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Urban Development Division Development Permit Panel
To: Development Permit Panel Date: December 15, 2004
From: Raul Allueva File: DV 04-274515

Director of Development

Re: Application by Al Rahman Farms for a Development Variance Permit at 15460
Westminster Highway

Staff Recommendation

That the Development Variance Permit, to increase the maximum required setback from a public
road in the Agricultural District (AG1) zone from 50 m (164 ft) to 60 m (197 ft) to accommodate
a new single-family dwelling at 15460 Westminster Highway, be denied.

Raul Allueva
Director of Development

RA:ke
Att.
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Staff Report
Origin
Steve Palmier Architecture, on behalf of Al Rahman Farms, has applied to the City of Richmond

for permission to vary the maximum setback from 50 m (164 ft) to 60 m (197 ft) to
accommodate a portion of a new single-family dwelling located at 15460 Westminster Highway.

The proposal is to retain the existing dwelling on the subject property (for occupation by an
agricultural worker) and build a new, principal single-family dwelling in behind for occupation
by the property owner’s family. As the site is over 8 ha (19.77 ac), the Agricultural District
(AG1) zone permits one additional dwelling for occupation by an agricultural worker, thus
allowing a maximum of two (2) dwellings on the subject property.

A location map is shown in “Schedule A” attached to this report. Drawings related to the
existing dwelling, site plan and proposed new building are attached as Plans to this report.

Findings of Fact

Context and Surrounding Development

The subject site is a large parcel of agricultural land approximately 8.14 ha (20.13 acres) in size.
The parcel is located within the Agricultural Land Reserve, with an Environmentally Sensitive
Area abutting the south property line of the subject site. An existing dwelling is situated on the
front portion of the site and complies with the 50 m (164 ft) maximum setback requirement of
the zone. No additional structures or buildings associated with farming activities are located on
the subject parcel. The property is not currently being utilized for intensive farming activities,
with a majority of the front half of the site occupied by open fields. According to the submitted
context plan, blueberry shrubs and mature vegetation are situated towards the rear of the parcel.

The property is situated in East Richmond (near the Westminster Highway and No. 7 Road
intersection) and is surrounded by a number of large sized agricultural parcels involved In
farming activities of varying intensity. Neighbouring properties generally have a residential
dwelling on the lot that is within the 50 m (164 fi) maximum permitted setback. There are
agricultural buildings and structures located on surrounding properties that are permitted to
locate beyond this maximum setback, as they are associated with farming activities on the lot.

Proposed Development

Approximately one half of the proposed new single-family dwelling encroaches 10 m (33 ft) into
the maximum setback of 50 m (164 ft) required in the zone. The dwelling to be retained has a
total floor area of 170 m* (1,831 ft*). The new proposed dwelling has a total floor area of

1,508 m® (16,223 ft*). As the subject property is a large site, the resulting Floor-Area-Ratio
(F.A.R) is 0.02 whereas 0.6 is permitted in the Agricultural District (AG1) zone.

1367531



December 15, 2004 -3- DV 04-274515

Zoning Compliance

A review of the survey and building permit for the dwelling to be retained shows that the
existing structure complies with all regulations of the zone and is situated well within the 50 m
(164 ft) maximum setback. This requirement is intended to limit the amount of agricultural land
which is impacted by residential buildings. An aircraft noise covenant will also be required as
the subject site is located within a Noise Exposure Forecast area. Preliminary drawings indicate
that the lines for the septic system will extend to the north into the front yard. As required under
the zoning, the applicant has indicated that the existing dwelling to be retained will be occupied
by a farmhand who is employed on the subject site only as required in the AG1 zone. To satisfy
this condition, a formal declaration (by letter) is required to be provided by the owner to obtain a
Building Permit.

Analysis

Staff have the following concerns regarding permitting a single-family dwelling to locate 10 m
(33 ft) beyond the maximum required setback of 50 m (164 ft) on the subject site:

e The subject site is very wide (103 m or 338 ft) and adequate space exists on the westerly
portion of the property to shift the building to the west and north in order to comply with the
maximum setback requirement. The applicant has indicated that the increased setback is
required to mitigate some of the noise impacts from Westminster Highway and provide
adequate space for a rear garden between the existing dwelling and proposed new house.
Staff note that if the proposed house is situated to be in compliance with the maximum
setback provision, the front of the dwelling will still be approximately 33 m (108 ft) from
Westminster Highway, providing adequate space for noise buffering. Similarly, if the
dwelling is shifted to the west and north to be in compliance with the zone, there would be
ample space for a rear yard and garden to be used by the existing dwelling.

e The intent of a maximum setback requirement is to protect the use of land for agricultural
uses and not allow dwellings and other non-farming buildings to encroach into viable
agricultural land. Staff remain concerned that pushing the building further away from
Westminster Highway will result in alienation of more agricultural land for farming related
activities.

o No precedent exists in the surrounding area for approved variance applications of a similar
nature. Staff have concerns about the precedent this proposal may set if approved, which
will negatively impact the viability of agricultural activities in the area. The applicant
contends that surrounding properties have dwellings and buildings that are situated beyond
the maximum setback. However, staff note that a majority of these buildings are for farming
purposes (i.e. storage, tractor sheds, barns) and are not dwellings (There is no maximum
setback provision within the Agricultural District (AG1) zone for buildings and structures
associated with farming uses). The maximum setback provision applies only to dwellings
and residential accessory buildings.

e A majority of the surrounding single-family residential dwellings on neighbouring properties
comply with the 50 m (164 ft) maximum setback. The requested variance would be a

considerable departure and not consistent with the setback of existing surrounding dwellings.
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o Another possible way to comply with the maximum setback requirement and avoid the
variance is to scale down and reduce the size of the proposed dwelling. This would allow for
the dwelling to be situated in behind the existing house with adequate space existing between
the two (2) dwellings for a garden and open space due to the reduced size and massing of the
new proposed house. The applicant has rejected this option.

e The Official Community Plan’s (OCP) objectives pertaining to agriculture in Richmond is to
ensure continued protection of all farmlands in the Agricultural Land Reserve and maintain
and enhance agricultural viability and productivity. Staff are concerned that this proposal is
at variance with these objectives and will negatively impact agricultural activities on the
subject site and set an undesirable precedent.

Conclusions

The proposal to vary the maximum required setback from 50 m (164 ft) to 60 m (197 ft) in order
to permit a portion of a single-family dwelling to be situated beyond this maximum setback will
alienate more land from possible agricultural uses, and set an undesirable precedent. The subject
site has sufficient width and area to shift the proposed dwelling in order to comply with the zone,
and the applicant has not provided adequate justification on this proposal. As such, staff do not
support the subject application and recommend denial.

Kevin Eng 5/

Planning Technician — Design
(Local 4626)

g
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Urban Development Division Development Variance Permit

No. DV 04-274515

To the Holder: AL RAHMAN FARMS
Property Address: 15460 WESTMINSTER HIGHWAY
Address: C/O STEVE PALMIER

STEVE PALMIER ARCHITECTURE
513 — 1540 WEST 2"° AVENUE
VANCOUVER, B.C. V6J 1H2

1. This Development Variance Permit is issued subject to compliance with all of the Bylaws of
the City applicable thereto, except as specifically varied by this Permit.

2. This Development Variance Permit applies to and only to those lands shown cross-hatched
on the attached Schedule "A" and any and all buildings, structures and other development
thereon.

3. The "Richmond Zoning and Development Bylaw No. 5300" is hereby varied by increasing
the maximum required setback from a public road in the Agricultural District (AG1) zone
from 50 m (164 ft) to 60 m (197 ft) to accommodate a portion of a new single-family
dwelling (1,508 m? or 16,233 ft?) at 15460 Westminster Highway as shown on Plans #1 — #5
attached hereto.

4. As a condition of issuance of this Permit by Council, the applicant is required to enter into an
Aircraft Noise Covenant.

wh

The land described herein shall be developed generally-in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF :

MAYOR
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