Triagc
Suburban to Rural Recovery Programs
Strategic Planning ConccPts

Richard Balfour B&A » Strategic Planning
Agricultural Land & Triage Paper 2006.06

A. Ncig}‘nbourhood & Communitg CooPerative
Land Assemblg for self Sug:icicncg.
A Program Draft.

Suburbs Triage Strategjc P/anning page -O B&A « Strategic P/anningZOOé. 06



Triage Suburban to Rural Recoverg Programs
Richard Balfour B&A e Strategic Planning
Agricultural Land & Triage Paper 2006.06
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As Post oil shock wakes up suburbs and other non-sustainable Parts of
our cities, we need to have emergency recovery strategjes in Placc. In areas
where urban triage means abandonment of homes or at least a maﬂ'or Price
decline, the Population still left in the community will come to realize theg

have to become more self sufficient as a local communitg.

This paper may be a decade ahead of its time but it is imPor'tant that
communities and families start thinking now rather than too late, along

these alternate lines of strategy for survival.

The best sites to convert to a compact urban vi”age will need to have the
existing zoning and Policies thrown out if theg have not been clﬁangecl
alreadg. The start of People doubling up in houses in Pregerred locations
will match the decline in areas that cannot be sustained due to being too far
to commute, no transit oPtions, houses now too big to heat with energy

Priccs start climbing as supplies run down and get harder to find.

Gradual reclevelopment of smaller lots and vertical house forms with built in
shop or other work spaces will become Pre&ominant. In Places where Prices
start to fall ?aster, and to a Point where houses are not maintainecl, or are
reaclg for demolition anyway, the community needs to act together to
restructure the unworkable urban Pattem, and without expccting any help

From govemment at any level except ?or them to leave everyone alone.
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The Fraser Va”eg & the Agricultural Land Reserve

j ALR Boundaries in the Lower Mainland, 2004 [ o cemien

Economic lnstabilitg lmpacts:
As holes start to clevelop in a suburb or even an urban community, this is an
oPPortunitg for the remainder to act co”ectivelg to bug up the lots in
uestion. This is a much better solution, to rescue your neighbour and take
collective control of land that otherwise will Push Prices further down. Itis a
form of self Protection In more ways than one. It is imPortant to take this
cooPerati\/c aPProaclﬁ for self Preservation asina Periocl of rapid clﬁange,
either Predator investors bug up devalued land or the banks take over
Properties. if the bank take overs become too much the banks and credit
unions are put at risk, meaning even those not directlg affected bg the real
estate losses will suffer tlﬂrough loss of their savings because such a large
loss could not be covered 139 government Protection schemes. Because we

live next to ’cl‘:e USA where mor‘tgages are over leveragecl and owners spent
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new cc]uitg caused bg past irnqation, there is a real risk of this imPacting us
too.

Mass Migration Global lmPacts:

On the other hand, Vancouver may be less susceptible to the worst SWINgs
under massive ins’cabilitg if we are seen as an area with energy and other
resources; the inmigration from other Places including the US means
demand will most likleg keep land assets valued higher here than in other
Places. We will still suffer urban triage howeverjust gjiven the sheer volume
of the unworkable unsustainable buildings in a Pat’cern of inefficient

communitg and transportation after the cheap oil era.

Lower Mainland Regional Plan and
Cristaller's Theory of Community Patterns and Central Places.

oo\

* Mountain

Balfour & Associates

Strategic Planning
Adapted fram Abbatsiced New Town
UEC Arohitesture Thesiz 1974 R Satfosr

PeakOll lmpact: we are on the last quartcr tank of the world Ol suPPlg,
which can onlg trigger a Price acceleration in response to little supplg. All we
have built on cheap ol isina pattern of the wrong things in the wrong Place
and this is not sustainable even in the next short term. Local self sugiciencg

will be the new Paracligm and this includes local food Produc’cion.
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End of Resources and Social Disorder: Impact of Piattems of Development

The Shift in the Pattern of Communitg:]_’)ene{:iting from Triage

How to make the best of a bad situation.

Where soils are goocl) and this is in many Parts of Metro Vancouver for
instance, the claw back of lands for agriculture will be a new natural
economic process. Where soils are more marginal these site should be used

{;or communitg gardcns under glass.

We are ta”dng about a time in likelg a decade where the combination of
climate change from global warming and the end of cheap ol makes long
range food shiPPing uneconomical. This may haPPen slowly or very
quicklg) and it is up to all of us to start to aclapt for self sugiciencg, but

this is best done on a vi”age orlocal communitg level.
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The resultant or evolving new pattern IS more likelg similar as a return to the
middle ages Pattern of communitg and farm. This will be successful and we
can still retain much of our modern culture if we realize this sooner and work
cooperativelg to help each other survive. This is a good cxample of an
alternate historg; where we might have gone if we did not have cheap oil, if
we did not build all the wrong things in the wrong Places to be sustainable

when the oil runs out.

Contrary to the latest Planning fashion of ‘rouncling out the urban area”,
what is more Iikelg to result is an opcning of space between the urban
Fingers of land serviced by transit and mixed use urban vi”ages. The

Europcan urban |anclscape 1COF instance ]’185 tl"ICSC gl’CCﬂ WCdgCS genera”g
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between the urban Fingcrs) giving green space, respite and access to local

Farming. The best examples o1c this are CoPenhagen and Amsterdam.

Cities: Conversion on the Landscape in the Period of Soft Landing/Post Qil Economy
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The reversion of land from suburb to rural or farmland between the Fingers
to serve the urban Fingers or vi”ages in a rural landscapc IS something to be
celebrated, not feared. There will be some who see this Pattern as more
reminiscent of dreaded urban 5PrawL but the difference is the urban Fingers
must be much denser than suburban dcnsitg; as outlined in the tax reform

section below, land must be conserved not wasted.

if we are open to proper Preplanning for this change) local areas could start
doing this now i we can onlg open up the minds of Political leaders and

Planners to a needed new realitg.

i neighbours work toge’cher to double up on housing on smaller lots in a new

vi”age centre, the lower densitg site which now could be owned collcctive19
could then be farmed for the benefit of all.
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This now sounds Preposterous to some given what ti‘leg Perceive as their
current realitg, but once the economy starts shiicting, a new logic will
become reacliig apparent. The claw back of agriculturai land will become a

new economic neccssity.

This is a very triple rated sustainabilitg Pattem which could be kick started
now and Pushed aiong bg ci‘ianges to tax revisions on lancl. Ratiier than
enalize farmers and reward the destruction of Farmlanci, there needs to be

a wholesale land tax review.

An alternate Plan for saving the farmlands we know we will need to feed
ourselves is to divide the farmlands into their own rural farm municipalities;
iegisiate& to allow onlg farm land uses, at most small contained rural hamelts
which are farm dependent, farm services and food Processing centres. This
has to be Put forward because the Agricultural Land Reserve has been a
success until it was turned back to more localized six regions of control
which is essentia“g giving over the power to local government to administer
and control. The local municiPaiities have proven in most Piaces to be
irresPonsible and cannot be trusted to saiceguarc[ the farms or the
environment. So legal separation of farm from town is stronglg
recommended as a final solution to stop urban sPrawi, and in fact turn it
back on itself. This is also ciirectlg OPPosite to the trend in Ontario where
wholesale absorbtion of rural and farm areas goes on unabated and urban
sPrawl goes unchecked. In Calgarg and Edmonton too, there is no stoPPing
unending annexation until the cities run into the mountains or First Nations

Reserves.

Given no limits in these circumstances, the environment has no check on

growth and growth atall costs interestsjust pray someone will find a way to
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keeP it all ro“ing. Vancouver has some lagers of Protection from the GVRD
Green Zone to support the ALR and some districts like Delta have farm
Preservation as Part of their Political culture. But for the areas like Pitt
Meadows,/ Maple Ricﬂge, Abbotsford, Chilliwack, and the Okanagan towns,
rural self government should be instituted for the benefit of the urban areas
themselves and for the Protection of food Pro&uction for all of us. This will
become even more imPortant as this area becomes a greater exPorter in an

unstable world climate and economy.

B. Tax Law Reform for Sustainabilitg
Current tax structures actua”g serve Vestecl interests who are not
concerned about old concepts of land conservation, but on consumPtion of

land as a basic rig]*it) and the environment and social impact be damned.

Some tax cl"ianges for sustainabilitg include:
1 I:orgive taxes on farmland. But keep an inventory of taxes owed but
not Paid; if land comes out of tarmirig, the torgiven taxes have to be
Paid. This in itself will stop erosion of farmland except for the most

strategic sites.

2. Consider Putting all ALR lands into a separate farm district
municipalitg which cannot have any other uses except for rural/farm
and at most small limited Pockets of rural Vi”ages strictlg defined and
industrial farm process sites, also severelg limited. As services are
limited, there is little to pay for. Highwags would be covered bg the
Province or regional district as in unorganized districts, and school
taxes would carry on as tl*ieg are now. There will be areas of now
urban use after post oil shock triage which will allow a clawing back of
land for farm use or at least mixed \/i”age/ cottage tarming once we

realize we cannot shiP food from California and Chile anymore.
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3. Industrial lands alreacl9 over suPPlied and under utilized need to be
taxed on cml:)‘cg land to Puslﬁ for Iﬁigher utilization of sites. A minimum
FAR/FSR must be Put in to make land work Properlg for the benefit
of both inclustsy and the environment.

Everg excuse to take land out for industrg has shown most Places
alreaclg have more land than t]ﬁcg need for generations but if the land
was used as intensive|9 as it could and should, we can reclaim half our
industrial lands for agriculture or better mixed urban and industrial
uses, a form more traditional and to be relearned as post oil shock will

rcconﬁgure towns and inc!ustrg along more traditiona Patterns.

4. Commercial land also must have a minimum FAR of 2.0, with no
singlc use of land Pcrmitted. Onlg the land is taxed and with a lower

tax for higher utilization. This encourages both economic use of the

site and lessens communitg sPrawl bg comPactingthe land uses in the
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communitg. This is another way of using a Parking tax in a more
equitable fashion. This equation would count Parl(ing itself as a use,
thcrebg Forcing Parking into structures, or over or under them sooner,
and or Forcing greening of structures for aesthetic and environmental
reasons. Developers will find in the end this is not more cos‘clg but
theg will save on both capital and maintenance costs. Theg will also
have highcr 9ield, and now spare land for sale for further highcr
utilization bg another user who otherwise would be Pushecl to the eclg

O{: thc communitg or desccratc ano‘c]ﬁer urban site.

I"::-' _- 1 4 - '1_'-. ---1.'-|_.. = -3 i

(Barrg Smith Photo of Seven Oaks in Abbotsford)

5 Suburban or single ?amilg lot taxes: A more fair tax Ievg should be
on the land and ignore the house which is a depreciating asset
anyway. Accent or accelerate the taxes on land so land taxes decline

as a rate Faster than lot size. For example a one acre lot with any
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house would be taxed at 5% of land value per year, a tenth of an acre
at 2% per sf per annum, a hundredth of an acre at 1% of land value
per annum. (Taxes on services consumtion would be on toP of this
based on actual consumption which would bring all taxes closer

together for final totals for the year.

Tax Reform and unstustainable urban densities.

This would now enforce an “abili‘cg to Pag” equation, Forcing better land
economy, changes of densitg to make sites more affordable and to reduce
the Footprint of the community as a whole. Right now, gjven that land is
valued less per square foot the larger it is, but in indirect relationship, evena
flat tax on land means the large lots are being relativelg subsidized bg the
other lots and higher clensitg uses.

When a éx multiplier on commercial space is calculated in, this onlg worsens
the effective subsiclg of large lot residential land. The Iarge lot, urban
sprawl patterns are subsidized bg all uses, as is industrial land, mostly for
fear of loss of a local economy. The result is the more sustainable land

forms are being Punished and used to subsidize land waste.

Below is an example showing flat tax impac which on per square foot basis
is subsidized taxation, a corrective exponential tax correction example, all
before adding fees for basic services like water, garbage co”cction, and
sewers.

Tax changes: example kCCPiﬂg thé mean example stcadg ]COY' comParison:

area: lacre lot O.lacre lot 0.0l acre ‘ot
land value $5,000,000 $1,000,000 $200,000
0.4% $20,000 tax $4,000 tax $800 tax
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per sq. ft= $0.50 $1.00 $2.00

5/4/3 $25,000 tax $4,000 tax $600 tax
per sq. ft= $0.62 $1.00 $1.50
b/ 4/2 $30,000 $4,000 $400
per sq ft= $0.75 $1.00 $1.00

As the transition kicked in, many large lots could be ‘cePt by community
Purchase for open space, needed communitg garclens and other Public
facilities that compact, dense urban Vi”ages will need close at hand as fuel
Prices deng extensive travel we are now used to. Communitg garclens held in
common would be classed as non taxable but with a running total keptjus‘c
like Farmland, for Pagment if the land reverts to non Farming or communa

Public benefit space.
C.The Changcs to the Pattern of Community; on the Ground

The {:o”owing diagram indicates how global imPacts on local economy and
individual or Familg actions will shift Changes on the land. Forthe most part
these are not to be feared but embraced. These are Patterns for a Plannccl
soft Iancling and the Preservation of our culture. These are ways we should
have clevelopecl and if we did not have the benefit of clﬁeap energy in the
Past.
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RURAL

The current tgpical car oriented cities we have created during the era of
cheap energy. As we wake up to realize this Pattem cannot be sustained,
new shugling of land uses and radical rcthinking of transPortation will
cause areas of Triage. These are areas Potentia”g to be abandoned or

rcclevclopcd to work in a new Paradigm of energy at its true cost.
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Footnote and a word of Caution for the etcrna”y oPtimistic Oil Guzzlers;

Even i our wasteful consum[:)tion of land and ol is Pcrmittcd to continue
from some rescue such as gas and oil from coal for instance, we should
start to make the conversions envisioned here. Any continued waste
solutions in the time horizon of our whole sPecies is still short lived, if we find
ways to make gas and oil, we still need to save thcm, horde them for future
generations. So in that sense, we must accePt the changes of Patterns of
community towards sustainabilitg no matter wha’c, Pcrhal:)s with less Pain

and at a more lCiSUFCIg PaCC.
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APPIicati n Of Urban Triagcto the Vancouver Urban Laboratory Exam PL:
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How to Buy and Act Strategica”g (Think globa"g, act loca”y).

Mang People who can afford nothing better or are not 961: offered livable
sustainable options are going to be hit hard bg the changes coming, Who
wants to admit that the suburban dream home cannot be heated, you
cannot afford to commute to wor|<, the schools are too far away and so are

the stores, that nobo&g wants to bug your house?

We can onlg hope that the pressures that affect change) cause
abandonment of suburbs, hig]ﬁ rises and striP malls allow for a gracemcul
adaptation. if not, the purpose of this paper is to ask everyone to think
communa”g in order to Protect all of us. Asland is abandoned or convertecl)
other members of the same Familg will find their relatives now cloubling up
with them. The I”IOPC outlined here is that families and friends, Vi”ages and
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communities can work togethcr togo through this Paimcul adaptation as we
abandon the dreams of Henry Ford and tract housing developers. it buging
rural land, consider sites that can themselves be self sufficient in water, soil,
solar access, good climate so that when the time comes a Familg or Vi“age

unit can subsist in that Place‘

Helping our descendants:

The new amorphous Pattem that appears out of the new decisions made 139
individuals will idea”g be a better world, and more sustainable. If we can get
everyone to take a longer view through time as to the impac‘c of their
decision, the Footprint of our community, and starting now, can we turn our
communities around to be trulg sustainable, self sufficient and an example
to others? This wil be hard to accomplislﬁ because even though those with
vested interests will see the greater Public benefit theg will not admit it as
theg {:iglﬁt to preserve their own wasteful but Pri\/ilegecl positions.

This is where the communitg must rea”g start acting as a Familg to save our

culture and our Plane’c.

Richard Balfour maibc
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