?, Richmond Report to Development Permit Panel

To: Development Permit Panel Date: July 2, 2025

From: Joshua Reis File: DV 25-015419
Director, Development

Re: Application by Stephen Easterbrook for a Development Variance Permit at 17720
River Road

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 to increase the maximum cumulative lot coverage for agricultural buildings
with an impermeable surface floor sunk into, at or below the natural grade of the site from

750 m? to 3,875 m? to permit the construction of a poultry barn on a site zoned “Agriculture
(AG1)”.

Joshua Reis

Director of Development
(604-247-4625)

JR:jh
Att. 4
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Staff Report
Origin
Stephen Easterbrookhas applied to the City of Richmond on behalf of Easterbrook Milling Co.
Ltd. for permission to increase the maximum cumulative lot coverage for agricultural buildings
with an impermeable surface floor sunk into, at or below the natural grade of the site from 750
m? to 3,875 m? to permit the construction of a 3,875 m* poultry barn at 17720 River Road on a

site zoned “Agriculture (AG1)”. Location and aerial maps of the subject property are provided
in Attachment 1.

In 2018, Council adopted Bylaw 9861 to amend the “Agriculture (AG1)” zone to add regulations
for agricultural buildings and structures, and greenhouses to restrict the construction of concrete
slabs or other impermeable structures and surfaces sunk into, at or below the natural grade. As
per the current AG1 zone, for agricultural buildings and structures with a concrete slab, an area
up to 750 m? (8,073 ft?) is permitted to be concrete construction, hardsurfacing or other
impermeable structure of construction.

At the time of Bylaw 9861 adoption, Council implemented a “fast track” application process for
property owners proposing a larger area of concrete construction for agricultural buildings, in
support of a farming operation. This includes a concurrent building permit (BP) and a “fast
track” staff report process. The subject Development Variance Permit (DVP) proposal for a
larger area of concrete construction is being proposed as a “fast track” application.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Background

Development surrounding the subject site is as follows:

To the North: Across River Road, a property zoned “Agriculture (AG1)” and located in the
Agricultural Land Reserve (ALR);

To the East: A property owned by the Port of Metro Vancouver, that is leased by Easterbrook
Milling Co. Ltd. and part of the existing farm operation, which is zoned
“Agriculture (AG1)” and located in the ALR;

To the South: Across a railyard, properties zoned “Agriculture (AG1)” and located in the ALR,;
and

To the West: A property zoned “Agriculture (AG1)” and located in the ALR.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject DVP application. In addition, it complies with the
intent of the applicable sections of the Official Community Plan (OCP) and is generally in
compliance with the “Agriculture (AG1)” zone except for the zoning variances noted below.
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Zoning Compliance/Variances (staff comments in bold italics)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
maximum cumulative lot coverage for agricultural buildings with an impermeable surface floor
sunk into, at or below the natural grade of the site from 750 m? to 3,875 m?, to permit the
construction of a poultry barn at 17720 River Road, on a site zoned “Agriculture (AG1)™:

The purpose of the poultry barn is to support the existing farm operation (Rabbit River
Farms), including egg production and the rearing of 14,000 organic egg layer hens.

The subject property has farm status as per BC Assessment.

In addition to egg production, a bi-product of the farm operation is organic chicken
manure which is sold as a non-chemical natural fertilizer for gardens and other
Sfarming operations.

The applicant has an existing 1,486 m’ poultry barn located on the property to the East
(17740 River Road), which currently houses 8,200 organic layer hens. The existing
poultry barn is located on leased land with the lease terminating in 2027, and the
applicant has no certainty of a lease extension. In addition, the existing barn and
equipment are reaching the end of their useful life cycles.

Egg production is controlled under the Federal “Supply Management System”. As the
population increases, egg producers receive authority to increase flock size. The
applicant’s current quota exceeds what can be produced in the existing poultry barn.

The new poultry barn will include energy efficient heating systems, energy efficient
cooling systems, improved insulation, and produce significantly less CO; emissions
than the existing poultry barn.

As a condition of the DVP, the applicant is required to register a legal agreement on
Title to prohibit the use of the building for medical or non-medical cannabis
production. The applicant has also submitted a Statutory Declaration confirming that
all proposed uses comply with Zoning Bylaw 8500.

The Food Security and Agricultural Advisory Committee (FSAAC) reviewed and
supported the subject DVP application at its meeting held on June 12, 2025. An
excerpt from the June 12, 2025 FSAAC meeting minutes is provided in Attachment 3.

Other Applications Applicable to the Subject Property

- Environmentally Sensitive Area Development Permit

A Development Permit (DP) (DP 19-876647) was previously issued for the subject site to permit
the construction of a single detached house on a site designated as an Environmentally Sensitive
Area (ESA). As a condition of the DP, the applicant had entered into legal agreements that
included ESA compensation works and the demolition of the existing residential single-family
dwelling located on the north-west of the property. The new single-family house has been
constructed but final occupancy has not been issued. Prior to final occupancy being granted for
the single-family house, the applicant is required to complete the agreed to ESA compensation.
The existing residential single-family dwelling is the subject of separate applications to the
Agricultural Land Commission (ALC) and City (discussed below).
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The existing ESA covenant on Title to the subject property, that was secured through the ESA
DP application, prohibits BP issuance until the ESA works, as approved are completed. As the
proposed Development Variance Permit facilitates the development of an agricultural building
for farming purposes, and farm activities within the ALR are exempt from the City’s ESA
policies, this requirement does not apply to the proposed farm building.

Watercourse Crossing Permit

In 2023, the City approved a new watercourse crossing (Permit DX20-920917) for a 12m wide
driveway access. The City permitted the works subject to the applicant removing the existing
watercourse crossing and driveway located on the north-west frontage of the property. The new
watercourse crossing has been constructed, but the existing watercourse at the north-west
frontage has not been removed.

Non-Adhering Residential Use and Rezoning Application

The applicant has submitted an ALC Non-Adhering Residential Use (NARU) application (AG
25-016791), and a corresponding rezoning application (RZ 25-015421) to permit the retention of
the existing single-family dwelling on-site (previously identified for demolition as part of the
new single-family home which was constructed on the property) to be used for farm labour. The
application is currently under review and will be presented to Committee and Council for
consideration upon completion of the technical review, including consideration of the removal
and or improvements and maintenance of the watercourse crossing at the north-west frontage of
the property.

Analysis

The purpose of the subject DVP application is to allow the construction of a 3,875 m?

(41,710 ft?) poultry barn, in support of the existing farming operation. The proposed facility will
be used for the rearing of 14,000 organic layer hens for egg production. The proposed use is
consistent with the “Agriculture (AG1)” zone and the ALR Regulations and the applicant has
submitted a Statutory Declaration ensuring that all proposed uses comply with the Zoning
Bylaw. As a condition of the DVP, the applicant is required to register a legal agreement on Title
to prohibit the building’s use for medical or non-medical cannabis production.

The proposed farm building and its use does not interfere with or prohibit the ESA compensation
secured as part of the prior application for the single-family building.

The applicant proposes the use of slab on grade and suspended concrete slab construction as well
as the use of screw piling. This method will require fill, raising the site grade around the
building by approximately 0.8 m. The applicant had applied for a Soil and Fill Notice of Intent
to the ALC and received approval for fill deposition in support of the poultry barn, driveway and
surrounding free range pasture area. A drainage plan will be submitted as part of the City
application to deposit soil on site, and an Erosion and Sediment Control Plan will be required
prior to Building Permit issuance.
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In response to questions from the Committee, the applicant team provided the following
additional comments:

e [fthe applicants lease is extended on the property of the existing barn, the existing barn
will be used for the rearing of hens, or converted for strawberry production;

e Applicant is utilizing best practices to separate hens from wild birds who may contain
Avian influenza;

e The barn has been designed for 2% growth per year, forecasted until the applicant intends
to fully step away from the business (but will continue operation within the family);

In response to questions from the Committee, Policy Planning staff provided the following
comments:

e As this is for farming purposes, there is the “Right to Farm” which does not require
Environmentally Sensitive Area (ESA) compensation for development within the ESA.

FSAAC provided the following comments on the proposal:

e FSAAC supports the City to continue to work on mechanisms that can expedite
development applications for legitimate farmers.

In response to questions from the committee, staff provided the following comments:

e The fast track process was established in response to the time sensitive nature of
agricultural applications. Staff are working with the applicant to complete the necessary
reviews and approvals in a timely manner and are processing the application concurrently
with the Building Permit application. The subject application is tentatively scheduled for
Development Permit Panel on July 16, 2025, which is ahead of the fast track process’s
2-month target time frame.

The Committee passed the following motion:
That the Food Security and Agricultural Advisory Committee endorse the Development

Variance Permit application at 17720 River Road.

Carried Unanimously
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(b) Confirm the capacity and condition of the existing storm connection to open ditch. If the existing

storm connection is adequate to be reused, it may be retained. If not, it shall be replaced.

¢) Sanitary Sewer Works:

(1) At Developer’s cost, the Developer is required to:

(a)

Install an on-site sewage disposal system. Design shall be signed and sealed by a Professional
Engineer.

d) General Items:

(1) At Developer’s cost, the Developer is required to:

(a)

Complete other frontage improvements as per Transportation requirements.

(b) Coordinate with BC Hydro, Telus and other private communication service providers:

(©)

o Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.

Locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development and proposed undergrounding works, and all above ground utility cabinets and kiosks
located along the development’s frontages, within the developments site (see list below for
examples). A functional plan showing conceptual locations for such infrastructure shall be included in
the development design review process. Please coordinate with the respective private utility
companies and the project’s lighting and traffic signal consultants to confirm the requirements (e.g.,
statutory right-of-way dimensions) and the locations for the aboveground structures. If a private
utility company does not require an aboveground structure, that company shall confirm this via a
letter to be submitted to the City. The following are examples of statutory right-of-ways that shall be
shown on the architectural plans/functional plan, the servicing agreement drawings, and registered
prior to design approval:

e BCHydroPMT-4.0x50m

o BCHydroLPT-35x3.5m

o Street light kiosk—-1.5x 1.5 m

e Traffic signal kiosk ~2.0x 1.5 m
o Traffic signal UPS—1.0x 1.0 m
o Shaw cable kiosk - 1.0x 1.0 m

e Telus FDH cabinet—~ 1.1 x 1.0 m

(d) Provide, prior to the start of site preparation works a preload plan and geotechnical assessment of

(e)

®

preload, dewatering, and soil preparation impacts on the existing utilities fronting the development
site and provide mitigation recommendations.

Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note
that the City’s preference is to manage groundwater onsite or by removing and disposing at an
appropriate facility. If this is not feasible due to volume of de-watering, the Developer will be
required to apply to Metro Vancouver for a permit to discharge into the sanitary sewer system. If the
sanitary sewer does not have adequate capacity to receive the volume of groundwater, the Developer
will be required to enter into a de-watering agreement with the City wherein the developer will be
required to treat the groundwater before discharging it to the City’s storm sewer system.

Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-
removable structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by
the City’s Engineering Department.

(g) Enter into, if required, additional legal agreements, as determined through 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, 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.

Initial:



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 contain 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 Date






ETRES

Original Date: 05/27/25
M

Revision Date:
Note: Dimensions are in

o R0 R IR L
o200t 0% e 020 0 0 e 0 %%

1

SUBJEC
SITE

DV 25-015419
SCHEDULE "A"

Richmond

e
@)
=

=

O




























