a study noted corn yields were 5%
bushels per acre less in an area within the confines of the
fringe, than in an area outside the shadow, given similar

33

climatic and soil conditions. It appears that agriculture

land use within the fringe is no longer a valid use.

To determine if agriculture land use in the urban fringe
is economically viable is difficult to measure. Opportunity
costs of using agriculture land for non-agriculture use is
generally unavailable. The economic and social benefits
are difficult to quantify, for example, . "land dedicated to
food production provides a sense of security even though it

34 An ‘option

may not be used directly by consumers."”
demand' model has been. proposed to determine whether land

should be preserved or developed, using cost-benefit analysis.
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In the trial case study, variables pertaining to agricul-
ture use such as soil capability, commuting distance, size
of land parcel, costs of development and the economic
benefit from food prodﬁction could determine which of 2
parcels should be developed and which should be preserved.
The authors of this study purport that a model similar to
this could "be used to calculate the preservation value of
recreational lands, wildlife areas, and areas of historical
significance... development options, whether industrial,

. . . . 35
commercial or a transmission line can be calculated also."

Perhaps our methodology in determining land use outside
of urban areas is faulty. Resource economists face a major
challenge in trying to analyze land use issués in economic
terms and in attempting to influence land use policy. "In
Canada, land use analysis and policy analysis has been in

the hands of social scientists and geOgraphers".36 The lack

of a rural model may not result in the highest and best

use. Maybe resource economists can serve an important role.

It can be said that the nature of land conflict and
competition for use has made the rural-urban fringe an area
with affinity to the city and to the country. Traditional
land rents, which decrease in cost as distance increased
from the city were once probably applicable to the fringe
area. The advent of improved transportation arteries, es-
pecially paved highways and lower land prices, coupled

with the 'back to the land' pioneer demographic trend, made
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a traditional agriculture area subject to competition from
other uses. It seems that these other uses conflict with
farming activity causing disunity, and high. land values
and increased taxes prohibit farmers from expanding their
-landholdings, realizing economies of scale. Agriculturists
blame the under-utilization of land in the urban area con-~
tributed to the spread of the city and uncontrolled land
use. It is their hope that land market forces do not ad-
versely affect the urban shadow. Maybe if we utilize the
services of resource economists in quasi-use rural areas,
policy will incorporate physical and economic cost-benefit

analysis.

2.3 Summary

In this chapter, the effect of man's activities upon
the environment has been discussed. More specifically, we
have seen that from early times man believed that he was
created for the world. Through the ecological and conser-
vation movements we have seen that this is not the case;
the influence of man's activities upon the environment has
been quite substantial. The messages to society from the
conservationists have largely gone unheeded, with man's
quest for betterment of lifestyle a more predominant
thought. Our quest for material well-being through lack of
careful planning has caused man to harm principally himself.
Conversion of farmland into housing has made us dependent

upon costly imported foods; poor forestry management has
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resulted in loss of soil through erosion, the list goes on.
Not only have the conservationists stressed the careful
stewardship of natural resources, but economists and
sociologists like the pioneer, Walter Firey have attempted
to warn us of the consequences of careless planning as well
as the competitive market forces which dominate the urban
fringe. We now see that competition for land has resulted
in the direct loss of agricultural land through conversion,
trespass and nuisance, farm fragmentation, high land prices
and taxes on agricultural land and an atmosphere of appre-
hension by farmers of advancing urban development. Agri-

culture use, therefore, now faces rivals from other landscapes.

One author has stated that he believes the world is

evolving (devolving) into a state of entropy.

Entropy, the second law of thermodynamics,
states that matter and energy can only be
changed on one direction, that is, from
usable to unusable, or from available to
unavailable, or from ordered to disordered.
In essence, the second law says that every-
thing in the entire universe began with
structure and is irrevocably moving in the
direction of random chaos and waste.37

This statement may be debatable, but offers the reader with
a concept which parallels what has been presented thus far.
Obviously this cannot continue unchecked, a remedy must be

in order.
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CHAPTER III: THE RESPONSE IN B.C.

Having discussed the nature of farmland loss together
with the acute potential food shortage in B.C., it is now
time to shift into a response to these problems. More
specifically, the Lower Mainland Regional Plénning Board
(L,M.R.P,B.), the B.C. Land Commission and the Agricultural
Land Commission centre the discussion. The reader should
be aware that a response’in 1973 may have been derived from
reports done during the era of the Lower Mainland Regional
Planning Board. The L.M.R.P.B. was established in 1949
and existed until 1969. The B.C. Land Commission followed
in 1973. During the interim years between these two res-
ponses, the Environment and Land Use Committee of Cabinet
.was struck. The third response was the Agricultural Land
- Commission, an amendment to the Land Commission, in 1977.
The responses, therefore have evolved over a period of 35
years, much more than the 10 plus years since the formation
of the Land Commission. The purpose of this chapter is to
outline objectively, in chronological order, the approach

taken and significance of each of these responses.

3.1 The Lower Mainland Regional Planning Board

Several events had taken place in the late 1940's which
prompted a wise allocation and situation of léndAuses. In
1948, the Fraser River which winds through the Fraser Valley
"and enters the Pacific Ocean near Vancouver "flooded about

one-quarter of the Valley's cultivated land, damaged 2,000
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homes, forced the evacuation of 14,000 people and caused
$17 million worth of compensated loss.,','l Being that this
flood-plain was inhabited primarily‘by suburban dwellers,
the costs for future flood damage claims would certainly
be less if occupied by farm use. Besides, this subject
land was fertile and would naturally lend itself toward
agricultural use. This was the upshot of the L.M.R.P.B.
investigation. Another problem B.C. was facing was the
post-war growth which had shown little regard for careful
planning; land was seen as being merely contingent to growth.
This latter phenomena was mentioned in Chapter II as an
'‘environment of plenty', a euphoric thought following World.
War II. Indicators suggested that B.C. would continue to
grow at possibly unprecedented rates, and given that
physical barriers such as the coast line, the U.S. - Canada
border and mountain ranges limiteda real expansion, how and
where were all the new residents to be situated? The Lower
Mainland in the 1950's had "52 percent of the provincial
population, while it occupied less than 0.5 percent of the

total provincial area."2

In the late 1940's there was no such thing as formaliz~-
ed land planning, the first city planning department in

B.C. didn't emerge until 1952.°

The L.M.R.P.B. was there-
fore the first concerted planning effort in the province,
essentially a lay regional council composed of representa-

tives from the 26 municipalities forming the Lower Mainland.
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The role of the L.M.R.P.B. was to study the physical,
economic and social structure of this region. During the
- 20 year existence of the Board, approximately 40 regional

research reports and an Official Community Plan were pro-

duced. To achieve its purpose, the L.M.R.P.B. priorized
land uses. First priority went to industrial land, since
industrial growth would be the base for further development
of the region. Second priority went to land with recrea-
tional potential. Third priority went to land for agri-
culturalApurposes.4 The theme of many of the reports was
directed at one of these priorities. |
Of interest to this thesis is the agricultural land
priority, which may have had some influence on subsequent
government land use control, rationale and strategy. To
assess the impact of the Lower Mainland Regional Planning
Board contribution to the importance of thé agricultural
land resource, a brief examination of some of the reports

is warranted.

The L.M.R.P.B.'s Memorandum on Municipal Control of

- Land Subdivision, published 1950:

discusses the administration problems of land
subdivision of that day. A case is made for
the complete public control of land sub-
division by competent municipal authority.
More importantly, the Memorandum disagrees
with the long established practice of allow-
ing an 'owner' to do as he pleases with his
land, irrespective of the effect upon the
community .3

Public control of private property, we will see, comes into

play eventually as a response.
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Land for Farming was the L.M.R.P.B.'s only major re-

port on agriculture. This was a comprehensive report,
released in March 1962, dealing with the importance of the
food resource. By using statistics gathered, two scenarios

were portrayed:

Firstly, if a policy of 'no control' over
urban expansion was adopted, all the farmland
in the Lower Mainland would be lost by 1980.
Secondly, if 'no areal expansion of our metro-
politan communities' was allowed, there would
"be enough land zoned for urban use in Richmond,
Delta and Surrey to accommodate one million
people.b '

These two statements could summarize the report, but also

issue an imminent warning.

The statements use material in the report to express
the urgency of the future foodstuffs versus development op-
tions. The report stated that gross farm acreages were at
their peak about 1941 and had been losing ground ever since.
The "rate of loss between 1951 and 1956 was about 2,000
acres per year....Clearing and development has been going
on at a rate of about 2,400 acres/year in the same time

frame."7

On the surface it appeared the land resource was
growing, however "the cost of clearing land, up to $600
per acre is more than the land is worth in many cases."8
"A soil science study done in 1951 suggested that 40% of
the land base was 'good' for agriculture purposes, 34%
'medium' and 26% ‘fair to poor.' No first class land was

found in the region.,"9 The report went on to say that

metropolitan development that had taken place at time of
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writing, did so on the low fertility soils. Nevertheless,
"where there is no effective control over urban development
every 1,000 people added to the population has resulted in
the loss of about 380 acres of farmland on metropolitan
10

fringes." This last statement suggests complete loss of

all agricultural land by 1980.

A bleak message was contained in the report regarding
the increasing dependence on imported food. To quote the

report:

owing to dwindling land resources, we will pro-
duce less of our own food in the future, even
allowing for improvements in farm technology.
20 years from now (1962), we will be importing
most of our dairy products, producing at best,
only fluid milk needs, along with poultry, eggs
and some vegetables and small fruits. Even
this will be possible only if we husband our
farm resources wisely and bring more upland
and peat soil into production....Our dependence
on other regions means that we are subject to
their trends and problems. This means that we
have to control either the availability or the
cost of their products.ll

The message of gloom is interrupted by offering several
suggestions useful to preserving agricultural lands.
Specifically mentioned were special property tax for farms,
reduction of urban sprawl, use of flood plains, and finally
aﬂ agricultural zonihg method. Each of these factors, as
a means of encouraging the saving of the agriculture in-
dustry, needs to be examined to see their pertinence in

light of future responses.
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Respecting farmland taxes, the solution is "to en-
courage agricultural zones as separate taxation districts
and strike a mill rate for them which will cover their own

12 Traditionally, an inequality

municipal servicing costs."
has existed in the taxation rate between the farmer and the
urban fringe dweller, with the farmer paying the most, vyet
receiving the least. It is suggested that "the real lia-

bility to the municipality is sprawl development."l3
Having a taxation rate for bona fide farmers who do not

receive all the benefits from sprawl such as paved roads,

sewers, piped water, yet contribute disproportionately with

other residents, would appease the farmer.

To preserve farmland, "urban development should be di-

14 This

rected, by zoning, on to low fertility soil areas."
implies keeping the best soils for agriculture use. This
serves a dual purpose on the Lower Mainland, because much

of the high quality land is on floodplain or lowlands. The
lesson learned from history regarding the devastating Fraser
River flood of 1948, has already been mentioned. Besides
the risk of flooding, servicing lowland areas is expensive,

therefore it makes good sense to direct urban development

to the poorer quality upland soils.

Another solution to increasing the viability of farm-
ing was through use of an agricultural zoning method. Here
again, the effects of conflict with the land resource of

the fringe was mentioned. 1In a poignant statement, the
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‘effects of sprawl were strongly illustrated. "Sprawl is
the municipal locust, the great devourer of both money
and land, and producer only of grief--even more for the

15

future than for the present." An agricultural zoning

method would stop the uncertainty facing agriculture.

In the report's concluding remarks it is maintained
that, "the region's interest in conserving agriculture
must be sought mainly by trying to keep farming both

16 - Due to numerous factors, the

economic and profitable."
feeling in 1962 was that "in the Valley especially at the
metro end, there is a widespread feeling that agriculture,

if not 'finished', has only a few more years to live.,"lj7

A final report of the L.M.R.P.B. was Chance and Challenge,

1963. This widely discussed document was essentially a
regional plan for the Lower Mainland, "welding the previous
reports into a functionally efficient, livable and econo-

mical"18

use of the land. This plan had difficulty in a-
chieving acceptability, consequently it was not officially
adopted until 1966. During the interim between publication
and adoption, the provincial government established regional
districts (1965). Twenty-eight regional districts formed
the whole of the province, encompassing developing areaé

and unorganized territories. Each regional district was

required under the Municipal Act to pass a zoning by-law

based upon a long-term regional plan. Once this by-law was

passed, "neither the regional board nor the municipalities
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were permitted to carry out any action which would impede

19

the plan's objective." The regional plan for the Lower

Mainland, Chance and Challenge had one page directed at

farmland. It was conceptualized at this time that:

belts of farmland coincided with flood-
plains and fertile soils, while the
infertile upland soils were reserved for
the Valley cities. 1In many areas, as
portrayed by the proposed plan, cities
were not surrounded by farmland; rather,
pockets of farmland were surrounded by
cities.20

The allocation of land uses in the proposed plan was
not by zoning, but by classification. Land uses were ca-
tegorized under five headings: Urban, Industrial, Rural,
Réstricted, and Park. Criticism was directed at the
flexibility and looseness of this system which allowed re-
classification. Smith, in his thesis, remarked that many
hectares of flood plain land in Richmond, Delta, Surrey,
Pitt Meadows and Chilliwack could be redesignated to an

urban area.21

In 1969, the L.M.R.P.B. was phased out of existence,
to be replaced by four regional districts. (Greater
Vancouver, Dewdney-Alouette, Central Fraser Valley and
Fraser-Cheam). The dissolution of the L.M.R.P.B. was a
-government act, instigated by the criticism of the L.M.R.P.B.
regarding the construction of the Roberts Bank Superport
near Vancouver. The government in 1967, expropriated
4,000 acres of land zoned for long range agriculture use

from the fertile Fraser River delta, to serve as back=-up
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land for the superport. This was a serious major revision

to the Official Plan as well as a possible infraction of

the Municipal Act. The upshot of this controversial matter

was an increase in the public conscience of how the govern-
ment valued agriculture land and possibly, planning in

general.

This was not the end of lack of appreciation of a
regional plan, for other municipalities were prompted to
treat it with little respect following the example set by
the province. One municipality in the Fraser Valley "amend-
ed the regionalvplan more than 26 times, usually to re-

zone agriculture land to industrial use."22

Actions such
as "provincial expropriation, therefore, were seen as a
precipitator of a change in land tenure patterns which botb‘
reduced the viability of farming in the area and put fore-
told tremendous pressure on the regional plan."23 As a
result of these actions, regional planners found it diffi-
cult to justify a regional plan intent on preserving agri-

culture land.

The L.M.R.P.B. attempted to preserve agriculture land
through indentification of the importance of this resource,
and suggestions on implementation of a preservation strategy.
The weak link in the L.M.R.P.B. response was the lack of a
strong enforcement tool. However, the Board never did have
a chance to get a full test of their plan before it was

terminated. What is noteworthy is that the Official Regional
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Plan adopted in 1966 had seen no major revisions from data

of inception to late 1983. Chance and Challenge, by way

of production of a regional plan, was probably the first
attempt in the province to control land use planning for
present and future generations. The lack of government
support certainly did bring the issue of careful steward-
ship of the land resource, especially agriculture land,
into the public eye. I submit that the work done by the
L.M.R.P.B. was responsible for the government bringing in

legislation to halt farmland conversion years later.

By 1971, the government of British Columbia had began

action on these land-use iniquities. The Environment and

Land Use Act of 1971 authorized the establishment of the

Environment and Land Use Commission (ELUC), which was a
recognition by the government of the importance of the
environment. The ELUC was empowered to deal with several

tasks, two being important to this thesis:

(a) establish and recommend programs design-
ed to foster increased public concern
and awareness of the environment, and

(b) ensure that all the aspects of preserva-
tion and maintenance of the natural en-
vironment are fully considered in the
administration of land use and resource
development commensurate with the maxi-
mum beneficial land use, and minimize
and prevent waste of such resources,
and despoliation of the environment
occasioned thereby.24

The government had delegated much weight to this Committee

for it consisted of the ministers responsible for the nine
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departments which deal with the utilization of the land

resource.

This marks the end of the first response. We have
seen the work of the L.M.R.P.B.; how the government had
failed to appreciate the preservation of farmland, and
its own -laws, and finally how the government did realize,
after the fact, that there was indeed some grave land
use questions that required expert advice. Perhaps some
of the administrative tools from this response will come

into play again.

3.2 The Second Response

The year 1972 saw a provincial election in British
Columbia. The time was ripe for the political parties to
have a platform regafding agricultural land, and planning
in general, in view of what happened in B;C. in the late
1960's. The public could expect positive action and strin-

gent policies from the new government.

Three of the political parties had poli-
cies directly related to the preservation
of farmland; the fourth party, the in-
cumbent Social Credit Party, campaigned
primarily on the basis of a continuation

of its past performance. Specifically,

the Liberal Party proposed the establish-
ment of an 'Agricultural Lands Trust' which
would purchase the development rights for
farmland to 'preserve farmlands from ill
considered land speculation and development'.
The proposal for the Progressive Conserva=-
tive Party centred on the use of 'long
range and systematic planning...so that the
best agricultural land is in fact used for
agriculture, and is not wasted on other
purposes through lack of planning.' The
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New Democratic Party proposed a 'land-
zoning programme to set aside areas for
agricultural production and to prevent
such land being subdivided for industrial
and residential purposes...(and) establish
a land bank to purchase existing and re-

zoned agricultural land for lease to
farmers on a long term basis.

The NDP further, wanted to "recognize individually-operated
farm units, rather than large corporate farms, as the basis
of B.C. agricultural production and to legislate to pre-
serve open space for cattle grazing and to improve range

land in cooperation with wildlife authorities."26

On August 31, it was announced that the NDP would form
the new government as the result of winning the majority of
seats in the election. It was not known whether their
agricultural policy was instrumental in their wvictory.

What was known, however, was that B.C. had been Social
Credit for many years. As promised in the election campaign,
the Minister of Agriculture of the new government, Dave
Stupich, announced that he would soon introduce legisla-
tion to prevent the re-zoning of farmland to urban uses.

He did not want to repeat the policy of the past government
which allowed re-zoning a simple process of applying to the
regional district or local municipality, neither of whom

who had a steadfast policy of preVentIng~land conversion.

The NDP were fortunate to be able to use the enabling

legislation of the Environment and Land Use Act (ELUC) to

facilitate a change.
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Smith, in his thesis, delved into NDP political

philosophy. He remarked that the NDP is:

'‘the party of the working man.' It is
rather consistent then that the NDP
government in B.C. would direct a large
degree of its legislative thrust includ-
ing the Land Commission Act towards as-
suring the viability of farming=--a work
role which often demands a dawn-to-dusk,
seven day work week.206 The socialist
NDP is determined that no one shall enjoy
an undue and unearned advantage in the
use of resources; private individuals
must be stripped of the powers that
control the lives and economic welfare
of others.

It is consistent then that the socialists
are particularly sensitive to the use of a
rather quantitatively static resource such
as land by speculators for the purpose of
profiteering to maximize personal gain '
rather than the well-being of society....
It is of great significance when irrepla-
ceable farmland is being unnecessarily
destroyed, when that part of the economy
based on the primary agriculture enterprise
is being harmed, and quite possibly such
efforts are involved in the inflation of
the price of urban housing.?2

In summary, the NDP in British Columbia, philosophi=-
cally, had a high regard for resource land. They decided

that:

assuring the future of a food source, and
saving an economic activity and the family
farm as a way of life had social purpose.
Conversely the destruction (primarily
through land speculation and unnecessary
urban development of farmlands) of these
same elements was an unsocial use of land
ownership.28

The promise of a strong agricultural preservation

policy was unique to B.C., and thus was a focus of attention.
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Concern by the large membership of the B.C. Federation of
Agriculture (B.C.F.A.) regarding public control of private
land, and the controversy behind such a radical land use
control also captured the attention of the news media.
The NDP perhaps; did not exercise good judgment and a
careful sense of timing when announcing their policy, for
the headlines of the Vancouver Sun, November 30, 1972
stated, "NDP government halts re-zoning farms." ‘Unfortuﬂ
nately, this statement was made before any such legislation
had been passed. A great many applications to re-zone land
were submitted after this date. 1In order to stop this
process, the government was forced to ﬁake an 'emergency

.and interim' action.

On December 21, 1972, Cabinet passed Order-in-Council

4483/72) the farmland freeze. This order:

prohibited any subdivision of farmland from
~that date until further orders or provision
to the contrary. Farmland was land designat-
ed as agricultural for real property taxation
as well as all land deemed to be suitable for
the cultivation of agricultural crops.29

Once again, adverse reaction came from many farmers includ-
ing the B.C.F.A. This land preservation policy, being
unique to Canada, and severely affecting property rights

was bound to cause much debate.

It did appear that farmers were not in favour of a
policy which would preserve farmland unless certain con-

cessions were made. The B.C.F.A. demanded that:
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the Provincial Government "must" 1lift the
freeze and let the farmers sell land
"unless the land is to be converted to
non-farm use"....If farmland is to be

sold for development, the federation wants
the province to promise to either buy it
'at fair market value,' or let the sale
proceed. The B.C.F.A. took this strong
position because farmers, and many others
'predicted that the value of farmland would
fall, or already had fallen, to as much as
one-third of its pre-freeze value.' It was
also predicted that people holding small
farm parcels would see the value of their
land climb as supply of these highly desir-
able country estates was greatly limited by
the freeze. A further concern was over the
lack of explicit definition of 'land deemed
suitable for the cultivation of crops' and
what minimum parcel size would be included
in the designation. The lack of provision
for appeals to the freeze was also
critized.30

"Apart from these negative features, some positive features
were also noted. A positive contribution would be the en-
forced need for better planning of urban development, the

halting of urban development on flood-plains, and the non-

pecuniary benefits of preserving farm lands and greenbelts."3l

Following the debate on the farmland freeze, another
Order-in~Council (157/73) was approved on January 18, 1973.
The purpose of this action was classification on the appli-

cation of the freeze.

Farmland was re~defined as any two acres
or greater parcel of land which was
designated as: a) agricultural for pur-
poses of real property taxation, or

b) class 1, 2, 3, or 4 soil capability
(for agriculture) in the Canada Land
Inventory. It was not necessary that the
land be used for agriculture, only that
it fall into one or both of the above
categories. No non-agricultural
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developments, including site develop-
ment, changes in land use, and/or
construction was to be carried out on
such land. Similarly, no subdivision
plans, building permits, zoning by-laws
or land use contracts were to be ap-
proved if farmland was involved. These
prohibitions explicitly did not pertain
when the development or approval was
required for farm operations, the
construction of a residence of persons
engaged in farming, or for the creation -
of new farm units. The order was not to
apply in cases of certified substantial
commencement on a development or re-zoning
application prior to December 21, 1972.
Finally, provision was made for those
persons having interests in farmland who
were aggrieved by any action taken under
the appeal to the Provincial Environment
and Land Use Committee who would hear
the appeal, and var% amend, rescind or
approve the action.32

On February 22, the Ministry of Agriculture introduced
Bill 42 for first reading in the Legislature. This bill
was legislation to establish a Provincial Land Commission
whose objectiwves would include the preservation of agri-

cultural land.

Once again, criticism and controversy were prevalent.

Ten out of the 22 sections were debated.

Criticisms were directed at what were deemed
as omissions in the Bill, the most signifi-
cant of these being the lack of any require-
ment for public, municipal or regional
district involvement in the establishment of
'‘reserves'. Also, because of the breadth
and generality of the types of land which
the Commission would designate as reserves,
it was feared that all land suitable for
urban development would be under provincial
rather than local control. As local and
regional plans are intended to represent at
least some of the objectives and priorities
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of the local communities, concern was
expressed over. local areas having no par-
ticipation in long range planning for
their development. 33 '

In defense of Bill 42 the Department of Agriculture
listed the following accomplishments that would be achiev-
ed if Bill 42 was passed:

l. Greatly curtail further loss of prime farmland
throughout British Columbia.

2. Stablilize the agricultural land base so that im-
provement programs designed to improve farm income
are not frittered away to housing and other non-
agricultural uses. These include irrigation systems,
farm development loans, dyking and drainage systems
to mention but a few.

3. Guarantee the people of British Columbia that we
will not be helplessly dependent on others for our
food supply. The cheapest source of food capable
of production in British Columbia, will usually be
derived from local sources.

4. Reinforce the efforts of those citizens serving on
Municipal Councils, Regional Boards, Planning
Commi ttees who share our serious concern for the
preservation of farmland in this province.

5. Improve opportunities for young people to enter
farming. This will occur through being able to
lease Crown owner farms and in some situations, de-
pending on experience, able to carry through with
the purchase of a farm.

6. Protect the quality of the environment by creation
of greenbelt reserves - some will be comprised of
farmlands.

7. Park land reserve and Land Bank reserve are included
and are self-explanatory.34

"Farmers in areas well removed from urban expansion generally
supported the Bill, while those in urbanizing regions were
"its most vocal opponents."35 Land speculators also opposed

the Bill. Nevertheless, "on April 16, 1973, Bill 42 was
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passed by a vote of 34 to 17, with all the members of the

opposition voting against the Bill,"36

With further revision, Bill 42 evolved into the British

Columbia Land Commission Act, proclaimed in force May 18,

1973. The Act provided for the selection of 5 members to
the independent body, appointed by Cabinet, and reporting

to the Legislature through the Minister of Environment.

The original membership consisted of a municipal solicitor
as chairman; the other four members were a building contrac-
tor and former president of the B.C. Wildlife Federation; a
Professor of Plant Sciencej; an orchardist and former pre-
sident of the B.C. Fruit Growers Associationj and a consult-
ing town planner and land economist. This combination of
experts were thought to keep‘the best interests of the.
Commission in mind, because of their personal and professional

experience.

The éggnhad four mandates: the preservation of agri-
cultural land for farm use; preservation of greenbelt lands
in and around urban areas; preservation of certain land bank
lands having desirable qualities for urban or industrial
development; and the preservation of parklands. The Com-
mission is an agent of the Crown and is given broad powers
to purchase (but not expropriate) agricultﬁral land and to
hold, mortgage, lease or sell the purchased land. Only in
- the case of agricultural land is the Commission given any

zoning or regulatory powers. Greenbelt, land bank and
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parklénds become part of a reserve only after the.Land

Commission has acquired the property. Regarding funding:

the initial appropriation respecting 'the
establishment of an agricultural reserve'
was twenty-five million dollars. For the
'establishment of greenbelt land reserves,
or parkland reserves', funds were to be
appropriated under the Greenbelt Protection
Fund Act (primarily). The amount avallable
to the Land Commission under the latter Act
is, in aggregate, five million dollars.37

Implementation of the Act's main objective is primarily
through the designation of protective zones, referred to
as Agricultural Land Reserves (ALR) throughout the province.
"An ALR is 'a form of zoning that protects the land from the
encroachment of non~agricultural developments and limits
the use of land in the reserve to agriculture and other

uses that do not diminish the capability of the land to

u38

produce crops. Figure 4 illustrates the extent of the

ALR's, accompanied by the raw data in Table 1.

The designation of the ALR was based on the following
method:

1) all class 1 to 4 Canada Land Inventory land that was
not irreversibly developed, regardless of ownership
or tenure, was included in the Agricultural Land
Reserves.

2) sufficient land was excluded from the Agricultural
Land Reserves to allow for roughly five years growth
of urban areas if non-agricultural land was not
immediately available for urban expansion. This
land was, wherever possible, consistent with current
community or regional plans and servicing programs.

3) land of lower agricultural capability (classes 5 and
6) was included in the Agricultural Land Reserves
where historical land use patterns indicated that
such land could be effectively used for agriculture,
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in conjunction with the class 1 to 4 lands.
Generally, this involved forage lands and spring
and fall ranges associated with ranching areas
of the province.

4) small pockets of non-agricultural lands (class 7)
were included in the Agricultural Land Reserves
wherever the exclusion of such land might allow
undesirable intrusion of incompatible uses in an
area of predominantly agricultural use.39

(An explanation of the CLI classification of
agriculture land in B.C. is contained in Appendix A).

Boundaries were generally identified by existing legal pro-
perty boundaries for land registry purposes. Using this
method, it would be possible for one ALR to consist of
prime land and perhaps some lesser quality land by using

property boundaries instead of CLI boundaries.

A criticism of Bill 42 related to the lack of Regional
District or local government involvement in the agricultural

planning scheme. Under the Land Commission Act, all 28

Regional Districts were required to prepare land reserve
plans for their region based upon plans suggested by the
Department of Agriculture. By 1975, all reserve plans had

been carried out. Following the preparation of these plans:

the Land Commission reviewed and amended re-
serve plans of each regional district to en-
sure that the intent of the Land Commission
Act was being carried out and to maintain
continuity throughout the province. Subse-
quent to their reviews and discussions with
each regional district, the various provin-
cial government resource agencies and the
Environment and Land Use Committee of Cabinet
reviewed the ALR plans. Further amendments,
as required, were then made. After this step,
each regional district plan was given approval
by Cabinet and subsequently "designated" as an
Agricultural Land Reserve by the Land Commission. 40




AGRICULTURAL LAND

FIGURE 4:

The ALR in B.C.
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TABLE 1

Amount of Land in Designated Agricultural Land Reserves, By Regional District
At Date of Designation
Approximate Area in ALRs %» of Regional District in ALRs

(acres)
Alberni-Clayoquot 19,600 1.1
Bulkley-Nechako 735,120 3.8
Capital - 48,400 8.1
Cariboo 2,286,000 11.2 (1)
Central Coast 11,000 0.2
Central Fraser Valley 136,700 75.6
Central Kootenay 176,700 3.0
Central Okanagan 81,700 1.1 (1)
Columbia-Shuswap 166,500 2.2
Comox-Strathcona 108,000 : , 2.1
Cowichan Valley 54,300 6.2
Dewdney-Alouette 58,700 8.2
East Kootenay | 63,100 0.9
Fraser-Cheam 90,800 3.3
Fraser-Fort George 863,600 6.7
Greater Vancouver 80,400 12.5
Kitimat-Stikine 158,500 0.6
Kootenay Boundary 136,000 6.6 (1)
Mount Waddington : 4,300 0.1
Nanaimo 52,000 10.2
North Okanagan | 173,600 8.9
Okanagan-Similkameen 213,600 7.8
Peace River-Liard 3,702,500 7.2
Powell River ' 34,860 2.6
Skeena-Queen Charlotte 108,400 2.7
- Squamish-Lillooet 67,000 1.6
Sunshine Coast 15,500 1.6
Thompson-Nicola 1,404,700 ' 12.4 (1)
TOTAL 11,661,600 4.9

(1) Includes substantial areas of CLI classes. 5 and 6.
Source: BC Land Commission
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Local input was part of the designation process as infor-
mation meetings and public hearings were held in each
regional district to help define the boundaries for their

area.

The statutory authority given the Land Commission Act

echoed the high priority of this cause. This Act has pre-~

cedence over all but two other provincial acts (Environment

and Land Use Act and the Pollution Control Act, 1967) and

orders~in-council. The effect of this was:

some of the traditional 'heavies' among
provincial departments and agencies (the
Department of Highways and B.C. Hydro,
for example) were made subservient to
the Commission in relation to agricul-
tural reserves and to the regulations
applied to all Crown and agency lands
within the ALR boundaries, whoever held
them. 41

At the local level:

the Land Commission's plans and regula-
tions within an ALR take precedence over
unless municipal and regional district
by-laws are stricter. Zoning, building
and subdivision by-laws have to be amend-
ed to meet at least the minimum require-
ments of the reserves to avoid serious
administrative and public confusion. To
a lesser degree official municipal and
regional plans may require amendment or
partial repeat...It is important to note
that land not included in designated re-
serves remain subject to existing local
and regional by-laws and may be limited
to agricultural and other low-density
uses as appropriate.42

It can be said therefore that there were "three major

public bodies administering land use controls in most
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areas of the province--municipalities, regional districts,

and the land commission."43

As part of the legislation, an appeal mechanism was
established for exclusion of land from the reserves. Much
of section 9 and part of section 11 consisted of the pro-
cedure for exclusion. Section 9 (1) gives the Cabinet the
power to exclude, of its own initiative, any land whether
Crown land or private, from the ALR. "Thus the Cabinet
has the right to withdraw land from the reserve notwith-
standing the policy of the Commission or the concern of
local government. The Cabinet may act in response to

general public pressure or at the insistence of a private

44

individual." Section 9 (2) applies for applications from

an individual to the Land Commission for exclusion.

Under this section, an individual land-
owner may apply to the Land Commission
for exclusion of his property from the
Agricultural Land Reserve. Preliminary
processing of such applications is done
by the appropriate regional district,
followed by a hearing by the Land
Commission. The decision on such an
application is made by the Commission.
However, there is an appeal procedure
under sections 9 (7) and 9 (8).45

Section 9 (7) and 9 (8) are appeals by an individual to
the Environment and Land Use Committee on Land Commission

decisions.

Under these sections, a person who is
dissatisfied with the decision of the
Commission under section 9 (2) of the
Act may, if leave to appeal is granted
by the Commission or the Minister of
Environment, file a notice of appeal to
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the Environment and Land Use Committee.
A formal hearing is held and the final

decision is made by the Environment and
Land Use Committee.46

A final section is 11 (4) applications. This is an ap-

plication for exemption for use of subdivision in

Agricultural Land Reserves.47

Under this section, a person or agency
may apply to the Land Commission for
permission to subdivide land or use a
parcel of land within an Agricultural
Land Reserve for purposes other than
those allowed outright by the Reserve
for purposes other than those allowed
outright by the Act or regulations.
The land remains in the Agricultural
Land Reserve and the Commission may
impose whatever terms and conditions
it considers advisable. A decision
by the Commission is final.48

To protect the integrity of the farmland conservation
ethic, it would seem that if a process for exclusion of
land was part of the legislation, a process of inciusion
should also be incorporated. The inclusion legislation
did not emerge initially in the legislation, it came out
in an amendment after 1973. 1Inclusion legislation is con-

tained in sections 8 (12) and 8 (14).

Under these sections of the Act, a
municipality, a regional district, an
individual owner, or the Commission

may apply to have land included in the
Agricultural Land Reserve. For muni-
cipalities, regional districts or the
commission, a public hearing must be
held with respect to the applications
and notice must be given to the pro-
perty owners. Decisions are then taken
by the Lieutenant Governor-in-Council.
Individual landowners may apply without
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public hearing and the Land Commission
may designate the land as an Agricul-
tural Land reserve, after approval

from the Lieutenant Governor-in-Council. 49

The Land Commission Act constituted a considerable

constraint on the freedom of ALR landowners tb use their
land as they see fit. To this end, the British Columbia
governmént passed three other Bills in October 1973, and
an amendment which, by encouraging and assisting farmers,

may be supportive of the Land Commission's objectives.

The Agricultural Credit Act provides
for both direct loans and guarantees

on loans made by institutional leaders,
to farmers for purposes related to
purchases (of land, buildings, equip-
ment and supplies) connected with the
improvement or expansion of farm opera-
tions. The Farm Income Assurance Act
provides for financial assistance to,
and direct government participation of
the government in, agriculture indus-
tries and enterprises...Prior to

April 18, 1973, the Assessment
Equalization Act limited the annual
increase in assessment for any one type
of property to 5%, and to 10% for any
one property. An amendment passed on
April 18 removes this constraint from
all but residential and farm properties.
This differential mill rate (effectively)
provides a shelter for these two land
uses, shifting the burden of assessment
increases to other property types.50

Of further assistance to the maintenance of viable
farmland in some areas, has been the purchase of farmland
by the British Columbia government. Under the provisions

of the Land Commission Act, the land commission can pur-

chase or acquire land and dispose of it, subject to such

terms and conditions as the Commission might determine.
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Under the provisions of this part of the Act, a small
number of tracts of land have been acquired by the com-
mission and made available under a lease arrangement to
prospective farmers through a program known as Career
Farm Leasing. After four years, purchase of the land by
lessees can be arranged, thus assisting in the establish-

ment of new farming enterprises.

In summary, the second response was an action stage.
The NDP stuck to their election promise and brought out
legislation to halt farmland conversion. The legislation
had to fight strong opposition because of a perceived in-
fringement of individual property rights, with the most
vocal opponents being those who held land for speculative
purposes. After debate on orders-in-council, a Bill, and

eventually the Land Commission Act was the outcome. Al-

though the NDP were criticized for announcing a 'freeze'
before legislation was in place, they were able to use

existing tools such as the Environment and Land Use Act and

regional districts to develop a preservation package. This
practice enabled an expedient response, at minimal costs

to the taxpayer. Through the evolution of the Act, it héd
become apparent that to save the farm, it was necessary to
save the farmer. Income assurance and taxation programs
helped to achieve this. The significance of the Land

Commission Act was the fourfold mandate that essentially

could be labelled 'amenity conservation'. Parks, open

space, farmland, as well as an inventory of land for any
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purpose would be preserved for future generations, removed

from the competitive land market.

The NDP were defeated at the polls in 1975, to be re=
placed by the Social Credit government. The Social Credit
party campaign was based on two main propositions: "that
the NDP 'government had been incompetent and spendthrift;
that a second term of office would mean an irrevocable

51 Although

descent into the malestrom of state socialism".
the legislation invoked by the NDP did not change much, the

application of it did. This will be discussed later.

3.3 The Third Response

The Land Commission Act of 1973 was amended under Bill

88 in September 1977, to become the Agricultural Land

Commission Act. The amended Act "identifies as the Land
Commission's sble responsibility, the preservation of agri-
cultural land and the maintenance of farms."52 The other
three original mandates of land banking for urban and in-
dustrial purposes, greenbelt and preservation of parkland,
were deleted in the amended Act. No official reason was
given for the deletion of these three responsibilities,

but "the preservation of agriculture land has always re-
ceived first priority, and, in practice, has occupied al-
most all of the Land Commission's time since its formation

w53

in 1973. In what follows in the balance of this section,

the changes (additions/deletions) from the Land Commission

Act (LCA) to the Agricultural Land Commission Act (ALCA)

will be the focus.
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A new group of commissioners were selected in October
1976, all five of whom were directly affiliated with some
form of agriculture business. The selection of these five
individuals may have pointed to the focus of the ALCA, as
the original commissioner's, you will remember, were from
various backgrounds. As was the case with the LCA, the

ALCA was responsible to the Minister of Environment.

The ALCA had a number of changes regarding exclusions,
appeals and enforcement of the Act. The exclusion process
regarding government to government applications (an example
would be a municipality or regional district application to
the Lieutenant Governor-in-Council) was further expanded.
In addition to exclusion applications, as was the case in
the LCA under section 9 (1), the Commission, a local govern-
ment, regional district or a municipality may make applica-
tion to the Lieutenant Governor-in-Council for subdivision
and/or non-farm use of private or Crown lands within an
ALR. No change was made in the policy of individual ap-
plications to the Commission for exclusion. Regarding ap-
peals, two methods of individual appeal were incorporated
in the new Act. Under the LCA, only one source of appeal
was permitted. This was to the Environment and Land Use
Committee of Cabinet. This avenue is retained in the ALCA,
but where leave to appeal is not granted to ELUC, an addi-
tional method of appeal was directly to the Minister of
Environment, who may permit a hearing by ELUC. The policy

regarding exemption for use or subdivision remained the
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same in the ALCA. Similarly, no changes were made in the
inclusion process. Additional legislation in the ALCA re-
garded legal enforcement of the Land Commission's policies.
A weakness of the original Act (LCA) was that no legal re-
course for infractions was included. This was remedied in
the ALCA. A court case in 1979 upheld the Commission's
right to determine the types of land uses permitted in an
ALR; the defendant was given 6 months to terminate the non-
farm use. ILegal enforcement had given more strength to
the legislation. By upholding the Commission's policy, any
doubt as to the legal acceptability of the legislation was

removed.

“Apart from these administrative and legislative changes

with the adoption of the Agricultural Land Commission Act,

the balance of the changes came with the assistance of
various provincial government departments at large, with
actions supportive of maintaining the viability of farming.

The Soil Conservation Act of 1974 was amended in 1977 to

clarify the definition of topsoil and legislate removal
and replacement of f£fill on ALR lands. Like the ALCA, an
enforcement tool was part of the legislation. The regula-

tions within the So0il Conservation Act require that the

Commission give "approval for such activities as gravel

pit development over two acres, peat extraction, turf

w34

farming and sanitary land fills. Although the regula-

tion of the Soil Conservation Act is under the auspices

of the Ministry of Agriculture, the important role of the
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Land Commission is said to involve considerable time. The
annual report of year ending March 31, 1979 remarked that
"over half (the applications) require an onsite inspection

55 It is not unusual to

by a qualified soil specialist."”
have over 100 applications in any given year, thus involv=
ing considerable time or expense. This role by the

Commission suggests the enormity of their task in preserv-

ing good agricultural land.

Regarding property taxation, in April 1976, the Commis-
sion presented a brief to the Commission of Engquiry on
Property Assessment and Taxation, which stressed the need
for a tax system that conveyed the same message as the ALR
zoning method. This.report,\knownuas the McMath Réport, had

a response by 1979. An amendment to the "Public School Act

reduced by 50 percent the assessment for school and hospital

56

purposes" on lands within the Agricultural Land Reserve.

Further aid was supplied by the Minister of Agriculture
in January 1977 with the formation of the Green Zone Commit-—
tee. This group consisted of 5 agricultural specialists
from the Ministry of Agriculture and one staff member from

the Land Commission.57

The purpose of this committee was
to develop a by-law to establish minimum separation dis-
tances between odour-intensive agriculture uses such as

poultry or swine 6perations and neighbouring residential

developments. By 1983, several by-laws had been written,

awaiting further testing and Cabinet approval. It is not
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surprising that by November 1979 the responsibility of the
Agricultural Land Commission was transferred from the
Minister of Environment to the Minister of Agriculture.
The Agricultural Land Commission saw this as "a positive
and appropriate move that hopefully will encourage closer

liaison with the Minister of Agriculture and his staffa"58

A continuing occupation with the Agricultural Land
Commission is reviewing development plans. The amendment

to the Municipal Act in the late 1970's has enabled the

availability of grant money to municipal councils and re-
gional districts for the preparation of Official Community
Plans and Settlement Plans. The Commission has a special
projeét team reviewing early stages of development plans to
encourage growth options outside the ALR. A publication,
"A Guide to the Relationship between Agriculture Land
Reserves and Local Government Plans and By-Laws" published
‘jointly by the Ministry of Municipal Affairs and the Agri-
culture Land Commission in 1982 was expressly directed at

this cause.

Another ongoing project is the "Enhanced Fine Tuning
Program" which gained government approval in the fall of
1979, and commenced in the spring of 1980. This program is
a tri-patriate project between the Land Commission, the
Terrestrial Studies Branch of the Ministry of Environment
and the Soils Branch of the Ministry of Agriculture and

59

Food. The purpose of this program is to ascertain the
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soil suitability for agriculture on a small scale, to
assist in the exclusion and inclusion process. Many com-
plaints of the large scale Canada Land Inventory maps
used in the original designation of the reserves were al-
leviated or reduced by the fine-tuning program. This
program illustrates the cooperation which exists between
various government departments by using a composite of
various specialists in the land resource field. Perhaps
because of this close cooperation, the Land Commission is

able to function on an annual budget of less than $1 million.

The Career Farms program introduced in the initial

years of the Land Commission Act has continued under the

Agricultural Land Commission Act. Although no properties

had been acquired since 1977, leasing of farmland purchased

earlier had continued. The objectives to leasing land were:

(1) to assist young persons, who other=
wise could not afford to buy a farm at
today's high prices, in establishing
family-run farm operations; (2) to
assist bona fide farmers to increase
farm unit size so as to create viable
rational units; (3) to promote inte-
grated and multiple land use aims;

(4) to encourage optimum agricultural
production .60

In the 1982-83 reporting year, "the Commission was leasing

131 properties, generating an income of $455,454.,"61

The sole mandate of the Agricultural Land Commission--
preservation of agricultural land and maintenance of farms
is being achieved today with the close cooperation of

other government bodies. This was not so much the case
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with the original Act, not from lack of respect, but rather
from the evolution of time and acceptance by the Various.
levels of government. The success and longevity of the

Commission may be due to participation in the planning

process. The original Commission was criticized for plan-
ning where agriculture should be located, but not planning
where urban growth should be directed, a one-sided role.

Greater acceptability of this land preservation tool would
be the outcome, if this locational issue was rectified. An

amendment to the Municipal Act during the reign of the

Agricultural Land Commission made this possible. The
Agricultural Land Commission legislation was 8till in effect
as of 31 December 1983. Perhaps its presence will be fur-
ther enhanced with continuing liaison and communication

with B.C.'s communities.

In this chapter, we have covered approximately 35 years
of evolution of the responses to B.C.'s pressing agricul-
tural land loss problem. As we have seen, the responses
have been varied, but all attempting to.achieve the same
end. Continuing refinement and/or expansion of policy will
likely continue in the future as it must be flexible to
the needs of a growing province. Public and private accept-
ance of the legislation is fostered by reasonable regula-
tions and ancillary programs designéd to enhance the via-
bility of farming. No attempﬁ was made in this chapter to
analyze the relative success of each response. This is the

purpose of the following chapter.
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CHAPTER IV: ANALYSIS

Up to this poinﬁ we have examined the specific problem
of land loss in B.C. and objectively looked at three res-
ponses established to address this land loss problem.
Chapter IV is an analysis or evaluation of these responses.
More specifically, the analysis will consist of the achieve-
ments each response had and the areas where policy was
weak. Each response will be discussed individually and in
chronological order because of the inter-relationship of

each response.

A further function of this chapter is to analyze from
the national perspective, how the legislation in B.C. had
addressed farmland loss problems common throughout rural-
urban fringe communities. For this purpose, the four human
factors identified in Chapter II (anticipated land loss
through advancing urban expansion, trespass and nuisance,
farm fragmentation, and the high land prices and taxes as-
sociated with farmland) form the basis for discussion.
Municipal government interest in land also is included in
the discuésion. In this section of analysis, we are not
concerned with any individual response, but rather, the
total 'agricultural land ethic', which has continued to

grow with evolution of the responses.

If the B.C. experience can be deemed a success, it
must resolve many of the national farmland loss problems.

Furthermore, remembering that B.C. was losing prior to
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1972, 15,000 acres per year of farmland, any response can
be evaluated against this figure. This chapter will begin
with the chronological analysis of the individual res-

ponses in addressing land loss in B.C.

A, Assets and Liabilities of Each Response

4,1 First Response-~-Lower Mainland Regional Planning Board

The Lower Mainland Regional Planning Board (L.M.R.P.B.)
unlike the later responses, lacked the political power,
enabled by a legislative act. This being the case, the
primary éignificance of the L.M.R.P.B. was for purposes of
identification: identification of the loss of farmland
leading to the ‘identification of the dependence upon im-
ported foods; identification of the importance of agriculture
to the economy of the province; identification of the soil
resource; identification of the perils of urban sprawl;
identification of ﬁhe problems facing agriculture; and the
identification of solutions to the agriculture land loss
problem. This information came out of primarily one publi-

cation, Land for Farming, (out of the approximately forty

publications and an Official Regional Plan in the short

history (1949-1969) of the L.M.R.P.B.). Even though the
response of the L.M.R.P.B. was strictly regional instead
of the more far reaching consequences of future responses,

it possibly served an important function of identity.
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The L.M.R.P.B. was formed at a time when B.C. was
concerned with wise use of the land resource. ‘The de-
vastating flood of 1948 was fresh in everyone's mind and
the economic costs of poor land use had become rather re-
vealing. It made good sense to preserve the flood-plain
land for a use other than housing or industry, and this
being fertile land, would naturally lend itself toward
farming activity. In the event of another flood, it
would be better to lose crops and soil, rather than to

risk human 1life.

The culmination of land studies in the region resulted

in the formulation of an Official Regional Plan in 1966.
Consistent with the planning principles used by the L.M.R.P.B.
"belts of farmland coincided with fertile soil and flood-
plains, while the valley cities occupied infertile uplands."l

Areas designated for long term agriculture

enclosed approximately 300,000 acres, more

than 50 percent of the useable land in the

valley. Other areas, ultimately intended

to be used for urban use, were designated

to remain rural or agricultural until the

appropriate stage in regional growth was
attained.

It may have been thought to be good planning to use future
urban land temporarily as agricultural until the demand
for urban use is sufficient, but this instance is typical
of the land conversion process today-—-as cities increase
in size, what was farmland, becomes urban use. It could
be seen that this move could be a precipitator of farmland

conversion. If future urban land was so identified and



- 82 =
long term agriculture so identified each may have a better

chance of being used for their expressed purposes.

One of the achievements of the L.M.R.P.B. was the pro-
duction of this official plan. In order for this to happen
it was necessary for the Board to come to a consensus of
opinion based upon the studies which had been done. Being
that the Board consisted of representatives of the 26 muni-
cipalities in the Lower Mainland, each of whom was entitled
to one vote, this was a victory. When members of 26 muni-
cipalities, each concerned specifically with his own terri-
tory agree to a regional concept for the community at large,
this has to be an almost unnatural event. The gravity of
inadequate planning obviously had taken precedéﬁcém0ver

personal issues.

When the plan was approved by the provincial government
in 1966, "each of the 28 local governments in the Valley
had to pass a zoning by-law based on the plan".3 In
theory, with the passing of a by-law "neither the regional
board nor the municipalities would be permitted to carry
out any action which would impede the attainment of the
plan's objectives.“4 However, "the municipality in fact
is not required to enact a zoning by-law to implement the
plan, but if it does, that by-law must be consistent with

the plan.“5

While the Official Regional Plan was a good
idea, the allowable uses on agricultural land even when ad-

hered to by the municipality were perhaps too broad.
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As suggested earlier, the prime outcome of the L.M.R.P.B.
was that of identification. It can be speculated that "if
the Lower Mainland Regional Planning Board had taken a
firmer stand to ensure the rétention of all farmland in

1966, there would have been little need fof the Land
6

Commission Act in 1973."

By showing lack of support for
the regional plan through lack of a zoning by=-law or by
applying for revisions, in the area of farmland preservation,

the response of the L.M.R.P.B. was inadequate.

Lack of support of the regional plan was also illus-
trated by actions of the prbvincial government, the same
body who approved the regional plan. Last chapter,reference
wés made to the Roberts Bank Superport incident. More than
4,000 acres of land, fertile flood-plain land was the issue.
This land:

designated as long term agricultural

use was expropriated by the province,

to be used as industrial back-up for

the port, as well as to faciliate rail-
way construction. Both Board members,
and staff of the L.M.R.P.B. were opposed
to this first major alienation of desi-
gnated farmlands--as well as to what was
functionally, a major revision to the
regional plan. In spite of this opposi-
tion, the province proceeded with its
plans. In doing so, the government not
only ignored the intention and objectives
of the Official Regional Plan, but harmed
its credibility and integrity, making it
more difficult to administer, and increas-
ed the pressure for amendments to the
plan to permit municipal rezoning.?

The L.M.R.P.B. was dissolved by the provincial Social

Credit government in 1969. It may be speculated that the
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-concern by the L.M.R.P.B. for a serious revision to the

Official Regional Plan was the reason for this. Although

the L.M.R.P.B. did not do much to preserve farmland of
their own volition, perhaps the public awareness of the
provincial government's lack of concern for the plan, and
farmland preservation in general, had set the stage for a
further response four years later. Coupled With this was
the voluntary adherence to any zoning regulation and the
broad classification of land use under the agricultural
designation. All these facts point to an inadequate

response.

4.2 Second Response - B.C. Land Commission

The B.C. Land Commission was the first attempt by any
province of Canada to provincially control the agricultural
land resource. As such, the role of the B.C. Land Commis-

sion can be said to be regulatory. It may seem ironic

that the Land Commission was initiated through the enabling

legislation of the Environment and Land Use Act (E.L.U.A.)

of 1971, a legislative résource tool of the Social Credit
government, the same government which allowed the major
revision to the Official Regional Plan of the Lower Main-
land. Perhaps the Social Credit government realized its
lack of foresight in 1968 and wanted to encourage safe-
guards on resource lahds. The section of E.L.U.A. which
was probably of primary importance to the establishment of

Agricultural Land Reserves was section 3 (b):
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ensure that all aspects of preserva-
tion and maintenance of the natural
environment are fully considered in

the administration of land use and
resource development.

This Act coupled with the creation of regional districts
which had occurred in 1965, provided for the organizational
units in the creation of the ALR's. The outcome of pro-
vincial control was diluting the municipal interest within
the confines of their respective municipalities in favor
of a provincial controi, weighting the long term preserva-
ﬁion of land against the short term interests which munici~

palities seemed to have.

The purpose of the Land Commission Act was fourfold:

agricultural land, preservation of parkland, establishment
of greenbelts and urban land banking. The primary purpose
of the Act seemed to be (a)"preserving of agricultural land
for farm use; and (b) encouraging the establishment and
maintenance of family farms, and land in an Agricultural
Land Reserve, and a use compatible with the preservation of

8 This seemed to be

family farms and the farm use of land".
the prime purpose because 85% of the Commission's time in
the first year was directed at this com.ponent.9 The large
budget of $25 million for land acquisition protected the
agriculture land resources because the land surrounding the
reserve could be purchased as greenbelt to safeguard against
incompatible uses adjoining an agricultural reserve. In

addition to this, existing farmland was able to be pur-

chased for lease, encouraging young families to enter
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farming without the cash outlay required for purchase. The
outcome of this was the establishment and maintenance of |
family farms. Being that most of the Commission's time
was involved with the agricultural component, and the pur-
pose of this thesis is directed at provincial control of
agricul;ural land, the balance of this section will concexrn

itself solely in this area.

(a) Establishment of Reserves

The land reserves were established principally on the
basis of Canada Lénd Inventory suitability for Agriculture
maps. This is an existing evaluative study breaking down
agriculture into 7 classifications regarding suitability

for agriculture.

The original designation of the re-
serves was based primarily on all

Class 1 to 4 land which was not irre-
versibly developed regardless of its
present use or ownership. The remain-
ing 48% of the ALR was composed of
poorer quality (CLI Class 5 and 6) lands
which were either traditionally part of
the agricultural economy (e.g. grazing
lands) or whose absence would disrupt
the local agricultural production system.10

All areas of the province, even those much removed from
population were included in the reserves to provide
present and future foodstuffs. This move resulted in an
evenness of designation of reserves, using land capability

as the only criterion.

Criticism was directed at this methodology in establish-

ing reserves based on CLI classification. Large scale maps
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permittéd interpretation on any given parcel. B.C. is a
composite of soil types; several classifications can
exist in any given parcel. Further criticism was direct-
ed at the CLI for not considering social and economic
factors in the classification process, and that classifi-
cations ‘are based substantially on crop range and not
productivity. An example of this latter concern is cran-
berry production; the Lower Mainland produces 99 percent of

North America's total crop--on class 6 soil.ll

By using
class 1 to 4 soils as prime lands to be included in the
reserves, a class 6 category such as this example could
possibly be precluded from designation into the reserves.

Nevertheless, CLI ratings were an available tool, enabling

quick implementation of a preservation strategy.

The reserves were established using CLI élassifications,
but delineation of reserve boundaries was based on legal
property lines. Obviously, soil types do not respect pro-
perty lines, leading to the possibility of including poorer
soil or not including superior soil types. It became
necessary to 'fine-tune' the reserves to resolve potential

or existing conflicts.

The minimum parcel size of the reserves was 2 acres.
It was suggested by the Minister of Municipal Affairs in
1983 that 5 acres would be a more viable parcel. However,
in many regions of the province one finds 'hobby farms'.

Hobby farms do not contribute greatly to the farming
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economy , but many exist of an approximate 2 acre size.
Hobby farms can act as buffers between residential and
other, more viable farm units. Also, having small farms
within the ALR does permit consolidation to provide a more

functional unit.

In order to not adversely affect the expansion of the
rural and urban centres of the prbvince, the provision was
made for excluding enough land to allow for 5 years of
population expansion. This seemed a fair move on behalf
of the Commission, but was probably abused by several, if
not many, towns and cities of the province. Municipal
government has been more interested in éxpanding town limits
rather than infilling wacant areas of the existing urban
structure. The Commission wished to see infilling, but
did not have the budget or the time to function as urban

planners.

As mentioned earlier, regional districts served an
important function in the establishment of the reserves.

Under the Land Commission Act, all 28 regional districts

were required under Section 8 (2), to prepare land reserve
plans for their respective regions. Through the process

of establishing ALR's, informatién méetings and public
hearings were held in each regional district so that the
public would have an active role in the drawing of reserve
boundaries. Subsequent to the reserve plan being submitted

to the Land Commission from the regional district, final
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approval of each reserve was reviewed and amended if
necessary, by Cabinet. After the final approval, the
regional district was involved in the processing of appli-
cations from private individuals for exclusion and in-
clusion from the reserves. Each regional district had
the oppqrtunity to comment on each application, but it was
not legally necessary to do so. The involvement of regional
districts, being an active role, could help to enhance the
intent of the Act depending on whether or not the district
was a firm supporter of farm preservation. An educational
role evolved through communication and understanding of the
importance of maintaining an agricultural land base and the

role of enhancing farming as a livelihood.

(b) Intent of the Land Commission Act

Positive Factors

Although the budget came from the Provincial Government,
the Land Commission had a quasi-independence from this body
because the Commissioners themselves made most of the
inclusion/exclusion decisions. The Cabinet held ultimate
supremacy, being able to exclude land themselves without
the benefit of comment from the Commission. The selection
of Commissioners from various backgrounds, provided a mix
of individuals with the essential ingredients of edﬁcation,
experience and association, to carefully evaluate every
application. The philosophy of the Commission was to allow

encroachment onto the ALR's only when there are no alternatives.
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This being the case the chairman remarked that:

the objects of the Act are to protect
the agricultural resource in the long
haul, hence, short term economic or
technological consideration must be
given relatively little weight in
evaluating whether a given parcel
should be included or excluded from
the Agricultural Land Reserve.l2

Cabinet had given a great deal of statutory power to

the Land Commission with only the Pollution Control Act

and the Environment and Land Use Act having greater power.

This action demonstrated the importﬁnce the Provincial
government'had perceived the role of the Land Commission

to be. Traditional powerful land-brokers such as B.C.

Hydro and the Department of Highways, to name a few, had

to respect the land reserves, legally if not morally.

The success of the Commission can be partially attributed

to the power given the Act and the removal of the implemen-
ltation and administration from the bﬁreaucracy of government

departments.

Another factor contributing to the success of the Land
Commission was the philosophy of the New Democratic Party.
The NDP had a demonstrated sensitivity to the land resource,
particularly resources which would be needed for future
generations, like agricultural land. They saw the necessity
of halting the land conversion process, especially where
urban encroachment was rapidly depleting the agricultural
land resource. The table below shows the amount of land

included and excluded during the reign of the NDP.
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TABLE 2 Land Reserve Statistics (all figures in acres)

1974 1975 1976 1977

Total Reserves at |; o1 500 Nil 14981 1277 10621 inclusions
Designation

Source: Commission 1463 7738 5824

Publications 46854 exclusions

It should be noted that the NDP were defeated in 1976, and

. although the Land Commission Act did not change until 1977,

the interpretation of it did. This is quite evident by
comparing the reserve statistics between 1976 and 1977. 1In
order to gauge the effectiveness of the original Commission
and their idealogy, it is necessary to compare net land ex-
cluded with net land included for the period 1974 to 1976.
Addition of inclusions realizes a figure of 16258 acres.
Addition of exclusions realizes a figure of 15025 acres.
Therefore, there were a net increase in the reserve of 1233
acres during this 3 year period. Averaged out pér year, the
figure is 441 acre increase. Considering that B.C. was
loosing 15,000 acres per year of farmland prior to 1972,

this response can be deemed a success.

It has been argued that the land reserves themselves
are not sufficient to encourage farming activity. Being
that the intent of tﬁe legislaﬁion was to save the farm as
well as the farmer, the reserves accomplished only the
former. To save the farmer, it was necessary to provide
assistance programs such as income assurance and tax re-

duction programs. Wilson and Pierce suggested that the
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increase in farming activity has been due:

not from the land preservation program,
but of a program with two facets--
protection of farmland by zoning,
against the indiscriminate profit-
oriented forces of the general land
market; and protection of farming by
cooperative programs, government sanc-
tioned and supported, against the
vagaries of climate and swings of the
market for farm products.l

Support from farm groups such as the B.C. Federation of
Agriculture éame about only with the invoking of assistance
programs. It can be concluded, therefore, that the success
of the Land Commission can be attributed not specifically
with the agriculture zoning, but in conjunction with the

cooperative programs.

(c) Negative Impacts of the Land Commission Act

The largest single-most factor which would harm the
Land Commission is the exclusionary process. It was ne-
cessary to have an exclusion process because of the CLI
mapping procedure. However, pressures to exclude land
from the reserves could come from either an aggrieved
private landowner, a municipality, or the provincial Cabinet.
If the prime purpose of the Act was to preserve farmland,

any exclusions would have to be carefully weighted.

Exclusions granted to private individuals from 1974
to 1976 was 41 percent of the total exclusions under the
various sub-sections of the Act. The exclusions by Cabinet

or through appeal to ELUC accounted for the balance, 59%.
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Municipalities have wished to exclude land motivated by
the need of land "to facilitate urban expansion, and the
desire to enlarge the municipal tax base and earn supple-
mentary income through the sale of lands"ol4 In order to
achieve this, it was necessary to apply to Cabinet for ex-
clusion. Not only had private individuals and municipali-
ties utilized the exclusion process to their utmost purpose,
the province was no exception. The provincial government
through its actions of acquiring land for the Tilbury
Industrial Park in 1973 had harmed the intention of the
Commission. This parcel of 726 acres was prime farmland in
Delta, a rich agricultural area. Concern was expressed by
civic officials and farmers over their lack of consultation
in this matter and perhaps established a precedence for
other non-farming uses. A government official acknowledged
that there was "nb shortage of serviced land in the region,

15 This action de-

although the purchase price was high".
monstrated that the objective of at least one government
department was to encourage economic growth at the risk of
disrupting farm operations. (economic gains rather than
long-term food production). The lesson here is that the
government on one hand tries to encourage the maintenance
of a farm economy, while on the otherhand, removes a large

tract of land from one of the richest agricultural areas of

a 'have-not' arable land province.

The reason for exclusion is for other uses, uses which

result in a usually higher economic value, and often do not
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complement the farming activity. The strongest pressure
for exclusion is for residential development. Areas of
the province which have the strongest urban pressures re-
ceive the most applications for exclusions. Vancouver
Island, the Lower Maiﬁland, and the Okanagan Valley are all
rich agricultural areas; these locations also have an
ideal climate with a food supply at hand. The offshoot of
this is that the pressure for exclusion is high, with a
large portion of the land mass consisting of prime agricul-
tural land. Even if the quantity of exclusions is low, the
net loss of quality land can be high. A loss of 10 acres
of Class 2 land in Delta may equal a loss of 50 acres of
Class 6 land in the Peace River. Urban pressures generate
a problem with no simple, expedient solution.

4.3 Third Response - Provincial Agricultural Land Commission
Act

Being that the majority of time of the Land Commission
was related to farming activities, it appeared that the
efforts of the Commission should be directed in this area.
With the defeat of the New Democratic Party in December
1975 and the replacement of the original Commissioners in
1976, an amended Act by the Social Credit government could
better reflect their ideology in achieving the stated goal
of 'preserving agriculture land and encouraging the establish-
ment and maintenance of family farms.' As we will see in
this section, the administrative changes which occurred

had both positive and negative impacts. Being that the
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Agricultural Land Commission Act (ALCA) is still in effect

at time of writing, the sequence of events taken place
from time of inception of the Act to the end of 1983 will

be the time frame subject to analysis.

(a) Legislated Changes

Thé changes of the Act were discussed briefly in the
section of the thesis describing the ALCA. In way of
summary, changes and additions occurred in exclusion, appeal
and legal frameworks. Regarding ekclusions, a change occur-
red in allowing for subdivision and/or non-farm use of
private or Crown lands within an Agricultural Land Reserve
(section 11.2). This section applied only to the Agricul-
tural Land Commission, regional districts and municipalities.
A significant change occurred in the appeal of Agricultural
Land Commission decisions; under the original Act, the only
source of appeal was to the Environment and Land Use
Committee of Cabinet. This is retained in the amended Act,
as Section 13 (1), but where leave to appeal from 2 members
of the Commission is not granted under 13 (1), section 13 (2)
provides an additional avenue of appeal to the Minister of
Environment, who may permit a hearing by ELUC. The decision
by ELUC is final. Whereas the original Act had no legal
tools of enforcement, a provision for this was included
under section 22 and-23 of the ALCA. A further aid to the

ALC was the administration of the amended Soil Conservation

Act which provided penalties for the removal of topsoil

from agricultural land.
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Other changes occurred, outside the control of the
Agricultural Land Commission, yet supportive of its man-
date. These changes, subsequent to the passage of the Act,
helped to communicate to other government departments the
value of agricultural land, and indicated in general, how
the government was supportive of this preservation. These
areas of support, referenced in the chapter on the Commis-
sion were briefly: a reduction of school taxes, shifting
responsibility of the Commission from the Ministry of
Environment to the Ministry of Agriculture, and establishing
separation distances between agriculture and residential
uses. In regards to official plans, the Commission has
a special team reviewing early stages of community develop-
ment plans, made available by an amendment to the Municipal
Act. To support official plans, the Ministry of Municipal
Affairs made grant money available to said municipalities

and regional districts.

(b) Intent of the Agricultural Land Commission Act

Positive Factors

Being that the Social Credit Party had a much diffe-
rent political ideology than the NDP government, it was
admirable that the Act was not amended out of existence.
It can be deduced that the preservation of land may be
foreign to the philosophy of the Social Credit Party who
believe in free enterprise (a party of businessmen, sup-

porting private ownership). On the otherhand, the NDP
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philosophy advocates public ownership; that all benefits
should accrue to the public. Given that the Act was re-
tained, although in an apparent diminished capacity, the
chief significance of the ALCA was in the increase of

other government department involvement in the agricultural

land conservation ethic.

There of course, would be an intrinsic association
between the Commission and the Ministry of Agriculture. In
fact, the shift of responsibility of the Commission from
the Ministry of Environment to the Ministry of Agriculture
could be seen as a positive, natural step. The aid of
the Ministry of Environment in the enhanced fine-tuning of
the reserves helped to utilize the resources of this
branch, avoiding unnecessary duplication of work. Property

tax abatement through an amendment to the Public School Act

again demonstrated the commitment of the province in sup-
porting the preservation of farm units. Lastly, the amend-

ment to the Municipal Act in 1977 providing for review of

community plans for compatability with the ALR could well
indicate to local governments the importance agriculture

has or will have to the economy of British Columbia. In
short, the Agricultural Land Commission, being a quasi=-
independent body funded through the provincial government
had gained support for its cause by using the resources of
existing government departments. This helped to gain greater
recognition as an important priority and saved the cost of

duplication of services.
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(c) Negative Aspects

A criticism can be directed at the selection of
Commissioners. The selection of the original Commissioners
from various backgrounds and occupations, but with a
common bond of dedication, knowledge and experience attri-
buted to the success of said commission. The Commissioner's
under the ALCA have all been selected from those represent-
ing the agricultural sector of the economy. This may re-
flect the course of action which the Commission wished to
follow but could not adequately reflect the breadth of
planning necessary to accommodate the interests of other
land users. It is necessary for the Commission staff, as
well as the Commissioners, to plan for urban as well as
rural land uses because the highest pressure use of agri-
culture land is the former. Furthermore, to be effective,
the Commissioners must have minimal ties to a political
party. Several Commissioners at formation were Social
Credit party members, although it was unknown as to their
degree of affiliation. If the Land Commission staff base
their decisions on technical advice, while the Commissioners
base theirs on political consideration, a public interest

decision is unlikely.

Another criticism can be directed at the budget allocat-
ed to the Agricultural Land Commission. The budget of the
ALC did not have any provision fof acquiring land. As
such, there has been no purchases of land for agriculture

since 1976, or for that matter, no purchase of land bank
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property on the periphery of reserves. In fact,. the
present-Commission has about 10,000 acres which it leases
to farmers with an option to purchase, but due to this
small scale, precludes it from achieving more than a token
impact.16 To buffer the reserves, a Green Zone Program was
conceptualized, but by late 1983, had not been approved.
The budget for the Comﬁission has been around $1 million
for most of the years, but it is ﬁo be cut back from $1.1

17

million in 1983 to "$715,042 in 1984". Of necessity, a

cutback in staff will be required.

It is necessary to complete the reserve 'fine-tuning’
program. This program began with the Land Commission, and
was not completed by 1983. The fine-tuning program was
directed at delineating various qualities of farmland, in
particular, the prime from the subordinate. As was men-
tioned earlier in the thesis, B.C. is a composite of soil
types. The large scale Canada Land Inventory maps used in
the originai designation of reserves are not sufficient for
micro-areas. Perhaps good quality land is lost and poorer
quality land is added to the reserves under the existing
arrangement. Perhaps landowners who claim their parcel
has inferior quality farmland have valid claims for ex~-
clusions, but the technique used by the Commission indi-
cates otherwise. Acceptability of the legislation and
defensability would be enhanced by a clearer classification

of land.
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One of the most significant changes in the legislation
having a detrimental effect on the reserves was again, the
policy of appeal and exclusion. A new section (9.8) of
the ALCA allows aggrieved parties to appeal directly to
Cabinet, professed by some, to be open to political
patronage. Therefore, in practise there are three bodies
which have the power to affect the size and quality of the
ALR: (1) the Agricultural Land Commission through private
applications, (2) ELUC, and (3), the Cabinet, through in-

18 To be

clusions, government applications and appeals.
effective, the Commission must be as apolitical as possible,
but I would not be suprised if many appeals are overturned
by Cabinet because of political pressure. Regarding this
political persuasion, one of the most controversial cases
emerged in 1979 when an application to exclude 626 acres
near Langley was granted by Cabinet--an application which
was twice refused by the Commission. Approvals, such as
this, where the government contravenes a Commission decision,
could certainly promote uncertainty as to the use or future
of the Commission. To quote Gillis:
public perception of the future sta-
bility of the ALR is not only important
- for maintainingsupport of the policy,
but it is important for minimizing pro-
blems within the Reserves. ‘If it is
well received that the reserves are
stable and land will not be easily ex-
cluded through the appeal process, then

perhaps speculative activitylyithin the
ALR will reduce accordingly.



- 101 -
If this is the case, then land investors will look to non-

agricultural areas for their operations.

To gauge the impact of the Agricultural Land Commis-~
sion, it is advisable to portray the hard statistical data.
Table 3 is an extension of the table presented in the
section regarding the B.C. Land Commission (page 91). An
addition this time is the complete set of data from 1974,
including the percentage of land excluded by government to

government applications.

The reader will find a large discrepancy in the amount
of land included compared with the amount of land excluded
from 1977 to 1982 inclusive. Approximately 167,907 acres
were exéluded in this time frame, while only 67,181 acres
were included, leaving a net loss of approximately 100,726
acres. On an average yearly basis, this translates into a
loss of 16,788 acres per year. When we compare this value
with the average loss prior to 1972 (15,000 acres) which
was part of the reason for the Land Commission in the first
place, or with the 411 acre net gain from the B.C. Land
Commission, this figure does not give much credibility to

the Agricultural Land Commission.

It is pure conjecture to determine why this massive
land loss had taken place, but two suggestions can be made.
Firstly, strong development pressure had taken place in
British Columbia during the late 1970's and early 1980's,

especially in the Okanagan, the Fraser Valley and Vancouver



TABLE 3

Inclusion/Exclusion Statistics

(all figures in acres)

B.C. LAND COMMISSION

AGRICULTURAL LAND COMMISSION

Applic. _ .
By Years 1974 1975 1976 1977 1978 1979 1980 1981 1982 Total
Acreage Nil | 14981 1277 || 10621 | 47297 8033 616 294 320 83439
Included
Acreage 1463 7788 5824 || 46854 | 25897 | 24113 | 15005 | 40689] 15349 [182982
Excluded
Differencd 99543
Percentage
of Total
Exclusions
Attributed Average
to Gov't
to Gov't 35.9 56.8 58. 4 85.8 81.0 74.4 70.9 78.8 61.7 76.3
Applic.
(Section
11.1)
TOTAL ALR AT DESIGNATION 11,661,600
LESS LOSS 99,543
ALR AS OF 1 JAN 1983 11,562,057
INCLUSIONSE ATTRIBUTED TO AGRI. LAND COMMISSION (1977 ON) 67,181
EXCLUSIONS ATTRIBUTED TO AGRI. LAND COMMISSION (1977 ON) 167,907
DIFFERENCE 100,726
SOURCE: derived from Commission

publications

- CO0T



- 103 =~
Island. This pressure was echoed by the high number of
applications for exclusions by private individuals, but
moreover by cities and towns wishing to expand their ur-
ban boundaries in reaction to this pressure. As a result
of this, greater pressure was put dn the Commission.
Secondly, political favouritism and the drive for profit
could also be contributing factors. Wilson and Pierce
noted that "the Premier of the province and at least one
of his ministers have been successful in the business of
land development in the past and there is a strong faction

in the caucus which is similarly disposed."20

Referring to the distribution of the exclusions from
the table, in the nine years of statistics, government to
government applications accounted for the majority, 76.3
percent. Government to government applications, you will
remember, are where a regional district or municipality,
for example, apply directly to Cabinet for exclusion. The
highest percentages of government to government exclusions
had taken place during the Agriculture Land Commission
realm. Private applications and appeals through ELUC and
the Minister accounted for 20.6 and 3.1 percent of ex-
clusions respectively{' If enough land was left available
for a five year growth, were all the government to govern-
ment applications warranted? Could not infilling of vacant
lots within the urban areas take some of the pressure off
agricultural land? The largest megalopolis in the province,

the Greater Vancouver region, was reported to have enough
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land available in 1972 to satisfy demands for up to 60 years

21 The City of

without touching agricultural land.
Chilliwack, in the fertile Fraser Valley was persuaded to
establish a satellite community in the foothills of the

mountains, rather than further encroach on good farmland.

These two statements do not do much to justifying exclu-

sions to local and regional governments.

These exclusions (government, private and appeals) taken
in composite, account for a loss of over 182,000 acres in
9 years. _CQnsidering the land included, the loss comes to
about 100,000 acres, or a decline of the reserves of 0.84
percent from time of designation to the end of 1982. This
may seem like a small decline in quantity, but qualit§ may
be another question. Land Commissioner, Ian Paton remarked
that most of the property added to the reserves is Crown
land leased for agriculture purposes in the Interior, and
doesn't replace the loss of land in the fertile Fraser
Valley.,22 For lands included in the reservesvfrom 1975 to
1982, 83 percent are classified as 'secondary’. Secondary,
under the terms of reference, means Class 4 to 7, the
lowest of the four agricultural capability categories.
However, land reserve statistics indicate a disparity in
Paton's statement. From 1979 to 1982, government to
government applications (section 11.1) indicate that 4.3
percent of the land excluded was 'prime', while 86 percent
was 'secondary'. For private applications, 18.6 percent

of the exclusions were prime land, while 67 percent was
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secondary. This may seem to be an academic argument, but
the point is,if poor quality land is included while good
quality land is excluded, the end figures may be misleading.
The optimum would be to exclude secondary land and include

prime. Fine-tuning is needed to achieve this.

A future concern affecting the long term viability of
the Agricultural Land Commission may arise with the loss
of the regional planning function in the province. The
government had defended its stand on local autonomy, while
those in opposition took to the media to launch their
attack. (Several newspaper clippings are included on the
following pages). In the year of restraint (1983), the
province believed that the taxpayer would be saved $7.6
million annually and that regional plans served as a fourth
level of government, duplicating or conflicting with muni-
cipal governments. Furthermore, this de-regulation measure
"would streamline the development process and eliminate
costly delays previously absorbed by the home buyer or

commercial tenant."23

Those critical of this move suggest
that regional planning does not duplicate work done by
municipalities, that regional planning dealt with land

uses, servicing and transportation issues that cross

municipal boundaries. "The complete removal of all re-
‘gional planning would be an invitation to municipal councils
to compete for development and a broader tax base, regard-
less of the consequences for their neighbours or for the

n24d

region of which they are a part. Regional plans did
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Cuts will save millions, R'i'fé:hie‘:says

Taxpayers will save
millions of dollars
through legislation intro-

" duced last week which
strips regional districts -
of their planning and
soning powers, Munici-
pal Affairs Minister Bill
Ritchie said Saturday.

Ritchie said the Great-
er Vancouver Regional -
District and the Capital
Regional District in
Victoria combined spent
between §2 million .to
$2% million last year for
planning and zoning
projects alone. .

“We've got to start
siresmlining govern-
ment at the municipal
level,” he said. '‘Our
main concern is to cut
costs for the taxpayer
.and give municipalities
maximum autonomy."

Ritchie said he didn't
know how many regional
district jobs would be
lc:ﬁt because of the new
bi

Ald. Marguerite Ford,
the chairman of Vancou.
ver council's planning
and development com-
mittee, predicted Thurs-
day the new bill could
lead to a greater strain .
on the Lower Mainland's '
transportation system,
more urban spraw! and
dess cooperation between
‘municipalities.

. . But asked whetber the
‘new bill could eause ten-
sions between municipal-
ities Ritchie said:
“*We're quickly finding

- the councils have a great
deal of common sense
and we've had just abso-
lutely nothing but coop-

. eration from them.
Generally speaking, the
municipalities wish to
have this authority in
their own hands."”

Ritchie emphasized
the legislation wasn't @
move toward disbanding
regional districts.

“They will still have
an extremely important
role to play, providing
services such as recrea-
tional facilities, sewage
and water, and garbage
collection,” he said.

Ritchie also denied the
legislation was drafted
after last week's GVRD
decision against a Delta
rezoning to let Dawn
Developments Canada
Corp.develop 328 hec-
tares (about 800 acres) of

" land purchased from So-
cial Credit supporter
George Spetifore.

“We've been working

Source:

on this bill for a long
time,'" be seid. **Of

Vancouver Sun
11 July 1983

course, the decision to  Delta council, not with
rezone now rests with the GVRD."

Regional plans
worth retaining

Bill Vander Zalm is long gone from municipal
affairs but in the provincial cabinet his spirit
lingers on, continuing the task he began of steriliz-
ing regional districts.

A bill introduced this week by rookie Municipal
Affairs Minister Bill Ritchie effectively abolishes
regional planning in British Columbia, by removing
regional districts’ powers to enact and enforce
regional plans. Ritchie claims the move will
“streamline the development process and strength-
en the autonomy of local government.”

No doubt, but it-will also turn the clock back 30
years to an era of unco-ordinated growth, when
municipalities did their own thing regardless of the
impact on neighboring municipalities or the region
as 8 whole,

The tangible results of that chaos are sti}] with
us. It was the need for a better system that led to the
creation of regional districts in the 1960s, and to
make one of their prime functions the adoption and
enforcement of regional plans. These plans estab-
lished the direction of growth and defined the
services needed {0 accommodate that growth.

While the drafting and implementation’ was
ofien a painful, contentious and cumbersome pro-
cess (especially in the Greater Victoria area), the
concept itself was — and remains — sensible.

__ One of the basic tenets of the regional plan for
this area recognizes the need to protect the eco-
nomic vitality of downtown Victoria. But whither

< the commercial core now that the regional plan is

eliminated? Saanich has long envied the city’s
shopping malls situated tantalizingly on the Vie-
toria side of the border. Once the legislation is
adopted, there would be nothing to stop Saanich
from a major expansion of its own — either by
permitting a second major department store in the
Tillicum Mall or a similar-sized development else-
where in the municipality, How long could down-
tfwn Buslnesses fight that kind of suburban compe-
tition?

Or, looking at other parts of the region, what
happens to the principle of preserving farmland on
the Saanich Peninsula if a development-oriented
peninsular municipality decided on hell-bent
growth? .

The bill to abolish regional planning is a bad
move, deserving all the criticism the official Oppo-
sition and municipalities can muster. .

Source: Victoria Times-
Colonist ' :
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No regional planning = chaos

One of 26 bills introduced to the
Legislature on Budget Day was a bill to
amend the Municipal Act and remove
from that statute any and all reference
to regional planning. This has been
called the Spetifore amendment be-
cause of wide speculation that it arises
from the refusal of the Greater Vancou-
- ver Regional District to approve an
amendment to the regional plan which
would have permitted a housing de-
velopment on the former Spetifore
property in South Delta.

Those who follow such controversies
will know that the Spetifore farm was
refused exclusion from the Agricultural
Land Reserve by the Socred-appointed
Land Commission but was later re-
moved from the ALR by cabinet order.

Anyone who lives south of the George
Massey (Deas Island) tunnel in Delta
and faces the long. wait for passage

through it both in the morning rush hour

going north and in the evening rush hour
travelling south, must recognize that
there is more than a local interest and a
local responsibility in the urban de-
velopment which takes place south of
that bottleneck. There is a regional
stake in limiting the amount of urban
development in that area. The overrid-
ing reason is that the province cannot
afford to build another $100 million
tunnel or bridge under or across the
Fraser River just to meet the de-
mands of commuter traffic.

Surely this is one of the items that
regional planning is all about, to use our
resources in a way in which we get

maximum advantage; to spend our lim-

ited tax dollars in ways which provide
the maximum benefit for the largest
number of people; to discourage private

¢ decisions which have adverse effects on

taxpayers -at large; to encourage pro-
posals which more fully use the public
assets we have already acquired.

The regional responsibility regard-
ing the Spetifore land was to preserve
* as much good agricultural land as pos-
sible and to prevent inappropriate de-
velopment. The cabinet failed to recog-
nize that it was against its own interest
to remove the land from the ALR and

Source:

Victoria Times-Colonist,

Howard Sturrock
Chairman
Capital Regional Board

insist on urban development. The pro-
vince will eventually foot the bill.

Despite the protestations of the Min-
ister of Municipal Affairs, many local
politicians believe that it was the Speti-
fore case which was the death knell for
regional planning. In one bill the gov-
ernment removed all reference to the
concept from the Municipal Act.

In many of the 28 regional districts
across the province regional planning
does not have a high profile. But in the
Greater Vancouver Regional District
and in the Capital Regional District,
where there is the greatest concentra-
tion of population, regional planning
has been in the foréfront,of regional
activities. It is, in fact, one of the
reasons why regional districts were
formed in the mid-1960s. ,

The regional planning staff{ of seven
is small in relation to the 370 full-time
staff of the Capital Regional District
which manage the 52 other functions of
the region. But their work is of vital
importance to the citizens of the area,
In the long run, the cost is small
relative to the enduring economic and
esthetic benefits to the community.

In the Capital Regional District two
fundamental objectives of regiorfal
planning have been: o

% Preservation of the rich agricul-
tural lands of the Saanich Peninsula:. "

% Protection for the commercial

core of Greater Victoria from compet-
ing large suburban shopping centres..
The regional plan, currently under a

five-year review, with the co-operation

of the peninsula municipalities, hds

preserved the rich farmlands of the
peninsula from urban development. It

has, after a court confrontation with

* Saanich, reached a compromise over

Tillicum Shopping Centre, protecting
the viability of downtown Victoria.
It has been attempting to.encourage
development in Langford and Colwood,
rather than on Saanich farmiand. In the

first five months of this year, the
Western Communities accounted for an
increased percentage of dwelling unit
starts in the Victoria metropolitan area,
compared with the urban core and the
Saanich Peninsula. . i

It must be obvious that a proposal to
subdivide a 500-acre parcel of farmland
in Central Saanich, if such a proposal
existed, would have implications for
more than just the citizens of Central
Saanich. There would be a regional
responsibility here, not just in protect-
ing farmland, but also in the provision
of sewer and water services and access
roads to such an imaginary proposal.
There might well be a provincial in-
volvement because of the impact on
provincial highways.

Under the provisions of Bill 9, the
region would have no opportunity lo
even raise its voice and draw attention
to such implications because the re-
gional planning function would have
ceased to exist.

“The complete removal of all regional
planning is an invitation to municipal
councils to compete for the develop-
ment and tax base, regardless of the
consequences for their neighbors or
for the region of which they are a part.
It is essential that there be a regional
mechanism for evaluating and mediat-
ing conflicting interests of various
municipalities. A formula could be
worked out which would remove the
veto from the regional government
where a municipal government had
endorsed a proposal by a 75 per cent

. vote (Delta Council favored the Speti-
- fore proposal by five votes to four), but
* 1personally would find even that kind of

compromise difficult to endorse.

What is needed is for the Minister of
Municipal Affairs to recognize the es-
sential value of the regional overview.
Each regional district should be exa-
mined individually — they were created
individually — and proposals brought
forward as to how the regional needs
can be covered by legislation which
allows individual regional districts to
deal effectively with their own special
conditions.

29 July 1983
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serve a mediatory role in resolving conflicts of interest.
Respecting agricultural land, municipalities did have the
right to local autonomy before regional districts were
imposed, and as experience demonstrated, did a poor job of
this stewardship. When seeking to improve their tax base,
municipalities cannot afford to retain agricultural land
in its present state. Although the Land Commission will
still serve as an overview, without the assistance of
regional districts in the processing of applications, the
workload will become heavier, possibly enormous, given the
reduced budget. As a resﬁlt, the number of applications

for exclusions is likely to increase significantly.

4.4 Section Summary

The Lower Mainland Regional Planning Board's signifiw.

cance was in identification of a problem and in means of

rectifying it. Bearing in mind that the Board existed for
about 20 years and published approximately 40 reports and

and Official Regional Plan, on the farmland issue, they did

a reasonable job. Perhaps, if it was not for their work
there would not have been any further response for some
time. It was unfortunate that zoning regulations were
haphazard and land use classifications.were perhaps too
broad, but their real virtue was in their opposition to

the government expropriation of the land surrounding Roberts
Bank Superport. Public conscience was fostered by this
opposition and the subsequent move of dissolving the Board

by the government, pointing to an admission of guilt.
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The stage was now set for a further response, this

being the B.C. Land Commission Act. This Act _  unlike the

LMRPB had legislative support, enabling a zoning method to
control farmland loss. B.C. had been losing about 15,000
acres of farmland annually prior to the formation of the
Commission. Over a three year period, the agriculture
land inventory had grown by an average of 411 acres per
year. This successful response is due chiefly to the

ideology of the NDP and the selection of Commissioners.

Following the defeat of the NDP in 1976 came a third
response and the one which is still with us today, the

AgriculturalﬁLand.Commission Act. This response was more

focused than its predecessor - strictly agriculture land
control. With this narrowed mandate, one might expect an
improved outcome of the reserves, given also that by 1977
public acceptance of the legislation was fairly high.
However, the interpretation of the Act was different for
the Social Credit party than for the NDP, who appointed
new Commissioners and permitted two avenues for appeal.
The result was an average loss of over 16,000 acres per
year over a 6 year term. The blame for this increase

does not lie wholly with the Commission or its Commissioners,
but rather with the B.C. Government Cabinet. Figures re-
veal that the majority of exclusions came directly through
this route, bypassing or nét heeding the advice of the
Agricultural Land Commission. For these above reasons, I

label this response discretionary control. This response
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did have some positive points such as improved communica=
fion with other government departments, reducing tax as-
sessment for bona fide farmers, and helping to protect the
reserves by taking part in community plan development.
Like the Land Commission, this response aimed to protect

the farmer as well as the farm.

This brings us to the second stage of the analysis.
Here we look at the overall package of legislation to de-
termine the extent in alleviation of nationwide land loss

problems.

B. Has the Legislation Addressed Land Loss?

Earlier in the thesis it was mentioned that many
forces are at work in society which serve to reduce the
opportunities for long term farming. This section will
examine pressures iniand around the rural-urban interface.
We will discover that many of the land use inequities
Dr. Firey mentioned in Chapter II, are still much in

vogue today.

On a national basis, the pressures can be broken down
into two categories. Firstly, the expansion of the urban
influence into the countryside has on one hand, added
financial difficulties to the farmer through increased
taxes, while on the otherhand, has put an added inducement
on the farmer to sell,‘because of the speculative value of

the property. Competition for land can be fierce on the
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urban fringe. Secondly, the influence of municipal and
federal governments have enhanced, but also reduced farm-
ing as a livelihood. An example of a farmer's plight on
the outskirts of Victoria is documented on the next page.

It should be noted that this land is not in the ALR.

To gauge the success of the provincial response in
British Columbia of preservation of and maintenance of
farms, many of these difficulties should be addressed.
The purpose of this chapter is precisely this-=to briefly
describe the problem from the national perspective and
examining the response as it arose out of the experience

in British Columbia. e

4.5 Urban Expansion

The expansion of the urban influence into the country-
side has resulted in difficulties for farmers, often re-
ducing the viability of farming. Some of these pressures
are:

- farm fragmentation

- increasing property taxes due to soaring land prices

- land speculation

- competition for land from other than agricultural users

- nuisance

To adequately address the response, a brief description of

these difficulties is necessary.



Farming vs housmg conflict growing

Ceniral Saanich farmer Jack Ar-
naud iy prepancd 0 pass up more than
$1 miilion 10 see bus farmland preser-
ved.

Arsaud said he could sell his 10-hect-
are Keaung Ridge propenty — which he
calls the best farmland on the Saanich
Pennauls — 10 a developer for more
Lben §2.5 miliwan.

“Miselltasa larm I'll probahly get
Jeas than $500 009"

Bul, be said, his thriving vegetable
and berry farm can survive only if
Ceniral Saanich council stops the resj-
Gealial development — which Is permit-
ted undef exisiing 200108 — W proceed
arvund hls pruperty. -

=§ can survive as a farmer only if
sume of the lund around me is farm-
fand.” said Arnaud.

“H not, I'll have 1o quit.”

Abuut one-third of Arnaud’s land iy
surrounded by hmmng

And as the housing increases, so does

vandsinm, which be aaid is his biggesi

problem.

Sume of the problems he has encoun-
tered are:

@ A juveaile broke into one of his
greeabouses last yvar, wre oul some

lmalo plants and planted marijuana.
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@ Theft of his crops has increased as
the housing nearby has increased.

® Thieves looking for Cristmas trees
have sawed off the tops of fir Lrees
which he used as a hedge.

® Central Saanich council wold him a
year ago he could not rebuiid his land
with septic Llank siudge, which he said
would have helped considerably. Ar-
naud said council was wornied sbout the
beavy metuls in the sludge, which he
argues is not a problem because the
municipalily has no beavy industry.

® One of his employees was threa-
tened by a neighbor for opersiing
a noby traclor oo & Sunday. Arnaud
said his employee, unaware of his
righis, stopped work fullowing the
threat.

B.C. Federation of Agriculture gen-
cral manager Jack Wessel said vandal-
ism from nearby housing is & common
probiem for B.C. farmers.

Wessel said it would be a shame Lo see
an innovative farmer like Arnaud quit.

*He's been the leading edge in green-
house technology In this part of the
world and his days are numbered if be's
surrounded by houslag,” said Wessel.

Arnaud s3id people are being short-

q1IvY

JoU ST puet
230N

*IW :

U3 ST
s ,pneury

Arnaud !arms only

sighted about the importance of good
farmland.

*You remember the time when we
figured we had all the oil we ever
needed in this country’ :

*Well, soon you're going 1o be looking
back at the days when we thought we
had ail the farmliand we needed, ioo.

“Considering I've got the best farm-
land on the peninsule, | don't see why
Central Saanich council can’t accom-
modate me by getting some of these
developers who've bought around me to
trade for land somewhere else and
leave this prime land for farming.”

Central Saanich Mayor Dave Hill said
Arnsud and others with similar ideas
should have spoken up in 1976 when
residents were asked to contribute to
the community plan.

Amaud’s 10 heclares and another 30
hectares on Keating Ridge, though ali
zoned residential, have & emporary
two-hectare minimum lot size freeze on
them so future development can be
controiied.

But Hill had little encouragement for
Amaud.

“No, 'm afraid even if he did get
more than half of the Central Saanich
residents 10 back him in 2 proposed
chnnge of zoning for the Keating Ridge
iand from residentiai to agricultural, |
wouldn't go along with i."*

But Hill sald the two-bectare frecze
could be lifted anytime.

Hill agreed Armnaud probably does
have one of the best farms on the
peninsula with a maximum pumber

of frost-free days, but his land has long
been zoned residential.

**Historically, peopie in Ceniral Ssan-
ich chose Brentwood Bay, Saanichlon
and Keating as areas 10 settle in and the
Kealing Ridge land has long been 2oned
rmdenual

*Qur councll can’t arbitrarily change
the zoning of land bought by people in
that area with the purpose of developing
it. What sbout their rights?”

He said his council can boast being the
only municipality in the province that
hasn’t allowed any land Lo be taken out
of the Agricultural Land Beserve which
was established in 1973,

As for the residential development
surrounding Amaud’s property, Hill
said pevple in Central Saanich who
decide to buy & house near a farm
will have 1o take the bad with the guod.

*If anyone living in 8 house pext w0 a
farm in this municipality complains
about the smells or noise from the farm
next door. they'll get litde sympathy
from me.”

Amaud, asked if he'd sell his land if
council doesn t budge from its position,
said: “Where the hell do you go? The
best farmiand is being ubed for hOUb-
lﬂg ”

AN
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(a) Farm Fragmentation

Problem: With the spreading of the urban influence, often
small land parcels are severed from a larger farm parcel.

If this had occurred often enough, a once economic farm
unit was rendered uneconomic with the additional density
created -in an otherwise agriculturally orientated community.
Hobby farms, many times, become the use for these smaller
parcels. Hobby farms do not directly result in alienation
of land from future agricultural use, but does little to
support local agriculture because they are too small to be
commercially productive. To service residences and industry,
often new utility corridors or roadways are necessary to be
constructed. With the allocation of a 200 foot right-of-

25 The effect of this is

way, 25 acres per mile are lost.
twofold, firstly, removing good agricultural land from
production, and secondly, bisecting a large farm parcel'

reducing agriculture use options for the farmer.

Response: Little was done to prohibit the increasing quan-
tity of hobby farms. Being that the minimum parcel size in
an ALR holding is 2 acres, one would expect that many hobby
farms are indeed an integral component of the reserves.
This is the case, especially on the urban fringe of major
towns and cities. Regarding agricultural land in total,
farmers perceive the permanence of the ALR's and in the
concommitant future viability qf farming by "increased
investment in many agricultural properties, the establish-

ment of new farms and consolidation of land into larger
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26

farming units." The results of the study by Environment

Canada between 1972 and 1977 pointed out that:

land purchases, shown by the survey to be mostly farmers,
were more frequent within the ALR boundaries. Similar-
ly, augmentation of management unit size by leasing

was more prevalent within the ALR's. Land was leased
out for farming activity within the ALR, but no such
activity was found outside ALR boundaries.27

Jim Plotnikoff, Planning and Technical Unit Director for the
Agricultural Land Commission noted that "in B.C., unlike
any other province, there has been an increase in agricul-

tural activity."28

The legal power delegated to the Commission had much
veto power regarding the bisection of viable farm parcels.
It was necessary that B.C. Ministry of Highways and B.C.
Hydro or any government department, consult with the
Commission when expanding of services was warranted. If
any conflict with agricultural land would arise, it was

necessary for these agencies to modify their plans.

It can be seen therefore, that farm fragmentation, at
least within the reserves, is controlled. By saving the
farm, it also saved the farmer. Statistics Canada revealed
that the number of census farms increased from 20,012 in
1981 compared with 19,432 in 1976. The average capital
value per farm increased from $87,000 in 1971 to $185,000
in 1976 to $426,000 in 1981. With this massive increase
in farm value, certainly farm fragmentation can be of

little consequence in British Columbia.
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(b) Increasing Property Taxes Because of Soaring Land Prices:

Problem: The difficulty here is that as residential use
encroaches on agricultural uses, tax assessments increase.
Being that tax assessment is based upon recent land trans-
actions, agricultural land is being assessed at nearly the
same value as nearby residential land. This obviously puts
a much added cost in carrying out farming occupations and
can result in the farmer succumbing to urban pressures to

sell out.

Solution: In British Columbia, property assessment is vest-
ed with the British Columbia Assessment Authority. 1In 1977,
the Assessment Authority established criteria fdr the defi-
nition of a farm, resulting in a differential taxation
scheme. Farmland assessment is based on soil type, land
capability and productivity. "Schedules are formulated for
each district and region in the province, with different
assessments applying to the various land uses and capability

classes."29

In establishing market value for purposes of
assessment, the value of farmland is utilized knowing that

urban land values far exceed that of agricultural use.

Differential tax assessment in British Columbia is

complicated, with any of four Acts involved: the Assessment

Act, the Municipal Act, the Taxation Act, and the Public

Schools Act. Some of these Acts have overlapping juris-

diction. For instance, all borna fide farmland is exempt

from 50 percent of school and hospital taxes. If the farm
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is within a rural area, a further exemption for general
purposes is granted, however, a farm within a municipality
does not receive any consideration for general purpose
exemption. From this statement, a penalty is paid for

having a farm within a municipality.

As a further encouragement to farming, the Assessment
Authority differenfiates between the intended land use and
actual land use. If land was a part of the ALR it is not
necessarily taxed as farmland. A conditional use such as
a golf course, if part of the ALR is taxed as a golf course,
not as a farm. This provision suggests that farming is the
activity which receives the most beneficial assessment to
the land user, especially if the farm is located in a rural
area. A study of agricultural land assessment in B.C.,

concluded that:

the Farm Classification Program contributes to the
preservation of agricultural land by removing some
of the overhead costs of farming. The taxes on bona
fide farmland are substantially lower and, in some
cases, totally eliminated, thus providing an appeal-
ing financial incentive for farmers and their fami-
lies. By reducing the total expenses of farming
operations, farming viability is increased, and the
cost of conversion to non-farm use is higher.30

From this statement, the provincial response in B.C. has re-
moved some of the taxation pressure on genuine farming
activities, and partially penalized those who use farmland

for non-food production.
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(c¢) Land Speculation

Problem: Farmland lying in the path of urban development
has been a target for land speculators. The reason cities
located on flat land is because costs of construction of
buildings and services are much less than on undulating
terrain. Developers and speculators realize the potential
that farmland offers. Of probably greater importance has
been the prices for which farmland can be purchased; many
times less than that of urban land. The farmer is
attracted by a quick-profit opportunity, providing a
healthy retirement package and rémoving the anxiety that
exists with crop failures, market fluctuations and so on.
The developer/speculator may realize a profit potential
with suburban and rural homes selling for, in timé, prices
comparable to or above those of homes within the city.
Earlier, Firey's model and observations were mentifned
which suggested that in fringe areas, less than optimal
functioning of community occurs. In this case, disunity
is referred to as an irrelevance of settlement patterns

to soil capability.

Response: The invocation of Agricultural ﬁand Reserves in
British Columbia created essentially, two land markets, the
ALR land market and the non-ALR land market. Without the
reserves the land market would be influenced more by market
demand, as was illustrated as being the problem. In Saanich,

a rural region of Victoria, "100 percent of surveyed land-
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owners located outside the ALR's...estimate their property
to be in the 'over $20,000' value category, whereas only
8 percent of those properties in the ALR's were estimated
to be in that category."3l From this information, it can
be deduced that property values for non-ALR land were
bound to rise because of reduced supply of developmental
land. Those landowners within the reserves interested in
selling their land for profit motives would have to battle
with the Land Commission for exclusion. With the value of
ALR land holding steady, it would be possible for serious
farmers to augment their operation by increasing their
parcel size without paying the market prices for non-ALR
land. The effect of this is to consolidate land parcels;
increasing farming viability. To again quote Manning and
Eddy, "the percentage of landowners in the ALR's who in-
dicated long term farming futures was double that of those

outside the ALR boundaries with similar quality holdings.,"32

(d) Competition for Land

Problem: Competition for land is acute on the rural-urban
fringe. Farmland is often suitable for damming to provide
hydro-electric generation, suitable for strip-mining, oil
exploration and for recreational uses such as golf courses.
Being that rural-urban areas have an affinity to city and
country, use options may be numerous. Sometimes these
uses, often generated by urban proximity affect farm opera-

tions by the removal or placement of fill on good farmland.
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Furthermore, countryside resources like sand, gravel and
water are needed to satisfy urban demands. Regarding ir-
rigation, the farmér must purchase water at the same price
as the urban user, adding a considerable expense to his
opération. Because of this competition for land, the value
to another use is sometimes greater than the value agri-

cultural use warrants.

Response: In British Columbia, the value of land for other
uses within an ALR is less than outside the ALR° For the
farmer, the reverse is true. This being the case, agri-
culture - use only competes with agriculture use within an
ALR, while the other use; such as residential, industrial,
utility corridors and resource exploitation have to compete
with each other on non-ALR land. One area which the leéis-
lation does not reckon with, however, is the enhancement of
farming other than supplying and safeguarding of land. For
example, the supply and costing of water is a municipal or
local responsibility which sees that the farmer usually
pays a high price. This will be discussed in more detail

later.

To prohibit the removal of topsoil and placement of
fill on ALR's it was necessary to strengthen the legisla-

tion of the Soil Conservation Act. Under current legis-

lation, the Land Commission must approve in writing any
such requests for departure from the Act, before the local

authority can issue a permit. The statute defines 'soil'
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as including "the entire mantle of unconsolidated material
above bedrock other than minerals" (s. 1) and 'fill' as
"ahy material whatever brought on land in an Agricultural
Land Reserve". An appeal mechanism was included in the
statute as was a provision for carrying out research with-
out the requirement of a permit. The penalties for contra-
vention of the Act were fairly stiff; an initial fine of

up to $200 under the Summary Convictions Act as well as a

daily fine of up to $500 under the Soil Conservation Act.

The Land Commission believes that land can be utilized
in a number of ways without directly Effecting its capa-
bility to produce food at some future date. A layer of
concrete br asphalt greatly diminishes the ease of conver-
sion to food production. However, a golf course, for
example, is physically easy to convert to food-producing
land as the earth mantle is relatively undisturbed. This
is why a golf course is a conditional use under legislation.
It can be said that the Commission has done much to enhance
farming as a livelihood and done something to punish those
who detract from this theme. Recognizing that not all ALR
lands need to be in food production at present, the
Commission has allowed conditional uses gapable of providing
a livelihood for the owner until such time that it is needed
for food production. The danger of temporary uses is that
they can become permanent. Vigilance over the type and

magnitude of conditional uses is necessary.
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(e) Nuisance

Problem: A direct cause of termination of farming activity
has been the incompatability between the farmer and his
rurban neighbour. A mutual nuisance is the result of

this incongruency. The farmer is éubject to nuisance
factors -such as vandalism, pilferage and trespass from

his abutting rurban neighbour. The neighbour is discon-
certed with farming activities such as fertilizer and
liverstock odours as well as the noise associated with the
dawn to dusk activity of agricultural activities. This
incompatability is associated with the inhabitation of the
countryside by a higher density populatioh, a population
which.for the most part originated in the urban area. As
well as. the presence of an urban culture, small lot zoning
has cohtributed to the pressure put on farming. The end

result of this is for the farmer to terminate his operation.

Solution: Little can be done to influence a person's selec-
tion of a homesite. Many reasons are given for locational
preferences of rural areas. Because of these reasoné,
farmers are often a minority population. The response in
British Columbia has been to increase the compatability
between the farmer and his neighbour. The methodology has
consisted primarily of odour control. In this respect the
'Green Zone' program was formulated in 1977. This program
was established by the Ministry of Agriculture and Food in
conjunction with the Ministry of Municipal Affairs, the

Agricultural Land Commission and the B.C. Federation of
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Agriculture. Its purpose is to ascertain minimum separa-
tion distances between intensive agriculture and other
uses, and to construct by-laws which could be adopted at
the municipal level. 1In the past, by-laws were invoked
which restricted or limited agricultural activities. The

Green Zone by-laws were hoped to ensure that:

(a) intensive agricultural operations (egg,
poultry, dairy, beef feedlot and hog
operations) are properly designed and built
with the necessary equipment to minimize
potential for future problems.

(b) intensive agricultural operations are sited
in locations removed from existing neighbours,
and

(c) new housing developments are located away from
intensive agricultural operations.33

As of the fall of 1983, several by-=laws had been constructed
but has not been approved. In order to further reduce con-

flict, this must be done as soon as possible.

‘This program serves to appease the general public,
rather than the farmer. Perhaps this is necessary as public
pressure has and will continue to be a force contributing
to termination of farm activities. The B.C. response
does not deal with vandalism, trespass or pilferage, hard-
ships placed on the farmer by the general public. By ap-
peasing the public, it may not necessarily appease the far-
mer. Methods of reducing nuisance to the farmer may be

worthy of investigation.
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4.6 Government Influence

Municipal Government

Problem: For many years, local land use decisions have
been carried out in the local area. It was not always
realized how the ramifications of a decision in one area
would affect an adjoining area. If the key decision-
makers were of a bent favouring development, often farm-
land would be rezoned to a use which would generate a
larger tax base. In general, lack of political support
through differential assessment taxation or the provision
of irrigation water at an equitable cost have resulted in
a depleting agricultural land base. The following is how
local government in Ontario treats agricultural land,

which may be tYpical of the national local level treatment.

1. Financial trade-~offs--this means that agricul-
tural land does not produce the same tax
revenue for a municipality as does such uses
as residential, industrial or commercial.

2. ©Short term political decisions--councils
elected on a short term basis find it 4diffi-
cult to make decisions based upon long term
considerations which tend to affect their
constituents on a day-to-day basis.

3. Land assemblies--land assemblies within urban
fringe areas have removed large areas from
agricultural production in anticipation of
future urbanization.

4. Pre-designation of urban areas in Provincial
plans--often large areas of land are designat-
ed by council as being urban, to supply, say,
up to 25 years of development. Once an area
has been indicated for development and has
been acquired by development companies, the
attempt will be made to get it placed as a first
priority in terms of future development.
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5. Capital budgets and servicing committments-—-
the need to identify future areas for develop-
ment 30 to 50 years in advance of actual de-
velopment so that hard services can be desi-~-
gnated continues to create problems from an
agricultural viewpoint.

6. Municipal political structure--there is a
tendency in some areas of two-tier government
for the councils of lower-tier government
(area municipality) to deal with official

" plan amendments in rural areas. Lower-tier
councils may be less cognizant of a regional
policy for agriculture of the long-term

implications of urban development in rural
areas.

A seventh factor may be added, not related to long term
planning, but rather a policy statement. A hardship has
been placed on farmers by "limits on use of equipment on
local roads, placement of manure and waste, spraying, etc."35

Mény local governments appear to see land as a saleable

commodity rather than as a resource.

Response: The legislation iﬁ»B.C., partially removed the
municipal interest in agricultural land. If the land was

of agricultural significance it was at least temporarily
locked into the ALR. I use the word 'temporarily' because
of the large amount of exclusions granted to local govern-
ment. It did appear that the legislation had an educa-
tional value to many if not all local governments because

of their direct involvement in the designation process.
Sympathy might have been generated by local governments to
the long term benefits of retaining lands of food production

capability.
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A valid criticism of the Land Commission lies in the
lack of planning for urban growth; the provincial respon-
sibility seemed to be the classification and identifica-
tion of food producing land. The responsibility for fur-
ther enhancement of farming activity was under the auspices
of local government. Property tax reduction and subsidized
irrigation water costs would be two of many things which
local governments could do. We have seen earlier that
farm taxes are less in a rural area than in a municipality.
This appears to suggest that farming activities are better
suited to rural areas. However, as cities continue to
grow (expand) what was once a rural area now becomes a
municipality. I think municipalities should be aware of
who the pioneers were and give them the benefit of complete
differential tax assessment as well. Without doing this,
it could be cause to terminate operations or move further
afield. Municipalities could also encourage farming by
subsidizing watef for farm use. Mostly what exists now is
a quantity discount, with a similar base rate as residential

users.

The future may bring more anxiety for the farmer with
the move toward local autonomy. Regional districts in B.C.
did much to remove the competitive edge of one municipality
over another. A large shopping centre in a rural municipa-
lity surrounding Victoria was much reduced by regional
district involvement. The opinion of the regional district

was that a large suburban shopping centre would do little
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to enhance shopping in downtown Victoria. Similarly, new
population growth was directed off the fertile farmland
of Saanich Peninsula to the sparsely populated Western
Communities, again by the role of the Capital Regional
District. Originally, municipalities had moré control
over their region but because it was improperly exercised,
was taken away from them. With a prevalence of a growth
ethic in southern B.C. and the abolition of regional
plans, it will be interesting to see what will happen to

farming.

4.7 Section Summary

The Province of British Columbia by invoking Agricul-
tural Land Reserves, had eliminated or reduced many of the
problems facing farmers on the rural—urban fringe. Legis-
lative actions gave the Land Commissions' supremacy over
many other government departments, alleviating some of the
internal government caused land loss problems (examples
are the consultation in Hydro and Highway rights-of-way).
Establishing a real property taxation rate faVoring actual
agricultural use, rather than intended use, gave bona fide
farmers a financial benefit to continuing farming activities.
A third positive feature of the reserves was in reducing
the speculative value of farmland. Unlike other farming
regions of Canada, B.C. had effectively two land markets,
ALR land and non=-ALR land. ALR land would only be of
interest to someone wishing to pursue agricultural activi-

ties, while the non-ALR land would be for any other land use.
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Ideally, the land developer would have to overlook the flat,
easily developed farmland, in favor of some poorer quality
land such as a hilly or upland parcel. If competition
from other uses is removed from farmland, land prices will

remain relatively stable.

Several factors regarding land loss were inéffectively
handled. The biggest problem facing agricultural land is
competition from other uses. Having two land markets in
B.C. was a good feature, but permissible uses in the re-
serves may be a potential problem. A golf course is a
'conditional use'. The soil mantle in this use will be
left relatively undisturbed, therefore conversion to
agricultural use could be relatively simple,36 However,
being a popular leisure activity as well as providing jobs
and tax revenue to the community, how would the general
public react to such a change in use? I suspect unfavorably.
Perhaps what is deemed future agriculture should remain in
an undeveloped state until it is needed for food production.
Legislation did not do much to diminish the problem of
nuisance. Involvement in the formation of the Community

Plan helped the Commission suggest uses compatible with

agriculture to the local council, yet encroachment pressures
still exist for the farmer. The Green Zone program, once
accepted, may be of some help, but this remains to be

seen. One of the strongest adversary which farming in

B.C. faces is local government. The nuisance problem, for

one, could be reconciled by local government actions.
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Many local governments favor increasing tax revenues by
applying for block exclusions from the reserves--uses
which pay higher premiums than farming. Regarding irri-
gation water, rates charged farmers are often similar to
residential rates. 1In short, local governments can do
much to foster vitality and viability to farming activi-
ties. ALR legislation did little about local government
influence; nor could they. Too much control by senior
government would assume the role of a dictatorship; senior
governments have a moral responsibility not té meddle in
local affairs. More local autonomy could increasingly
harm present and future farming enterprises. The onus is
on local government to carry out the groundwork laid with

the invoking of the Agricultural Land Reserves.
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CHAPTER V: REVIEW AND CONCLUSIONS

The purpose of this thesis was to describe and eval-
uate the attempt of the British Columbia government to
preserve agriculture land for future generations as a
food source in a world of growing shortages, and to save a
way of life, incidentally, the fourth largest industry in
the province. I have chosen to break the solution into
three distinct responses, each spanning one time frame and
achieving one significant purpose. The Lower Mainland
Regional Planning Board (1949-1969) I describe as the

identification response; the B.C. Land-Commission (1973~

1976), I describe as a regulatory zoning control response;

the third response, the Agricultural Land Commission (1977

to present), I describe as a discretionary control response.

Throughout this thesis, we have seen an inter-relationship

between these responses.

The acceptance of the responses have been obviously
due of course, to the strong provincial legislation, but
as well, by the internalizing of the conservation ethic
among the general public. People have seen or heard about
the  despoilation of the environment, pollution, erosion,
acid rain, poisoned aquifers and so on. British Columbia
has a low supply of arable land and the best farming areas
are coincident with the most highly valued residential
property. Some trade-off is necessary to accommodate both
agriculture use and residential use. Despite adversity

from competing sources, the conversion of farmland has been
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reduced. I suggest the public internélization of the con-
servation ethic has been gained partially because the |
present Social Credit government has been responsible for
much excluded land. Public opposition to political moves
was amply demonstrated by the protest over Bill 9, the

Municipal Amendment Act, mentioned in Chapters III and IV.

The analysis section had a twofold purpose; firstly,
investigating the significance of each of the responses;
secondly, how the legislation in B.C. dealt with farmland
loss problems common throughout developing countries. From
this analysis came seven significant findings. Listed
below are these findings; the ordering having no respect
for level of importance. It should be noted that any
reference to the 'Commission' can refer either to the B.C.
Land Commission or the Agricultural Land Commission. The
balance of the chapter consists of an 'optimal' model which
I propose, the lessons which planners should be cognizant

of, and the future direction of the agriculture land ethic.

5.1 Significant Findings

(a) No one institutional arrangement is necessarily the

right one.

This statement is based on the two legislative res-

ponses, the B.C. Land Commission Act and the Agricultural

Land Commission Act. I believe on one hand that the first

legislative response was successful because of the selection
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of Commissioners, the government acceptability of the
legislation and the implementation of the preservation
strategy. On the otherhand, the large scope of the Act
(farmland preservation, land-banking, park land reserves
and greenbelt reserves) could not adequately address the
farmland issue. It seemed that most of the work done by
the Commission was regarding farmland, and perhaps the
legislation would have been evéntually revised under the
NDP, but this will perhaps never be known. The latter
response, the Agricultural Land Commission did address pri-
marily the farmland issue, but did not seem to be supported
fully by the provincial government. The amount of govern-
ment supported exclusions was evidence of this. More
about the exclusion process will be mentioned later. An

idealized formula would borrow from both experiences.

(b) Provincial control of the agriculture land resource is

possible and practical.

History has shown that local control over some land
uses is not practical. For example, control over airports,
coastal ports and Indian reservations, no matter their
location, have been under Federal Government control for
some time. Because agriculture lands encompass much of
Canada, with each province having varying amounts, Federal
Government control would not be feasible. The next senior
level of government (provincial) would be the worthy

recipient of this duty. We have seen that local governments
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often show little respect for farmland, and because it
is of local or national importance as a regsource, it is
possible and practical to have this covered under legisla~-
tion as well. Sanctions are placed on much of man's
activity in one form or other, sanctions placed to enable
food production cannot help but to serve all of mankind's

interest.

Regarding the type of sanction of provincial control,
the model developed by B.C. has received much praise. An
analysis of farmland preservation techniques categorized
B.C.'s type into the 'comprehensive-mandatory' classification.
This type is classified in the study as being 'non-voluntary,
direct, centralizeé‘and comprehensive.' The authors de-"
termined that "the comprehensive-mandatory policies are
viewed as having achieved the greatest success."l Three
provinces of Canada share this typology: B.C., Quebec and

Newfoundland.

In terms of effectiveness of the legislative tool in
real numbers, provincial control is practical. Before 1972,
B.C. was losing 15,000 acres of farmland per year, with the
growth rate B.C. had seen in the late 1970's and early
1980's, this figure was sure té riée. In contrast, over the
course of nine years, the average yearly farmland 1oss‘has
been reduced to less than 15,000 acres, therefore the

provincial response has to be deemed successful.
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In the case of B.C., support was given to the pro-
vincial response by farm groups only when a multi-faceted
program was implemented, an example being the income as-
surance programs. As I suggested earlier in the thesis,
essentially two land markets were created by the.imposition
of land reserves: ALR land markets and non-ALR land markets.
Before the Land Commission Qas legislated, farmers counted
on the resale value of their‘land as a retirement income.
Under the legislation, farmers could not expect normal
land value increase, and thus felt the loss of sécurity pro-
vided by the former arrangement. If the farmers could be
guaranteed an income, they would be appeased. The Farm
Income Assurance (Insurance) Program will insulate the
farmer from market conditions. Depending on market demands,
a premium is paid to the producer or to the government.

Like any insurance program, it is necessary to contribute
some capital in order to receive some in return. A minimum
income is thus established under this program. Essentially,

this program can be called a stabilization program.

It may be concluded that government control of agri-
culture land is possible and practical, but it is a matter
of give and take. For example, by removing private pro-
perty 'rights', the government felt it necessary to provide
a program to eliminate some of the risks for the farmer.
Over the long haul, the legislation saved the farm by
encouraging investment and reducing land speculation and

saved the farmer by cushioning market swings.
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(c) The largest hurdle detrimental to the Land Commission

is the exclusion of land from the reserves.

By using Canada Land Inventory capability maps of a
large scale, it would be possible to include poorer quality
land into the reserves, as it would be possible to exclude
the higher quality land. It would be equitable to both
the government and the farmer to have a mechanism to include
or exclude land after the‘original designation of reserves.
If and when the fine-tuning of CLI maps are complete, ex-
clusions and possibly inclusions may not make any sense.

The amount of land excluded by private individual applica-
tion to the Commission has been minimal (21.6 percent,
1974-1982 inclusive), however, 'block' applications by
regional districts or municipalities to Cabinet have been
the major source of exclusions. The Cabinet, by not heeding
Commission advice shows little respect for the Commission;

the Commission's vigilant role is greatly restricted.

The most controversial case of late involves the
Spetifore property in Delta. George Spetifore, a known
Social Credit party supportef, was successful in getting
his property excluded by Cabinet. However, because it was

zoned agriculture in the Official Regional Plan, it still

could not be developed. Because of opposition to a re-
zoning application (newspaper clippings surrounding the in-
cident on the following page), the Plan was declared null

and void by an Act of Parliament (Bill 9, Municipal
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NDP fights
Jand switch

Agriculture critic Karen Sanford (NDP — Comox)
Tuesday urged the Greater Vancouver Regional Dis-
trict to reject proposed redesignation of the Spetifore
property in South Delta from agricultural to urban
use.

Sanford. in a statement tothe legislature on behalf
of the NDP caucus, said the over-riding concern is to
secure the limited agricultural land base of th
Lower Mainland for future generations. :

The Agricultural Land Commission, created
under the 1972-75 NDP administration, has deter-
mined the property is viable farmland and a subse.
quent independem GVRD study agreed.

But the Social Credit government removed the
Spetifore property from the ALR through *‘the politi.
cal appeal process," Sanford said.

She urged the government to rescind the cabinet
order removing the Spetifore property from the ALR
and to work with the GVRD to secure park designa-
tion for a portion of the land.

*Our over-riding concern is that the diminishing
agricultural land base of the Lower Mainland should
be preserved,” Sanford said.

*The priority of agricultural use'is secured
through the Agricultural Land Commission, but nor.
mal land planning procedures have been circumvent.

¢d by the actions of the Social Credit govern-
ment.” . .

Source: Victoria Times-Colonist

29 June 1983

v

Big project
‘suffers _
big setback

VANCOUVER {CP) — A vast hous-
ing projéct ‘on .South Delta farmland
8ot 8 major sethack Wednesday when
Greater Vancouver Regiona! District
directors voted 40 to 28 against it.

But Surrey Mayor Don Ross warned
that the provincial government might
arbitrarily approve the development on
the former Spetifore property.

Directors opposed changing the re-
gional plan for the 328-hectare (800
acre) Dawn Development project, say- _

" +ing farmland should not go for housing
. and traffic problems would increase. .

The district’s planning committee
had recommended approval.
" The proposed development, revised
by Delta municipality, would have
turned 89 hectares into parkland and
239 hectares into home development.’
Farmer George Spetifore, a strong
Social Credit supporter, sold the land to
Dawn Development Corp. in 1881 after
the district rejected his’ proposal to
develop the land for housing. '
*If we don't approve, I truly believe it
will go through anyhow,” said Ross.
**Within six months it will be approved
(by Victoriaj.” ,
“This has been the most relentless
and cold-blooded pursult of a develop-
ment I've ever seen,”.said Vancouver
Mayor Mike Harcourt, opposingit.
Mayor Marilyn Baker of North Van-
couver said that If the provincial gov-

~ernment approved the develop.aent,

*so be it, but I have to get up in the
morning and ‘stare at myself in the

mirror,”

Source: Victoria
Times-Colonist
30 June 1983
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Amendment Act). The Commission acts on sound technical

advice, while the government acts on political will. This
apparent conflict ends up with more land being lost to
agriculture use. As I mentioned in Chapter III, the B.C.
Land Commission showed an average yearly gain of 411 acres
in the ALR from 1974 to 1976; the Agricultural Land Commis-
sion showed an average loss of 16,787 acres per year from
1977 to 1982. The principles or policy under which the
Commission'operates is largely under provincial government
direction. Depending upon which government is in pbwer
reflects the amount of Cabinet exclusions. This thought

brings me to the next significant point.
(d) More independence should be given to the Commission.

The Commisions receive funding from the provincial
government. Being accountable to government (publishing
Annual Reports), yet not necessarily having any strong
leverage in government actions, makes them subservient.

Their mandate would be more usefully achieved if govern-

ment involvement was minimized. During the course of my
research, I carried out interviews with four individuals
having expertise in the B.C. responses. These people

were: Bill Lane, first chairman of the B.C. Land Commission;
Mary Rawson, a former B.C. Land Commissioner; Jim Plotnikoff,
an employee of the Land Commission and now Planning Director
with the Agriculture Land Commission, and lastly, James

Wilson, a senior employee of the Lower Mainland Regional
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Planning Board, and now a professor of geography, Simon
Fraser University, Burnaby, B.C. I asked these people if
the Commission should be an independent body. All, with
the exception of Lane said an ungqualified 'yes'. Lane
said nothing is independent from government. Mary Rawson
believed that the original Commission was independent.
She alluded to the selection of Commissioners and minimal
government involvement, as being crucial to the success of
her Commission. Ideally, the Land Commission should have
an opportunity to address any proposal for exclusion and
hold the government accountable for valid reasons for
exclusion. This will not likely occur as long as the B.C.

government is the sole funder of the Commission.

(e) 1In spite of ongoing controversy, the fundamental pro-

blem has been largely addressed.

Unlike many of the prior findings, this statement has
a positive connotation. It was the aim of both Commissions
to preserve the family farm and enhance farming as a viable
activity. I can say that this has happened. B.C. has had
an increased in the number of farms and increased investment
in farm holdings, demonstrating that indeed farming viabi-
lity has been increased. With only two government acts
weilding more legislative power than the Commission, the
Commission is in a strong position to influence traditional
land use manipulators like B.C. Hydro and the Ministry of

Highways.
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The creation of agriculture districting by a super-
zoning technique has resulted in greater confidence in
the future of farming. The use of zoning if properly ad-
ministered and respected, yields a greater sense of consis-
tency and a sense of neighbourhood. Being that zoning
regulations must be flexible, the provision for variances
is often incorpdrated. In the case of the Commission,
variances are the inclusion and exclusion of land from the
reserves. How and why this is done is the ongoing contro-
versy. Irrespective of this, two governments of conflicting
ideology have carried on the response to farmland loss,
suggesting that the conversion of land is a key issue in
B.C. I am sure that if no response was carried out in 1973,
the loss of agriculture land would be much greater than that

which would have occurred since 1973.

(£) The legislation and evolution of it did serve an educa-

tional role.

During the ten plus years of agriculture land preser-
vation in B.C., the general public became aware of its
importance to the goodwill of the province and to the
nation. I believe that the general public has internalized
the conservation ethic, ranging from the prominence in the
political platform in 1972 to the most recent‘controversy
surrounding the Social Credit workings (such as Spetifore
property, Dawn Development re-zoning application, and

Municipality of Delta block application). My suspicions
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of the internalization of the conservation ethic are con-
firmed by two surveys of public concerns. The first sur-
vey was undertaken by the defunct Ministry of State for

Urban Affairs, sampling twenty—three major urban centres.

According to (the results of) the survey,
throughout the Greater Vancouver area, 'save
agricultural land from development' ty-
pically ranked fourth out of 25 issues,
being outranked only by the concern for
the reduction of inflation, unemployment
and crime respectively. This finding

was corroborated by a Goals for Vancouver
Survey in 1979 in which ninety percent of
all respondents indicated that farmland
preservation was important to them. 2

I doubt that there could be any serious dismantling of the
legislative response, given the results of these two sur-
veys. Such a move may not be politically feasible. I
may conclude that despite government actions to restrain
or perhaps dismantle the Commission, public conscience and

pressure to maintain a 'watchdog' position will prevail.

(g) Municipal governments should be encouraged to take

steps to support the viability of agriculture.

The provincial government, by introducing legislation
to halt farmland conversion and by promoting agricultural
activities as a worthwhile economic venture did much to en-
sure long term farming, but local government land use
philosophies leave much to be desired. Many municipalities
in the province believe the highest and best use is still

the one which provides the most return to the district.
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. The thought here is the greatest property tax revenue.
Agriculture returns to the community a low tax revenue.
However, the value that agriculture has can be measured

in other terms such as amenity conservation, not easily
quantified in economic terms. Over the long term, farming
provides food for the community, a basic human need. Land
for shelter is also a basic need, but if food production
is given up for housing, where will future food supplies
come from? The point I am trying to make is that housing
or industry can result in short term high yield economic
gain to the community, while agriculture is a low yield but

long term venture, capable of sustaining population.

Again referring to the George Spetifore case, "the
municipality of Delta sought to expand its tax base by ap-
plying to Cabinet... for the exclusion of 523 acres of
land from the ALR for a housing development,"3 This case
illustrates Delta's concern for increased taxes rather
than increased food. It also illustrates how local govern-
ments can appeal to Cabinet, bypassing the Commission, to
have land excluded. Incidentally, Cabinet did approve the
release of land from the reserves, but being that the
Regional Plan classified,it as agriculture, it still could
not be developed. With the 1983 amendment to abolish
regional planning, this subject land could now be develop-
ed. Because of this recent event, it is more imperative

that local governments attempt to encourage farming.
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I believe that Delta is the exception rather than the
rule; many local governments are supportive of agriculture.
In order to improve the farmers' lot, providing irrigation
water at a low cost, encouraging farming by reducing pro-
perty taxes for bona fide farmers (those actively farming)
and preserving the integrity of farming by keeping con-
flicting uses a safe distance from agriculture, are three

positive steps.

Many communities in B.C. see land as a resource rather
than as a saleable commodity. This thought can help to
increase farm viability. For the exceptions, like Delta,
perhaps the agriculture conservation ethic will prevail in
time, especially with notofious cases like George Spetifore.
Without cooperation of municipalities, especially the ones
rich in prime agriculture land, we will see the reserves
dwindle faster. I believe that the public cry will prevent
or stall many large scale exclusion, whether they be
private, like Spetifore/Dawn Developments, or public, like

Tilbury Island or Roberts' Bank.

5.2 Optimal Model

From the material presented in the thesis, as well as
from my significant findings, in this sectién I would 1like
to conceptualize what I would like to see if it was again
1972, and a new preservation strategy were to be construct-
ed. I acknowledge that the reader may view what follows

as an unrealistic dream.
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Firstly, I believe the CLI mapping procedure was
adequate to roughly determine the lands of agricultural
significance. To further delineate the best agricultural
lands, the fine-tuning process would be carried out expe-
diently, particularly in areas subject to the highest de-
velopment pressures (e.g. Vancouver Island, Lower Fraser
Valley and the Okanagan). This process could initially

necessitate a large budget.

Secondly, regarding administration of the reserves,
the Commission sﬁould be as independent as possible from
government. This would require a funding source probably
removed from‘government. Sources could be private corpora-
tions or individuals, or contributions from farming organi-
zations suych as the B.C. Federation of Agriculture. This
latter source would likely contribute only if the Farm
Income Assurance Program remained in place, which regard-
less, I believe, is necessary to protect against market
and climatic vagaries. Regarding the selection of Commis-
sioners, I believe, there should be a mix of professionals
like was the selection under the B.C. Land Commission. If
the Cabinet appointments are not based on political

patronage, more equitable decisions would be the outcome.

Thirdly, realizing that the biggest obstacles faced
by the Commission is the exclusion process and the compe-
tition for urban land, it is necessary to reetify these

problems. I believe that exclusions should be addressed
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only to the Commission, and Commission approval or rejec-
tion of the applications is final. The more channels
available for appeal, the less integrity is given to the
reserves. The second obstacle mentioned was the competi-
tion for land. Under the original Commission, land banks
| were provided to act as a buffer between reserves and con-
flicting uses. This is one solution; another has been
suggested by the present Commission of establishing minimum

separation distances from conflicting uses.

Fourthly, the Commission should take a more active role
in planning for urban and rural userxs. For many years,
agriculture got what was left over after all the other
users were satisfied. Now, the Commission gives agricul-
ture use the first priority. It would be fair and equitable
to consider é;l users of land in any planning scheme.

Public perception of the Commission would be enhanced by
conducting studies and projects available for public con-

sumption.

To summarize, minor changes would be necessary in the
establishment of reserves, while major changes would be
necessary in the administrative policy. These latter
changes would take the form of closer scrutiny in the
selection of Commissioners and a stronger method of re-
ducing the amount of successful appeals for exclusion. By
reducing provincial government involvement in this scheme,

undoubtedly the success rate of the Commission would be
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greater. However, placing property rights in some third
party removed from government may be a cause of contro-
versy. In addition to this, there could be a problem with
securing funding. These two problem areas could be alle-
viated if government took a more low profile position and

increased their vigilance of the effect of land exclusions.

5.3 Lessons for Planners

Bill Lane, former chairman of the B.C. Land Commission
remarked that "urban planners are not experienced with

4 I share his sentiments, for urban plan-

rural problems".
ners don't share the sensitivity needed in rural communi-
ties. Urban planners may be cogcerned with urban renewal,
re-development and community expansion. This is their
belief in betterment for the neighbourhood. On the other-
hand, betterment in rural areas does not necessarily mean
expansion. The rural landscape is often orientated to-
wards open space--parks, golf courses, and farmers' fields.
An urban planner may believe that the greatest good for

the greatest number may be a new housing subdivision.

This may hold true for the urban community, but not ne-
cessarily so in the rural community. A housing development
on good farmland is a long term ioss, as mgntioned pre-
viously, as a loss of a potential food source. Furthermore,
the rural landscape is often composed of large lots, void

of urban amenities such as street lights, a municipal

water supply and sewering. If a growth initiative is pro-

posed by planners or developers on the rural landscape,
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agriculture land is usually the choice for this expansion
because of ease of development. Take for example, the
Canadian Prairies, in particular, the City of Winnipeg.
Winnipeg is completely surrounded by prime class 2 and 3
agricultural land. This city has been expanding périphe-
rally iq more or less scattered form, resulting in an
ever increasing loss of good farmland. My suggestion to
planners is to try to encourage local politicians to sup~-

port urban infill rather than suburban expansion.

It is important that planners do not take the opposite
stance--that of defending farmland, but not providing ac-
commodation for other uses. Direction in B.C. has been
towards farmland preservation. To quote Wilson and Pierce,

speaking about the Agricultural Land Commission :

The present Commission, possibly because of
the narrowed vision of both its mandate and
its members, seems to feel no urge to get
involved in problems beyond the ALR. 1Its
staff, pre~occupied with manning the de-
fence of the ALR's, seems not to have pro-
posed the necessary broadening of its pro-
gram. This stance of course, places the
Commission  in a purely defensive role, in
which it grapples indiscriminately with

the onslaughts of outside forces as and
when they may arise.

The amendment to the Municipal Act in 1977 provided for

Commission review of community development plans as well
as government funding to ensure that these plans were
completed. This was an occasion where Commission planners
had the opportunity to suggest locations for land uses

conflicting with the reserves. It may be that these
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planners were over protective of the reserves, or insuffi-
cient funds were available to carefully dedicate the
necessary time to each community plan to suggest possible
development options. I do know that only three planners
are on staff of the Commission, representing the entire
province. Each, therefore must be responsible for a large

territory.

In essence, the lessons for planners are to be sensi-
tive to urban uses as well as to rural uses. Regarding
Bill Lane's comment that urban planners are not experienced
with rural problems, perhaps the opposite can also hold
true. Some small communities in the province had applied
to Cabinet for block exclusions of land from the reserves.
This may be in response to poor or incomplete advice from
Commission planners, or from the desire to increase the
community tax base by allowing greater revenue generating
‘uses. I suspect that the latter holds true in almost all
cases. I say this because of the experience in Chilliwack
(mentioned in Chapter IV) where urban development was
directed off the prime farmland and into the foothills.
The message is clear, nevertheless, as it is necessary to
accommodate a variety of land uses within any given com-
munity. For this to happen requires an individual suppor-
tive of agriculture, yet with the foresight to realize
that other uses contribute to the economic viability of

the community.
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5.4 Suggestions for Further Investigation

Having speﬁt considerable time researching the topic
of this thesis led me to some areas which may prove worthy
of furthef study. Several important questions, when
answered, could prdve beneficial to agricultural land
preservation techniques. Listed below are several sug-

gestions for study.

- 1Is there a correlation between CLI classification of
land and the type of land excluded? One would hope
that the poorer quality land is excluded, retaining
the prime quality for agriculture use. How frequent-
ly does this occur?

- How are Committee or Board members selected for
special interest groups? What are the essential ele-
ments? Remember that I believe the original Commis—
sion members best served their purpose of the legis-
lation. What attributes set them apart from their
followers?

- Is it possible that the 'land-freeze' model of preser-
vation is dated? Is land conversion the biggest issue
for the next decade, or is it such factors as soil
degradation, erosion, acid rain and so on? If other
issues are significant, what changes are needed to
the model in B.C.?

5.5 What the future may hold?

This brings me to the last part of the thesis, dealing
with the future life of this preservation technique. Ever
since the need to protect farmland came into focus, the
responses have been varied and cyclical, but all attempting
to achieve the same end. The response of the Lower Mainland
'Regional Planning Board can be described as setting the
stage for future action by identifying agricultural issues

apparent in B.C. (at least in the Lower Mainland). The
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response of the B.C. Land Commission can be described as
a 'rush into action' by expediously bringing out strong
legislation to halt the land conversion process. The
third, and hopefully not final response, has been a
'drawing back' by £he Agricultural Land Commission. This
third regime has seen many amendments to the original Act,

some advantageous, others disadvantageous to the cause.

The total response has been dynamic, influenced by
social, political and economic factors. Social factors
such as affordable housing is a pressure because housing
costs are greater on undulating terrain than on flat land.
Costs of servicing and house construction must be borne by
the consumer or taxpayer. Political pressﬁfe has been
generated by the reality of modern day politics. George
Spetifore is a known supporter of the Social Credit party.
Perhaps because of this, Cabinet rejected the advice of the
Commission and excluded his property from the reserves.
This action may be repeated over and over by other supporters.
Finally, economic factors relate to the almighty dollar.

It has been mentioned that farmland is worth more when
used for residential, commercial or industrial purposes--
agriculture use has a low priority. If your farmland was
for sale and you were offered $1 million by a farmer, or
$10 million by a developer, who would you sell to? These

land ethic questions make land preservation an onerous task.
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One of the greatest pressures, however, facing the
Commission is urbanization. The highest number of appli-
cations for exclusions correlate well with development
pressure. During the late 1970's and early 1980's this
was a considerable pressure. Presently, this is not the
case. The future, however, may pose a threat to the
reserves. A prediction by B.C. Research for the year
2006 shows the major cities of Victoria and Vancouver are
to have a very slow growth; fast and very fast growth is
expected in some areas of the Interior and Fraser Valley6
(predictions on following page). If this is the case, more

pressure can be exerted on the reserves as many of these

areas correspond with good agriculture land holdings.

Due to recent swings in government policy, such as
local autonomy, the future of the Land Commission may be
in jeopardy. Premier Bennett in an open-~line radio program
prior to the 1983 election was asked if he intended to
dismantle or seriously reduce the powers of the Land Com-
mission. His response was "that's not government policy
right now." He went on to say that "there's going to be
improvements...that's something that could be done. We've
got to respond to local goﬁernment, I'll tell you that.
So don't say that...I would like to keep in place something
rigid in which already the flaws of what's been done to
the local taxpayer, local government, aren't apparent.,"7

A more optimistic remark prior to this was related by Harvey

Schroeder, the B.C. Minister of Agriculture and Food. His
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comment: "the agriculture land reserve is here to stay
inspite of the impact it may have on our competitive posi-
tion in the market.,"8 It does remain to be seen what will

transpire.

Something that will live on regardless of government
action is the conservation ethic. Many allies have been
formed since 1973, who will revolt against any measures
to remove any solution to the land loss problem. Allies
consist of members of the B.C. Federation of Agriculture
(who were originally opposed to the legislation), environ-
mental groups, politicians, ahd most importantly, a portion
of the general public. Being a political act, the Agricul-

tural Land Commission Act can be easily dissolved by

Cabinet. But because of political accountability to the
general public, would Mr. Bennett want to risk losing the
1987 election by making such a choice? Political will may
have seen as an adversary to the Commission, but may also

be its saving grace.
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APPENDIX 'A'

CLI Land Classification for B.C.
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DESCRIPTIVE LEGEND

I this classification the mineral soils are grouped into seven classes on the
basis of soit survey intormation Soils in classes . 2. 3 and 4 are considlered
apable of use for cultivated field crops. those in classes Sand 6
only for perenniat forage crops and those in class 7 for netther
Some of the tmportant factors on which the classificalion is based are

* The soils will be well maneged and cropped. under & largely mecha-
hized system

s Land requinng improvements. including clearing, that cen bs made
economically by the tarmer himsell, is classed sccording Lo its hmitations or
hazards in use atier the improvements have been made Lend requiring im-
provemsnts beyond the means of the farmer himsalt is classed according to
its present condition

* The ¢ ing are not idered d to market, kind of roads,
tocstion, pize of tarms. typs of ownership. cultural pattarns, skill o resources
of individual opsrators. and hazard of crop damage by slorms

The classitication does not include capability of soils tor trees. troe fruits,
smali fruits. ornamenta! plants. recreation. or wildie

The classes are besed on Intensity. rather than kind, of their limitations
for sgriculture Each class includes many kinds of soil, and many of the soils
in any class require unlike management and treatment.

cuass | SOILS IN THIS CLASS HAVE NO SIGNIFICANT
LIMITATIONS IN USE FOR CROPS.

The soils are deep. are wall to imperiectly drained, hold moisture weil, and
in the virgin state were well supphed with piant nulrients They can be
managed and cropped without ditliculty Under good management they are
moderately high to high in productivity for 8 wide range of field crops.

SOILS IN THIS CLASS HAVE MODERATE LIMITA-

CLASS 2 TIONS THAT RESTRICT THE RANGE OF CROPS OR
REQUIRE MODERATE CONSERVATION PRAC-

TICES.
The soiis are deop and hold moisture well. The limitations are moderate
and the soils can be ged and cropped with little y. Under good

management they are moderately high to high in productivity for a tairly
wide range of crops.

SOILS IN THIS CLASS HAVE MODERATELY SEVERE
LIMITATIONS THAT RESTRICT THE RANGE OF
CROPS OR REQUIRE SPECIAL CONSERVATION
PRACTICES.

CLASS 3

The limitations sre more severe than for Class 2 soils. They atfect one or
more of the following practices: timing and ease of titisge: planting and
harvesting. choice of crops; and methods of conservation. Under good
mansgement they are fair to
of crops.

y high in productivity for a fair range

SOILS IN.THIS CLASS HAVE SEVERE LIMITATIONS
THAT RESTRICT THE RANGE OF CROPS OR
REQUIRE SPECIAL CONSERVATION PRACTICES,
OR BOTH.

The limitations seriously affect one or more of the foliowing practices:
timing and ease of tiliage; planting and harvesting: choice of crops; and
methods o! conservation. The soils are low lo farr in productivity for & tair
range of crops but may have high productivity for » specially adapted crop.

SOILS IN THIS CLASS HAVE VERY SEVERE LIMITA-
TIONS THAT RESTRICT THEIR CAPABILITY TO

PRODUCING PERENNIAL FORAGE CROPS, AND

IMPROVEMENT PRACTICES ARE FEASIBLE.

The limitations are 50 severe that the soits are not capable of use for sus-
tained production of annua! fieid crops. The soils are capable of producing
native or tame species of perennial forage plants, and msy be improved by
use of farm machinery. The improvement practices may include clearing of
bush, cultivation, seeding. fertilizing. or water control.

Wy SOILS IN THIS CLASS ARE CAPABLE ONLY OF

PRODUCING PERENNIAL FORAGE CROPS, AND
IMPROVEMENT PRACTICES ARE NOT FEASIBLE.

The soils provide some sustained grazing for tarm animals, but the limitations

are so severe thal improvement by use of farm machinery is impractical.

The terrain may be unsuitable for uss of tarm machinefy, or the 50ils may not
respond to improvement, of the grazing season may be very short.

: SOILS IN THIS CLASS HAVE NO CAPABILITY FOR
ARABLE CULTURE OR PERMANENT PASTURE.

This class also inciudes rockland. othsr non-soll areas. and bodies of waisr
too small to show on the maps.

bl [ l ORGANIC SOILS (Not pleced in capability classes).

SUBCLASSES

Excepting Class 1. the clasies pre divided into subclasses on the basis of
kinos of imitation The subtlasses are as follows

SUBCLASS C edverse clinate - The main hmitation 1 low temperature or
low or poor cistrbution of ramndall during the cropping season, or ¢ com-
tination of these

SUBCLASS D undesiradie 801l structure knd/or low permuabity - The soils
81e difticutt to i, absorb waler slowly ot the depth of the rooting zone 18
resircted

SUBCLASS £ erosion damage-Past dsmage trom arosion kmits agn-
cultural use of the land

*#SUBCLASS F terttily~Low natural fertility due 1o Inck of avaitable nut.
nents, high acidity or alkalinity. low exchange capacity. high t s of
coicium carbonate or presence of toxic compounds.

SUBCLASS | - inundation ~ Fiooding by streams or lakes {imits agricultural
use.

SUBCLASS M moisturs—A low moisture holding capacity, caused by
agdverse inherent soil charactenshies, imits crop growth. (Not to be contused
with ctimatic drought).

# SUBCLASS N salinity-The soils are adversely atfected by soiuble saits

SUBCLASS P: stoniness~Stones interfere with tillage, planting. and
harvesting

SUBCLASS R. shallowness to solid bedrock - Solid bedrock is less than
three teat trom the surface

#SUBCLASS S: soil limitstions — A combination of two or more subclasses
D.F. MandN

SUBCLASS T adverse topography—Either steepness or the pattern of
slopes himits agncultural use.

SUBCLASS W excess water — Excess water other than from Hoodmg imils
use for agriculture The excess water may be due to poor drainage. & high
waler table seepage or runoff from surrounding areas ¢

SUBCLASS X minor cumutative !tmitations— Soils having a moderate
fhimitation due to the cumulative eftect of two or more adverse charactensucs
which ingvidually would not affect the class rating {This subclass 1s always
used slone and only one class below the best possible in a climatic sub-
region).

CONVENTIONS

Large arabic numerals denote capability classes.

Smatl arabic numerals placed after a class numeral give the approximate
Proportion of the class out of a total of 10. Letters placed after class numerals
denote the subclasses (limitations).

Biack symbot denotes non irrigated capability rating.
Red symbot denotes irrigated capability rating.

¥ Denotes class of subclass not present on this map.

EXAMPLES

An srea of Class 4 land with topography and stoniness T
limitations is shown: 4

A complex area rated for non irrigated farming as Class 4

due to topographic and soif moisture limitations and Class 2 7 a
due to soil moisture limitations, in the proportions of 7:3 is 40742
shown-

A complex area rated for irrigation facming as Class 3 due to
topographic limitations and Class 2 due to soil limitations, 342:
in the proportions of 6:4 is shown:

N.B. The color used for a complex area is determinad by the first digit of
the symbol Generally the dominant class appedars first in a complex symbol,
However. in complexes of two arable ciasses {1-4) and one non arable class
{5-7). the arable classes are shown first if they total one hal! or more of the
map unit.

This patiern is overprinted on the color in complex area
except those having ratios 018:2,8:1:1 and 8:1.



