
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: April 2, 2013 

File: DP 13-631971 

Re: Application by Baljit Dhillon for a Development Permit at 10880 Granville Avenue 

Staff Recommendation 

That a Development Pennit be issued which would pennit the construction of a septic field that 
will partially encroach into an Environmentally Sensitive Area (ESA) in the rcar of a property at 
10880 Granville Avenue, zoned Agricul tural District (AGI). 

WC:jc 
Art. 4 

3826011 



March 21 , 2013 - 2- DP 13-63 1971 

Staff Report 

Origin 

Baljit Dhillon has applied to the City of Richmond for permission to develop a septic field at 
10880 Granville A venue that wi ll be partially located within an Environmentall y Sensitive Area 
(ESA) located in the rear of the property. The 0.2 ha site is zoned Agricultural District (AG I). 
The ESA extends approximately 19.5 metres into the site from the fcar property line. 

Development Information 

Please refer to attached Development Application Data Sheet (Attacbment 1) for a comparison 
of the development data with the relevant Bylaw requirements. The development did not require 
a rezoning as the proposed residential use is permitted under the existing Agricultural District 
(AG 1). The recently constructed single family dwelling (March 2013) meets all of the required 
setbacks and height restrictions under the Agricultural District (AG I). The development keeps 
all above ground structures and driveways within the zoning district's 50 m maximum setback 
area. Sanitary sewer is unavailable; therefore, a septic field is required. 

Background 

Development surrounding the subject site is as follows: 

To the north: large single family residential tots, zoned AGl ; 

To the east: 

To the south: 

To the west: 

large single family residential lots with ESA designations at the rear, 
zonedAGI; 

an agricultural lot being cultivated with cranberries, zoned AGI; and 

single family residential lots, two with ESA designations, zoned AG 1. 

The subject property and all of the surrounding ·properties are within the Agricultural Land 
Reserve. 

Findings of Fact 

Riparian Management A,.ea 
The property lies adjacent to a Riparian Management Area (ditch) that runs along the from 
portion of the property. The RMA has a buffer area approximately 5 m wide that extends into 
the subject property. The newly constructed house is not located within the 5 metre buffer area. 
A building permit for the house was issued with the standard RMA conditions of protective 
fencing and sediment and erosion control. 

Perimeter ditch 
There is also a perimeter ditch that lies along the southern property boundary between the 
cultivated field to the south and the subject site. The ditch typically contains standing water and 
would be seasonally dry. It is not an RMA. 

3826071 



March 21, 2013 - 3 - DP 13-631971 

Septic field iocation 
In February 20 13, the applicant retained an engineering consultant to look at the option of 
placing the septic field in the front yard so as to avoid encroaching into the ESA at the rear of the 
property (Attachment 2). The consultant concluded that even witb the smallest septic field size 
designed with the highest level of treatment, the design would not meet the requirements of the 
Health Act. Factors affecting appropriate design and size include the soil conditions, site 
permeability and the required setbacks from existing utilities and the Riparian Management 
Area. 

Analys is 

The proposed 228 m2 septic field will be located in the rear yard of the site which will require the 
conversion of a 1.0 metre wide by 30.726 m long section ofESA comprised of low growing salal 
into a septic field. 

Biologist 's Assessment 
A full site assessment of the subject site's ESA area and the ESA areas on adjacent lots was 
undertaken by Triton Environmental Consultants Ltd. in March 20 13. They evaluated the habitat 
values in the ESA relative to the location of the proposed 228 m2 (7.5m x 30 m) septic field to be 
located in the rear yard (Attachment 3). The septic field will be located 18 m from the 
perimeter ditch, a distance which complies with the requirements of the Health Act. No changes 
to the ditch or adjacent vegetation are proposed. The septic fi eld wi ll encroach approximately 
one metre into the ESA across the width of the ESA. 

ESA impact 
A total of 16 tagged European birch trees were identified in the ESA on the subject site. 
An additional 13 Vaccinium bushes > 1.5 m tall , were observed in the ESA with 11 
clustered in the SW comer of the property and two in the SE corner of the property. 
Low growing salal (Gaultheria shallon), mosses and lichens dominate the understory. 
Two bylaw sized trees will need to be removed to accommodate the septic field. 
No listed species occurrences were identified at 10880 or the immediately adjacent 
properties. 

Proposed Mitigation Measures 

3826(177 

After construction, the septic field will be planted with shallower rooting native fern and 
shrub species. 
Tree replacement will be native and planted adjacent to the forest edge. They will be 
replaced at a minim um ratio of2 for 1 per the City's Official Community Plan; 
An equal area to the portion of the ESA that is disturbed by the septic field will be 
planted with tall shrubs at a spacing of 2.0 m to offset loss of ecological value 
(Attachment 4). This would mean shrub planting in the forested portion of the property 
south of the septic field. This would be in addition to the revegetation proposed (fems 
and low shrubs) for the septic field area. A total of33 shrubs and ten trees will be 
planted in the ESA as follows: 

Lodgepole pine (5 specimens) 
Western white birch (5 specimens) 
Evergreen huckleberry (19 specimens) 
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Sala! (14 specimens) 
The species were selected on the basis of site-specific and shade conditions in the ESA. 
A restrictive covenant will be registered on title to ensure that the preservation of the 
vegetation in the ESA and that there is no construction of buildings, structures or 
improvements (e.g., paving) in the ESA area. 

The proposed mitigation sati sfactorily addresses the net loss of habitat resulting from the minor 
encroachment of the septic field into the ESA area . It also complies with the intent of the 
applicable sections or the Official Community Plan. 

Conclusion 

Staff have reviewed the tcchnical aspects rel ated to the proposed construction of the septic field 
at 10880 Granville Avenue and the potential implications to the Environmentally Sensitive Area 
(ESA). The applicant has sufficiently addressed issues related to ESA concerns. Staff are 
reco mending support for thi s Development Permit application. 

J~1fnstythYJ5 5 
Senior Planner 

JC:cas 

The following are to be mel prior 10 forwarding this application to Council for approval: 
• Receipt of a Letter·of·Credit for landscaping in the amount ofS77 1.50 (based on applicant provided quote). 

• Registration ofa legal agreement on title to ensure: the preservation of the vegetat ion in the Environmentally 
Sensitive Area and thaI no construction of buildings, structures or improvements (e.g., paving) will be made in 
the ESA area. 

• Registration ofa Flood Plain covenant specifYing a min imum FCL of2.9 GSC. 

1826077 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-631971 Attachment 1 

Address: 10880 Granville Avenue 

Applicant: Baljit Dhillon Owner: Baljit Dhillon 

Planning Area(s): -=E"as"'t"R"ic"'h"m"'o"'n,.,d'-____________________ _ ___ _ 

Floor Area Gross: -'S"'5,,0C!m!!'-'("'9.c,1c::5"'0-'-ft'-..')<-_____ _ 

EXlstm Constructed in 2013 

Site Area: 2,469 m' Same 

l and Uses : Single family dwelling Same 

OCP Designation: Agriculture Same 

Zoning: Agricultural District (AG1 ) Same 

Number of Units: 1 1 

I Bylaw Requirement 
, 

Constructed in 2013 I Variance 

Floor Area Ratio : 0.60 0.34 none permitted 

Lot Coverage: N/A N/A None 

Setback - Front Yard: Min. 6.0 6.54m None 

Min. 1.2 m on one side 
Setback - Side Yard: with 3.0 m on the other 1.2 m and 4 m None 

side 

Maximum Setback Max. 50 m 49.46 m None 

Setback - Rear Yard: Min. 6.0 m Exceeds minimum None 

Height (m): 
Max. 2 % storeys, but 2 Y2 storeys None 

shall not exceed 10.5 m 

Lot Size: Min 828 m2 2,469 m' None 

Total off-street Spaces: 2 3 None 

3826077 
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ATTACHMENT 2 

( ! J 
Giuriato Consu!tilng Inc. 
Surveying & Engineering{ Sewage Disposal Specialists: 
21808-52AAvcnlle I 
lancJey, B.C, V2Y 113 I 

! 
City of Richmond 
c/o Baljit Dhillon 

OeilrSir, 

i 
i 
! 
I 

Cel: 604--868-7775 
Email: IIl,1rbto at hotmaiLc:a 

Date: Feb. 25/20132 

RE: Sewace Disposal System for 10880- Granville Avenue, Richmond, B.C. . , 
I 

Our dient has req'uested we look at the option of placing the sewage disposal system for this 
dwelling in the front yard. The attach4d sketch shows the! location of the currently proposed , 
sewage disposal system and the'utilitics ilnd driveway located in the front yard. 

Sewage disposal systems have to be 1eSigned according to the Sewerage Systems regulations 
ilnd Standard Practice Manual as p rov,ided by the Health Authority. This is a large dweHrng 'Nith 
a dally design flow rate of 39941itres!,day. There are three types of systems under the health 
Act, type 1,2 and 3. Type 2 and 3 are ~-reatment plant SY5~ems. With treatment plant systems 
you can make the field smaller. We arle proposing a type 3 system which has the highest level of 
pre-treatment and the smallest field Size. 

Based on the native soil condit ions depth and penneability for this site the infiltration bed 
width should be max. 1m. The max. bed loading rate for a type 3 system is 128 litres/day/sq.m .. 
Therefore we need a bed 3994/128 '" at.2m long. The bed is the raised center portion of a field. , 
Using the entire lot width we have been able to get a bed 26m long which Is 16% less then we 
would like. To compensate we have rriade the bed width 2m. As engIneers we can have some 
latitude. In short the field we have prciposed is shorter then what we would normally propose. 

I . , . 
Proposed fields have to be setback 3~ from utilities and 1.5m from driveways. The attached 
site plan shol'.!S the uti lities and driveo/ay. If we tak.e Into account the setbacks v"e can get a 
field bed length of 12.4m. Approximately 40% of what is needed. If we relocated both the 
waterline and g<ls line we could get a bed length of 1.9.8m which is 63% of what is needed. 
That Is the absolute maximum bed leigth we could get. 

In addition there is a: di tch out front. ,am not sure of the classification ofthis ditch. If it is a 
creek we have to maIntain a 50 fool s~lback. This would be.hard to achieve given the location 
of the dwelling. If it is seasonal and dries up in the summer we would need a 25 foot setback . 

. ' '. I 

! 
I 
I 

.......................... _ ....... .. 2 

.' 

, 



I" , 
( ( I 

I 
Page 2 1 

In conclusion, we cannot meet the re~uirements of the Health Act by puffing the sewage 
disposal system in the front yard for ~he reasons listed above. If a much smaller field was 
pr~posed in the front yard the effluer could wind up polluting the roadside ditch. 

I . . i please conrct me at 604-868-n7S. 

1 

.. -- --

; 



ENVIRONMENTAL CONSULTANTS LTD. 

Updated March 27, 2013 

Mr. Balj it Dhillon 

clo Mr. Dale Badh 

10880 Granville A venue 

Richmond, Be, V6Y 1 R4 

8971 !\e<;1<wI1h Rood 
Rlchmanc!. 8C V6X lV~ 

II.TTACHMENT 3 

Phone 6042792093 
Fa~ 60. 27920,,7 

Re: Assessment or a mapped Environmenta lly Sensitive Area (ESA) at 10880 Granville 

Avenue in Richmond, Be 

1.0 Introduction 

Triton Environmental Consu ltants L TO (Triton) was retained to conduct a field survey of a 

mapped Environmenta ll y Sensiti ve Area (ESA) at 10880 Granville Avenue, Richmond, Be 
(Figure I). The purpose of the survey was to evaluate habitat va lues in the ESA relative to a 

proposed 228.235 m2 (7.576 m x 30.126 m) septic field south of the built house. The septic field 

wi ll be located 18 m from an ephemeral ditch bordering the southern property boundary. This 

wi ll require the conversion o f a 1.0 m wide by 30.726 m long sect ion of low growing salal 

(Gaultheria shallon) with two trees (TAG 10# 1562 and 1564)1 in the ESA to a grass covered 

septic fie ld. 

2.0 Methods 

Triton rev iewed the Conservation Data Centre (CDC) mapping tool for known species at risk ' 

occurrences. Triton a lso visited the site twice in March 20 13 during dry weather conditions and 

wa lked part of a ll of the fo llowi ng areas: 

• ESA on 10880 (full site assessment) 

• LOTS 78, 79 and 94 to the west, south west and immediate south of 10880 

o LOTS 78 and 79 are fo rested and LOT 94 supports cultivated Vaccinillm 

I European birch (Belllio pendulo) specimens, 29 cm dbh and 22 cm dbh respectively. 

Offices in Richmond. Terroce. Prince George. Komloops &. Colgory 
www.lriton·env.com 

Page I 



10880 ESA Assessment March 2013 

We also took photos of the section of ESA on the resident i~ 1 property to the east of 10880 at 

10920. Plant species and wil dlife sign were documented on 10880 and general observations were 

recorded for the remaining areas. 

Figure I. Overview of 10880 and surrounding properties 

3.0 Results and discussion 

No listed species occurrences were identified at 10880 or the immediately adjacent properties 

(Appendix I). A total of 16 tagged European birch trees were identified in the ESA on 10880, 

which extended roughly 19.5 m north of the SE corner property pin (Photos I to 3). An 

additional 13 Vaccinium bushes ~1.5 m tall, were observed in the ESA, with 11 clustered in the 

SW corner of the property and two in the SE corner of the property (Photo 4). 

Offices in Richmond, Terroce, Prince George, Komloops & Calgory 
WWW.triton-env.com 
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10880 ESA Assessment March 2013 

Low growing salal dominated the understory (Photo 5). Mosses and lichens observed at 10880 

included: Brachytehcium sp, Dicranum (scoparium and tauricllm). Kindbergia ~p. Plagiothecillll1 

undlilarull1. Polytrichum sp. Cladonia chlorophaea. A summary of tree diameters and health 

commentary provided by Frogger's Creek Tree Consultants (August 20 II) is provided in Table 

I . As indicated in Section 1.0, tree #1562 and 1564 would need to be removed to accommodate 

the septic field. 

Tabl e 1. 10880 [SA t ree data compiled from th e Froggcr 2011 report 

TAG# DBH (m) HT (m) CR(m) Health I structural 
condition 

1562 0.29 17 3 Poor, leaning 

1564 0.22 12 3 Leaning 

1565 0.38 16 4 -

1566 0.3 16 3 Fair, leaning 

1569 0.32 15 3 Declining 

1570 0.28 15 3 Declining, leaning 

1571 0.35 20 4 Fair 

1572 0.28/0.25/0.23 15 4 Poor, dead top 

1573 0.3 12 3 Poor, top broke out 

1576 0.28 20 4 Fair, leaning 

1577 0.25 15 3 Poor, Top dead 

1578 0.3810.24 19 5 Declining 

1579 0.36 17 4 Fair 

1580 0.32/0.28 15 5 Declining 

1581 0.35 20 4 Declining 

DBU- diameter at breast height, liT - Height, CR-Crown radiu s 

A perimeter ditch is located along the southern property boundary between the berry field on 

LOT 94 and the ESA on 10880. Based on our fie ld observations this ditch typically contains 

standing water and would be seasonally dry (Photos 6 and 7). The proposed septic field is ~ 18 m 

from this ditch, which we understand through discussions with Giu riato Consulting Ltd 

(Giuriato) is consistent with the requirements of the Health Act. No changes to the ditch or 

adjacent vegetation community are proposed. 

Offices in Richmond, Terroce, Prince George, Kom/oops & Calgary 
www.lrilon-env.com 
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10880 ESA Assessment March 2013 

The ESA on 10880 provides poor to no habitat fo r provincially and / or federally listed plant and 

animal species. It also provides poor habitat for wi ldlife overall. The understory is limited to low 

growing salal cover and some largely iso lated Vaccinium bushes. Tree cover is limited to 

deciduous, introduced birch in decl ining condition. No coni ferous tree cover occurs on the 

property. The lack of a continuous and dense tall shrub layer in combinat ion with more abundant 

tree cover makes the ESA on 10880 unsuitable for wildlife travel, thermal or hiding cover. The 

same conditions also result in poor nesting bird habitat overall. The only wildlife sign observed 

in the ESA was a st ick nest in disrepair in a European birch on the residential property to the east 

( 10920) (Photo 8). 

4.0 Mitigation planting in the ESA 

The City requ ires planting in the ESA to offset the conversion of the 30.726 m2 to septic field, 

including Trees 1562 and 1564. A total of33 shrubs and 10 trees wi ll be planted in the ESA as 

fo llows: 

• lodgepo le pine (Pinus con/orla) (#3 pot) (5 specimens) 

• Western white birch BelUla papyri/era (#3 pot) (5 specimens) 

• evergreen huck leberry (Vaccinillnt ovatwn) (#2 pot) (19 specimens) 

• sala l (#2 pot) (14 specimens) 

These species were selected on the basis of site-specific so il and shade conditions in the ESA. 

Additionally birch, pine, Vaccinium and salal are already successfu lly estab lished in / adjacent to 

the ESA on 10880. Consistent with our understanding of the City ' s requirements, shrubs wi ll be 

planted on 2 m centers. The cost to supply and install the plants identified above would be 

$77 1.50 excluding taxes. 

5.0 Closing 

Jf you have any questions, comments or concerns about th is letter, please contact the undersigned 

at 604-279-2093 (office), irithaler@triton-env.com or kgraf@triton-env.com 

Sincerely, 

John Rithaler, Operations Manager, RPBio, PBiol 

Offices in Richmond, Terrace, Prince George. Kamloops & Calgary 
www. friton·env.com 

Page 4 



10880 ESA Assessment 

Karla Graf, Project Manager 

Bach. Env. Eng., Dip T. RRM., Cert Tech Comm. 

Triton Environmental Consultants Ltd. 

Offices in Richmond. Terrace. Prince George, Kamfoops & Colgary 
www.triton·env.com 

Marcl12013 
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10880 ESAAssessment 

Photo 1. ESA on 10880 facing northwest (March 201 3) 

Photo 2. ESA on 10880 facing west (March 20 13) 

Offices in Richmond. Terrace. Prince George. Kom/oops & Co/gary 
www.lrilon-env.com 

March 2013 
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10880 ESA Assessment 

Photo 3. Typical tree cover on 10880 (March 2013) 

Photo 4. Vaccinium shrubs in SW corner of 10880 (March 2013) 

Offices in Richmond, Terroce, Prince George, Komloops & Calgary 
www.triton-env.com 

March 2013 
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10880 ESA Assessment 

Photo 5. Low growing salal with isolated tree cover on 10880 (March 2013) 

Photo 6. Perimeter ditch on 10880 at propeny pin (March 20 13) 

Offices in Richmond, Terrace, Prince George, Komloops & Colgary 
www.triton..enll.com 

March 2013 
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10880 ESA Assessment 

Photo 7. Perimeter ditch on 10880 (March 2013) 

Photo 8. Stick nest in birch on 10920 to the east (March 20 13) 

Offices in Richmond. Terroce, Prince George, Korn/oops & Co/gary 
www.triton-env.com 

March 2013 
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10880 ESA Assessment March 2013 

Photo 9. Condition ofESA on 10920 to the east (March 2013) 

Photo 10. Condition ofESA on LOT 78 immediately to the west of the ESA on 10880 (March 20 (3) 

Offices in Richmond, Terrace, Prince George. Kom!oops & Calgory 
www.triton-env.com 
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10880 ESA Assessment March 2013 

APPENDIX 1: CDC SEARCH RESULTS (March 2013) 

• ID 55939, red legged frog (Rana aurora), on General Currie Road, between I-leather 

Street and Ash Street, Richmond. 2004-04-21, 2004: One adult, four juveniles and six 

unclassed frogs were observed in a backyard pond (SPI database - incidental sightings, 

accessed Ju ly 2010) 

• 103578, northern water-meal (Wolffia borealis) southeast corner of Highway 99, Dease 

Island Highway and Westminster Highway. \980-09-1 0. rloating in large colonies with 

Lemna minor in stagnant, water-filled ditch 

Offices in Richmond. Terrace, Prince George, Kamloops & Calgary 
www.triton-env.com 
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City of 
Richmond Development Permit 

No. DP 13-631971 

To the Holder: Baljit Dhillon and Gurdial Dale Badh 

Property Address: 10880 Granville Avenue 

Address: 1223 - 20800 Westminster Highway, Richmond 

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

2. This Development 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. Subject to Section 692 of the Local Government Act, R.S.B.c.: septic field construction, 
compensation landscaping shall be constructed general ly in accordance with Figure 1 and 
Figure 2 attached hereto. 

4. As a condition of the issuance of thi s Permit, the City is holding the security in the amount of 
$771.50 to ensure that development is carried out in accordance with the terms and 
conditions of this Pennit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, accord ing to the terms 
and conditions of this Pennit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this pennit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

5. If the Holder does not commence the construction pennitted by this Permit within 24 months 
of the date of this Pennit, this Permit shall lapse and the security shall be returned in full . 

3826077 



No. DP 13-631971 

To the Holder: Baljit Dhillon and Gurdial Dale Badh 

Property Address: 10880 Granville Avenue 

Address: 1223 - 20800 Westminster Highway, Richmond 

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

This Pennit is not a Building Permit. 

AUTHORlZlNG RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

3826077 

ISSUED BY THE COUNCIL THE 
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