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Richmond 

To: Development Permit Panel 

From: Joshua Reis 
Director, Development 

Report to Development Permit Panel 

Date: December 18, 2024 

File: DP 21-944022 

Re: Application by Coast Construction for a Development Permit at 
18840 River Road 

Staff Recommendation 

That a Development Permit be issued to permit the construction of a single-family dwelling at 
18840 River Road on a site zoned "Agriculture (AG 1 )" and designated as an Environmentally 
Sensitive Area (ESA). 

Joshua Reis, MCIP, RPP, AICP 
Director, Development 
(604-247-4625) 
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Staff Report 

Origin 

Coast Construction, on behalf of Angelina Margaret Priatel, the owner of the subject property, 
has applied to the City of Richmond for permission to develop a single-family dwelling with one 
secondary suite at 18840 River Road on a site zoned "Agriculture (AG 1 )" and designated as an 
Enviromnentally Sensitive Area (ESA). The subject site is a hooked property with a small 
portion of the southern end of the property being separated by a Railway Right-of-Way (RRW) 
and an unopened road allowance. The site is currently unoccupied and does not contain any 
buildings or structures. 

Utility connections for water and drainage and frontage improvements will be addressed at the 
Building Permit stage via Work Order. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

The subject site and the surrounding area are located within the Agricultural Land Reserve 
(ALR). Development surrounding the subject site is as follows: 

To the North: Across River Road, four lots along the foreshore of the north arm of 
Fraser, zoned "Agriculture (AGl)" and each containing a single-family 
dwelling; 

To the East: 

To the South: 

To the West: 

Staff Comments 

Agricultural operation on an approximately 4.2 acres (1.7 ha) property 
zoned "Agriculture (AG 1 )"; 

A RRW property owned by Canadian National (CN) containing railway 
infrastructure; and 

A property with an area of approximately 2.1 acres (0.8 ha), zoned 
"Agriculture (AG 1 )", containing a farmhouse and designated Riparian 
Management Area ( RMA) along the 15 m northern section of the site and 
the rest of the site being designated as ESA. 

The owner is proposing to establish a lavender farming operation and to build a single-family 
dwelling with one secondary suite within a farm home plate close to in the northeast comer of 
the site. An Environmentally Sensitive Development Permit (ESA DP) is required due to the 
proposed farm home plate containing a single-family dwelling encroaching into portions of the 
site that are designated as Environmentally Sensitive. As such, the purpose of this ESA DP is to 
allow the construction of the proposed single-family dwelling on the site and to secure the 
proposed ESA compensation and restoration efforts. Proposed farming operations and associated 
uses are not subject to this application. 
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The proposed scheme attached to this report has satisfactorily addressed the staff comments 
identified as part of the review of the subject ESA DP application. In addition, it complies with 
the intent of the applicable sections of the OCP and is in compliance with the "Agriculture 
(AG 1 )" zone. 

Analysis 

Site Planning 

• 

• 

• 
• 

• 

• 

• 

• 

• 

The proposed single-family dwelling is proposed to be located within the farm home plate 
which has been identified as in close proximity to the northeast comer of the site. The 
proposed building complies with the maximum floor area of 400 m2 (4,306 ft2

) in the 
"Agriculture (AG 1 )" zone. 
The required farm home plate for the single-family dwelling is located within an area 
designated as an ESA on the property (shown on DP Plan #2). 
There is a 15.0 m wide RMA on the site along the property's River Road frontage . 
The farm home plate is required to be contiguous and rectangular in shape, with one side on 
the front property line or the delineation of a RMA and on one side property line. 
The farm home plate is setback from the front property line and the RMA in order to 
accommodate future City diking infrastructure upgrades. Future diking upgrades along River 
Road will require granting of SRWs and will encompass the existing RMA as well as 
additional lands south of the RMA, within the site, to a maximum width of21.4 m (13.9 m 
future dike superstructure and 7.5 m dike service and access area). 
The proposed single-family dwelling will contain a one-bedroom 65m2 (700 ft2

) secondary 
suite, intended for the future farm manager. Prior to Council's issuance of the DP, the owner 
is required to register a legal agreement on Title to ensure that no final BP inspection is 
granted until a minimum one-bedroom secondary suite is constructed on the property, to the 
satisfaction of the City in accordance with the BC Building Code and the City's Zoning 
Bylaw. 
Vehicular access is to be provided via an existing driveway from River Road, which also 
serves as a farm access road to the subject property and the proposed future lavender farming 
operation on site. 
The owner has submitted a farm plan, prepared by a Professional Agrologist, indicating that 
the soil on site is not suitable for a diverse range of agricultural uses, but is more specifically 
suitable for the planting of lavender. Growing lavender requires establishing raised planting 
beds and would involve a less intensive site preparation and soil fill, and not require 
extensive irrigation. 
Lavender farming is proposed to be situated in a central space (lavender planting beds) and 
would be further augmented via a farm building to incorporate lavender processing 
operations on-site. The lavender beds and planting would cover an area of approximately 
4,000 m 2. The applicant has proposed a farm building (a barn) that would house lavender 
processing operations to support the future farm. The farm building is not subject to the ESA 
DP and is to be reviewed separately for compliance with City zoning through the City's BP 
review process. 

• The area along the southern portion of the site, approximately 4,000 m2 in size, is less 
suitable for lavender farming due to the low elevation and wet ground conditions as a result 
of water run-off from the north. 
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This area is also more prone to flooding due to its elevation being lower relative to the 
existing elevation along River Road (approximately, an elevation drop of 1.8 m) as well as 
due to specific ground characteristics, presenting significant challenges for future farming of 
any type of crops. 

• The south portions of the lot, not planned to be farmed, have been proposed by the applicant 
and their Qualified Environmental Professional (QEP) to be set aside for ecological retention, 
restoration and landscaping in order to both provide ecological compensation, but also to 
better manage and improve the property's overall site conditions through water run-off 
management north-south and provide long-term stability for the proposed farm. 

Environmentally Sensitive Area and Riparian Management Area 

• 

• 

• 

The property is partially designated ESA, specifically "Freshwater Wetland (FRWT)", which 
typically includes areas with vegetation and soils influenced by the presence of freshwater in 
the rooting zone for plants; includes open, forested, and shrub bogs, swamps, marshes, wet 
meadows, seasonally flooded fields and shallow ponds and ditches. The total area of the ESA 
designation on the property is approximately 3.7 acres (1.5 ha) or 86 per cent of the entire 
property area. 
As per the ESA DP exemption criteria specified in the OCP, agricultural activities are not 
subject to the ESA DP requirements. 
The property also includes a 15 m wide RMA along the north property line associated with a 
drainage canal along River Road. The farm plan confirms that no development and no 
farming activity is proposed to occur within the RMA. 

Environmentally Sensitive Area Assessment 

• 

• 

• 

• 

An Environmental Impact Assessment (the "Report") was submitted by Ecologic Consultants 
Limited, who were retained by the applicant as the project's QEP. The Report characterizes 
the site as not recently farmed, being comprised of overgrowth of mostly invasive species of 
shrubs, grass and small plants as well as a number of non-native and native trees ( deciduous 
and coniferous types) in various locations throughout the ESA designated lands. 
The subject site has not been actively farmed since 2005. The Report indicates no vegetation 
on the site in the late 1990's followed by attempts at establishing a tree nursery with 
associated land preparation through the importation of fill in the early 2000's. This activity 
ceased around 2005 and the property was left fallow. As a result, the site was naturalized 
and vegetation in the form of various shrubs and trees, including invasive and native species, 
have taken cover over most of the site and the portions designated as ESA. 
No sensitive habitat ecological features in the form of wildlife and associated nesting that 
would be considered at risk and subject to provincial protection mechanisms have been 
observed on the property. Additionally, no amphibians or associated active habitat features 
were observed on the site. 
The area proposed to be developed for the single-family dwelling and farm home plate area 
is within the ESA which covers the majority of the site and as noted earlier, would be located 
21.4 m from the north property line, ensuring non-encroachment into both the RMA as well 
as the SRW for diking and dike access. 
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Ecological Compensation 
To compensate for proposed residential uses and the encroachment of the farm home plate of 
1,000 m2 (10,764 ft2

) into the designated ESA, the owner, via a prescribed set of 
recommendations by the QEP, has proposed to focus ecological compensation and restoration 
efforts within a total area of 3,734 m2 on the south portion of the site as follows: 
• Protect and retain existing coniferous trees within an area of 330 m2 and have this area both 

fenced as well as conduct invasive species removal to ensure long term retention of the trees. 
• Remove and manage invasive species of shrubs and plants within an area, approximately 

794 m2 in size, identified as having wetland ecological characteristics in order to enhance 
ecological function of this wetland zone. This area has been classified as a wetland which has 
been inundated with invasive species and invasive species removal and management has 
been ascribed as the best methodology to bring this portion of the site to a higher ecological 
function. 

• Conduct invasive species management in an area which contains deciduous trees and plants 
on the extreme southeast comer of the site, having an approximate area of 672 m2 and to not 
remove any of the existing bylaw and non-bylaw sized trees in this space. 

• Planting of native species of shrubs and herbs in an area of approximately 579 m2 size 
through the following prescription: 

o 170 shrubs and herbs, namely of the species such as Tall Oregon grape, Nootka, 
Red Flowering currant, Thimbleberry, Oceanspray, and Sword fem; and 

o Eight trees, a mix of coniferous and deciduous types, namely comprised of 
Douglas fir and Bigleaf maple. 

• Planting of native species of shrubs, and herbs in an area of approximately 1,293 m2 through 
the following prescription: 

o 390 shrubs and herbs comprised of species such as Common snowberry, 
Osoberry, Red elderberry, Salmonberry and Sword fem; and 

o 16 trees, a mix of coniferous and deciduous types, namely comprised of Grand fir, 
Stika spruce, Western Red cedar, Black cottonwood, Red alder, and Vine maple. 

• Planting of native species in area with riparian and wetland ecological features, 
approximately 860 m2 in size through the following prescription: 

o 370 shrubs and herbs comprised of species such as Pacific Ninebark, Pacific 
crabapple, Hardhack, Pacific willow, Sitka willow, Red Osier Dogwood and 
Black Twinberry. 

• The restoration and planting areas associated planting material are detailed on the DP Plan# 4 
and 5. 

The aforementioned proposed tree and plant species to be planted in the enhancement area were 
recommended by the QEP and are consistent with the "Freshwater Wetland (FRWT)" ESA 
designation and the "Suitable Trees for Replanting in the City of Richmond" list. 

The proposal recommended by the QEP represents a ~3.7:1 ratio in habitat area as proposed and 
recommended by the QEP in the Environmental Impact Assessment Report. The compensation 
ratio is measured in terms of the total amount of land dedicated to ecologically oriented 
undertaking. 
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At 3,734 m2 when compared with the maximum 1,000 m2 ofland dedicated to the proposed farm 
home plate, this would result in a net gain in ecological function by enhancing a relatively low
quality habitat in an area designated as ESA in the southern portion of the site (including a 
significant amount of invasive species) and replacing the area with a densely planted natural 
landscape to be protected with fencing. The location of the ESA compensation was considered in 
the context of farming opportunities on the site as a priority. It was determined this location 
would function better for the ESA compensation in part due to its current wetland ecological 
characteristics and the fact this approach would enhance site conditions for lavender farming by 
ensuring surface water runoff is directed into this portion and away from lavender farming area 
in the center of the property. Ecological enhancement works will help support habitation of the 
site by a variety of terrestrial and aquatic species, including small mammals, birds and 
invertebrates. The southern area, which is at the lowest elevation within the property, and which 
already contains some degree of wetland ecological characteristics, would become a valuable 
and high ecologically functioning ESA. 

To ensure that the proposed enhancements have the best chance of survival and that invasive 
species are controlled, monitoring and annual reporting to the City by a QEP will be required for 
a five year period. 

DP considerations (Attachment 2) include bonding for the landscape costs, in the amount of 
$39,316.00, a contract between the owner and a QEP to provide monitoring and reporting for a 
period of five years and registration of a legal agreement identifying the ecological compensation 
area to ensure protection and retention of the area denoted for ESA compensation. 

Flood Protection 
• The proposed development must meet the requirements of the Flood Plain Designation and 

Protection Bylaw 8204. Registration of a floodplain covenant on Title identifying a 
maximum habitable elevation of 3 .5 m GSC is required prior to DP issuance. 

Site Servicing 

Utility connections for water and drainage and frontage improvements will be addressed at the 
BP stage via Work Order. These improvements are detailed in the DP Considerations in 
Attachment 2. 

Future diking upgrades along River Road will require a 13.9 m wide Statutory Right-of-Way 
(SRW) along the northern portion of the site to allow dike construction, as well as another 7.5 m 
wide SR W to accommodate future access to the dike for repair and routine maintenance of 
diking infrastructure. The total area for diking related design, construction, repair and 
maintenance would be 21.4 m in width, measured from the north property line, as noted under 
the Flood Protection section of this report earlier. The owner has agreed to register diking related 
SRWs as a consideration of the DP, detailed in Attachment 2. 

Financial Impact 

This development application results in an insignificant Operational Budget Impact (OBI) for the 
off-site City infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, street 
lights, street lights and traffic lights). 
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Conclusions 

As the proposed development would meet applicable policies and Development Permit 
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council 
be recommended. 

The list of Development Permit Considerations is included in Attachment 2, which has been 
agreed to by the owner (signed concurrence on file). 

Babak Behnia 
Planner 2 
(604-204-8639) 

BB:cas 

Att. 1: Development Application Data Sheet 
2: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP DP 21-944022 Attachment 1 

Address: 18840 River Road 

Owner: Angelina M. Priatel Applicant: Coast Construction Ltd . 

Planning Area(s): East Richmond -------------------------------

I Existing I Proposed 

Site Area: 17,570 m2 (1.8 ha) No change 

Land Uses: Single-family residential and agriculture No change 

OCP Designation: Agriculture (AGR) No change 

Zoning: Agriculture 1 (AG1) No change 

Number of Units: Vacant 
1 Single Family Dwelling plus 

secondary suite 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 400 m2 (4,306 ft2
) 400 m2 (4,306 ft2

) None permitted 

Farm Home Plate Area: Max. 1,000 m2 (10,764 ft2
) 1,000 m2 (10,764 ft2

) None 

Farm House Footprint: Max. 60% 60% None 

Setback - to rear of Farm Home 
Max. 75 m Complies (55 m) None 

Plate: 
Setback -Single Detached 

Max. 50 m Complies (21 .6 m) None 
Housinq Building 

Setback - Front Yard : Min. 6.0 m Complies (21 .6 m) None 

Setback - Side Yard: Min. 1.2 m 
Complies (5.6 m) to 

None 
east P/L 

Setback - Side Yard: Min. 6.0 m 
Complies (44.4 m) to 

None 
west P/L 

Setback - Rear Yard: Min. 10.0 m Complies (218 m) None 

Height (m): Max. 9.0 m (2 storeys) 8.2 m (2 storeys) None 
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Attachment 2 

City of 
Richmond 

Development Permit Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC V6Y 2C1 

Address: 18840 River Road File No.: DP 21-944022 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Receipt of a Letter of Credit for landscaping and monitoring of the Environmentally Sensitive Area (ESA) over a 5 

year period in the amount of $39,316. The Letter of Credit may be reduced annually, up to maximum of 20% of the 
original value, upon receipt of monitoring reports from the Qualified Environmental Professional (QEP) to the 
satisfaction of the City's Director, Development. 

2. Submission of a Contract entered into between the owner and a Qualified Environmental Professional (QEP) to 
monitor and provide annual reporting to the City on the ESA for 5 years following City approval of substantial 
completion. 

3. Registration of a legal agreement on title to identify the ESA Enhancement and Compensation area and register a 
Statutory Right-of-Way (SRW) denoting the ESA Enhancement and Compensation area in lieu of proposed non-farm 
residential development to ensure that landscaping is planted and retained as identified in the submitted 
Environmental Impact Assessment (EIA) report prepared by Ecologic Environmental Consulting, dated September 7, 
2023 as well as an associated Memorandum by Ecologic Environmental Consulting, dated October 4, 2024, and will 
not be abandoned or removed. The agreement would also note that the Riparian Management Area (RMA) would not 
be disturbed in association with the proposed development and would be protected via fencing, as to be prescribed by 
the QEP through a Construction Environmental Management Plan (CEMP), to be submitted at the Building Permit 
Stage, throughout the duration of construction and development of the site and would be left undisturbed into the 
future until such time when the City would be initiating dike-related works and upgrades. The legal agreement will 
also include language to allow City access to the property in case the enhancement works identified in the submitted 
EIA are not completed, maintained or monitored as proposed. Should the owner wish to modify the existing driveway 
over the RMA in the future, their proposal, at that time, may be subject to additional Environmental Review and/or 
Approval from the Senior Regulatory Agency(s). 

4. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.5 m GSC. 

5. Registration of a 13 .9 m wide statutory right-of-way along the River Road frontage portion of the lot covering an 
approximate area of 860 m2 for the future dike development by the City. Future roles and responsibilities in terms of 
design and construction of the future dike will be provided by City' s Engineering Department and appended into the 
agreement. 

6. Registration of a 7.5 m wide statutory right-of-way to accommodate future access to dike for repair and routine 
maintenance of diking infrastructure. covering approximately area of 465 m2. Future roles and responsibilities in 
terms of dike repair, monitoring and routine maintenance via the dike access SRW by the City will be provided by the 
City' s Engineering Department and appended into the agreement. 

7. Registration of a legal agreement on Title to ensure that no final Building Permit inspection is granted for the 
proposed farm home until a one bedroom secondary suite is constructed in the proposed single-family dwelling. 

8. Payment of all fees in full for the cost associated with the Development Permit Panel Meeting Notices, consistent with 
the City' s Consolidated Fees Bylaw No 8636, as amended. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. At the Owner's cost via City Work Order*, design and construct/install utility connections and frontage 

improvements, works include, but not be limited to water works and storm sewer works. 

Initial: 
7860037 

---



Attachment 2 

2. No connection to the City's sanitary sewer system is permitted to properties within the Agricultural Land Reserve 
(ALR). An On-site Sanitary Disposal System is required as per the City of Richmond Policy 7401, to be designed by a 
Professional Engineer at the owner's cost. 

3. The owner is required to review street lighting levels along all road frontages and upgrade as required. 

4. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. Management 
Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

5. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
Department at 604-276-4285. 

6. Installation of appropriate Environmentally Sensitive Area (ESA) and Riparian Management Area (RMA) protection 
fencing, according to a Construction Environmental Management Plan approved by staff and as per the 
recommendations of and specifications listed by the Qualified Environmental Professional (QEP). 

Note: 

* 

• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

[Signed copy on file] 

Signed Date 
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City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

Angelina Margaret. Priatel 

18840 River Road 

1118 MAPLE STREET 
VANCOUVER.BC 
V6J 3R6 

Development Permit 

No. DP 21-944022 

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 Permit. 

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. Sanitary systems, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #9 attached hereto. 

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$39,316 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. 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, according to the terms 
and conditions of this Permit 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 permit 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. 

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 and the security shall be returned in full. 
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To the Holder: 

Property Address: 

Address: 

Angelina M. Priatel 

18840 River Road 

1118 MAPLE STREET 
VANCOUVER, BC 
V6J 3R6 

Development Permit 
No. DP 21-944022 

7. 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. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAYOF 

MAYOR 

7839314 
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Existing Coniferous 
Woodland 

Approximate area= 330 m2 

Invasive species management on ly 

D Existing Wetland 

Approximate area= 794 m2 

Invasive species management onl y 

D Wet/Riparian Areas 
Approximate area= 860 m2 

Number of shrubs/herbs= 370 

Recommended Species Group 3: 

Shrubs : 
Pacific Ninebark (Physocorpus copitatus) 
Pacific Crabapple (Ma /us f usca ) 
Hardhack (Spiraea doug lasii) 
Pacific W illow (Sa lix lasiandra ) 
Sit ka Wi llow (Salix sftchensis) 
Red-osier Dogwood (Cam us ser icea} 
Black Tw inberry (Lonicera involucro ta ) 

Wetland 

D Existing Deciduous 
Woodland 

Approximate area = 672 m2 

Invas ive species ma nagement only 

Estimated plant nu mbe rs based on 5 m spacing fo r trees and large shrubs, 
and 1.5 m spacing fo r sma ller shrubs/herbs. Du e t o great er sizes at m at ur it y fo r t rees 
and la,·ge shrubs, t he t ree to sma ller shrub ratio is set to 30% to 70% respective ly. 

5 

DP Plan 21-944022 #4 
D Drier Uplands 
Approximate area = 579 m2 

Number of shrubs/herbs= 170 
Number of trees= 8 

Recommended Species Group 1: 

Trees: 
Douglas-fir (Pseudotsuga m enzies ii) 
Bigleaf Ma ple (Acer macrophyllum) 

Sh rubs/ herbaceous : 
Ta ll Oregon-grape (Mahonia aquifo lium ) 
Red-fl ower ing Cu rrant (R ibes sanguineum) 
Thimbleber ry (Rubus porviflorus) 
Nootka Rose (Rose nutkono ) 
Oceanspray (Holodiscus discolor) 
Sword Fern (Po lystichum m unitum ) 

D Mesic Uplands 
Approximate area = l, 293 m2 

Number of shrubs/herbs= 390 
Number of trees= 16 

Recommended Species Group 2: 

Trees/ large shrubs: 
Grand Fir (Abies grandis) 
Sit ka Sp ruce (Picea sitchens is) 
Western Redcedar (Thuja p /ica ta) 
Black Cotto nwood (Populus trichocarpa ) 
Red Alde1- (A /nus rubra) 
Vine Maple (Acer circinatum ) 

Sh rub/ herbaceous: 
Common Sn owberry (Symphoricorpos a/bus ) 
Osoberry (Oemleria cerasiformis) 
Red lderberry (Sam bucus racemoso) 
Sa lmonberry (Rubus spectabilis) 
Sword Fern (Po lystichu m munitum) 
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18840 RIVER ROAD RICHMOND 

DEVELOPMENT PERMIT APPLICATION 

FARMHOUSE 
NORTHWEST. 

18M0 RIVER ROAD RICHMOND CIVIC ADDRESS 

LEGAL DESCRIPTION LOT 16SEC 19 BLK SN RG 4W PL NWP \206 LOT 16, 
BLOCK SN, PLAN NWP 1206. SECTION 19, RANGE• W, 
NEW WESTMINSTER LAND DISTRICT, EXCEPT PLAN 4720, 8.577 

ZONING AG 1 
LOT AREA SC.FT. 167,917.00 SF 

14.U PERMITTED DENSITY (1lja) ALL BUILLOINGS AND STRUCTURE) I 
PERMITTED 0.60 FSR 100,750.20 SF 

60,45012 SF 

FLOOR AREA BREAK DOWN 
BARN L1 • MAIN FLOOR AREA 5.287.00 SF 

DWELLING 4.145.00 SF 

PROVIDED 
CARPORT ___ -;

9
,-,,;;;!~,.,:~oi;-

0 
SF 

( 141 4 PERMITTED DENSITY {1)(b)lhl OWEUING 
PERMITTED (DWELLING} 400 SM OR 

F/ QOR ARfA BRfAK QQWN 
FARMHOUSE L 1 • MAIN FLOOR AREA 

FARMHOUSE L2 • UPPER FLOOR AREA 
FUTURE RETAIL 

PROVIDED (DWELLING) 

14. 1.5 (1)tb) LOT COVERAGE 
PERMITTED 35% 

PROVIDED 

FLOOR AREA BREAK DOWN 
DWELLING PLUS RETAIL 

BAAN 
CARPORT 

j 1-4.1.5 jl) LOT COVERAGE jFARMHOUSE FOOTPRINT) 
PERMITTED 60% 

PROVIDED 

ELOOR AREA BREAK DOWN 
DWELLING 

FUTURE RETAIL 

14.1.7 (1) PERMITTED HEIGHT (SINGLE DETACHED HOUSING) 
PERMITTED 2 STOREYS 9M 
PROVIDED 2STOREYS 8.17M 

-4,306.0D SF 

1,901.00 SF 
1,901.00 SF 

3-43.00 SF 
-4,1-4S.OD SF 

511,771 SF 

1,901.00 SF 
5,287.00 

53 1.00 SF 
7,719.00 SF 

I 
2,58-4 SF 

1,901.00 SF 
3-43.00 SF 

2,244.00 SF 

j 1-4.1.7 (2) PERMITTED HEIGHT (ACCESSORY BUILDING CARPORTI 
PERMITTED 1 1/'2 STOREY:5M (16.4 FTJ 
PROVIDED 1 STOREY 3.26M 10 70 

14.1.7 2 PERMITTED HEIGHT AGR!CULTURE BUILDING 
PERMITTED 35M (114.8 FTJ 
PROVIDED 8.90M (29.20 FT] 
I 7.7.2.IPARKING 

MIN REQUIRED 
PROVI O(O 

.... :~• '"- •·~··· . -": 
-l' · : :-->. .s.r .-o· : 

____ ,,, 
-~ .......... 
·o:·::. ... ,_ ..... ,.,,.: . .. ,~. 
'5 •·
□ ~-.. ,_,,., 

PROJECT CONTACT: 

ARCHITECT: 
ANDREW TERRETT 
ARCHITECT, AIBC 
AAA, MRAIC, LEED®AP 
ATA ARCH ITECTURAL DESIGN LTD 
731 DONEGAL PLACE 
NORTH VANCOUVER, BC V7N 2X6 
TEL: 604-736-3730, EX 221 
CEL: 604-657-5146 
ATERRETT@ATARCHITECT.CA 
CONTACT: CZAR VILLANUEVA 
CV@ATARCHITECT.CA 
CELL: 604-537-9527 

SURVEYOR: 
BENNETT LAND SURVEYING LTD. 
@201-275 FELL AVENUE, NORTH VANCOUVER BC 
TEL: 604-980-4868 

CIVIL ENGINEER: 
MPT ENGINEERING CO. LTD. 
#320-11120 HORSESHOE WAY 
RICHMOND, BC V7A 5H7 
T: 604-270-9331 IM: 604-312-4267 
EGBC PERMIT TO PRACTICE 1001557 

ENVIRONMENTAL ENGINEER: 
DANIEL MCALLISTER, M.SC., P.AG. 
DIRECTOR AND SOIL SCIENTIST 
ECOLOGIC CONSULTANTS 
P: 604 836 2273 
E: DMCALLISTER@ECOLOGICCONSULTANTS.COM 
W: HYPERLINK "http://www.consult-ecologic.com"WWW.CONSULT
ECOLOGIC.COM 

GEOTECHNICAL ENGINEER: 
READ FENTON, P.ENG., MBA 
SENIOR GEOTECHNICAL ENGINEER 
GEOTECHNICAL DIVISION MANAGER 
MOBILE: 604-307-1729 
DIRECT: 236-427-8604 
E-MAIL: RFENTON@METROTESTING.CA 
WEB: METROTESTING.CA 

AT;\ AROIITfCTURAL 0£Sll,N LTD 

73 1 Donegal Plac.e 
North Vancouver, BC V7N 2Xb 

Tel: (60.J) 716-37rn 
w1vw.atarchitect.ca 
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r-. CARl:_ORT TOP _QF ROO 
~s· 8.32 m 

11 
b E 

i ~ 

e 
5 

25.08' 

~I 

24.00' ~ 

MIN LEVEL 2 E.V. 
CHARGER AT A PERFORMANCE LEVEL 
OF AT LEAST 12 KWH WITHIN A MAX 8-HOUR PERIOD 

-CORRUGATED STEEL GALVANIZED /PAINTED 
-TYVEK HOMEWRAP 
-1 /Z' PRESSURE TREATED PLYWOOD SHEATHING 

~------PRESSURE TREATED 2x6 STUDS@ 16'' 0/C 

' ' 1'-6"'0.H. 

' 
~ : 

-1/2' PRESSURE TREATED PL'l'WOOD SHEATHING 
-TYVEK HOMEWRAP 
-CORRUGATED STEEL GALVANIZED /PAINTED 

Carport to Remain Unenclosed and Subject to 
Zoning Requirements at time of Building Permit 
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rarm Building Subject to Zoning Requirements 
,,-----__,,-----__,,-----__ 
1G.Gi (G.F) (G.EI 

111 
,,-----__ 
IG.DI 
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IG.CI IG.BI IG.Al 

111 at time of Building Permit 
,ILJ!Afil'J ROOF 13!D§L_ _ 
~9.21' 11.95m T--r-,---------,-r----r-

1 I I I 
I 

f1IL_fuIBI\I_TQ.P OF TRU_§S__ _ -j- _ f-
~ 8.9o m I I~ 

f1IL_fuIBI\I_ TQ.P PLATE _ - ~ ~ 
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~ ~~~~ L LM~l~/~R~ 
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I I I I 
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~ E 
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TT 
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1111 
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1 111 I 

GLAZING 

,,-----__ ,,-----__ ,,-----__ 
IG.EI (G.F) G.Gi 

TTT 
-~-~--,----GLAZING 

STANDING SEAM 
~---,GALVALUME METAL 

,,-----__ 
G.13 
y 

I 

I 

ROOF 

42" H SEAMLESS 
~---GLASS GUARDRAIL 

- r-- - -- -

I 

CORRUGATED STEEL 
GALVANIZED 

/PAINTED 
CORRUGATED STEEL 

GALVANIZED 
(PAINTED) 

IMETALGUARDRAI~ I I I I I 

I I I I I I 

,,-----__ ,,-----__ 
(G.6) ...Li::J (G.5) 

T'$T 
,,-----__ 
(G.4) 

T 
,,-----__ 
(G.3) 

T 
,,-----__ 
(G.2) 
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~--+-- FILL FOR DIKE 
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ALL REQUIRED EFFECTIVE R-1 5.78 

IDES O 8"' CONCRETE) 

SSEMBLY: 

RNINGS FOAMULAR 

E = R-55 

LASS GUARDRAIL 
-TPO 
-3/4" P.T. PL Yv\100D 
-CUT P.T . 2X4 TO CREATE 2% SLOPE TOWARDS DRAIN 

~--~----ROOF JOIST (REFER TO STRUCT.) CNV 
R-28 ROCKWOOL INSULATION 
-6MILPOLY 
-518" TYPE 'X' G.W .B. 

EXTERIOR WALL REQUIRED EFFECTIVE R- 15.78 
-TYPICAL EXTERIOR WALL ASSEMBLY: 
-CLADDING AS PER ELEVATIONS 
-1 /2'' P.T. WOOD STRAPPING 
-TYVEK HOMEWRAP OR SIGA MAJVEST 

lrl i"">-----1/2" OSB SHEATHING 
-2x6 @ 24" 0/C 

..S' COMFORTBOARD 80 ROCKWOOL INSULATION 
-SIGA MA.NEST (TAPE ALL SEAMS) 

-R-22 COMPRESSED BATT INSULATION 
-6 MIL POLY V. B 
- 1/2"' GWB 
TOTAL EFFECTIVE R-16.78 

-BAMCORE WITH 5.s' ROCKWOOL INSULATION (TAPE ALL SEAMS ) 
-SIGA MAJREX OR PROCUMA INTELLO PLUS 
-2X4 STUDS@ 16" O,C. W/ 3.5" R-14 OWEN CORN INGS ECOTOUCH PINK 
F IBREGLASS INSULATION 
- 1/2" GWB 
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