
City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Also Present: 

Call to Order: 

Planning Committee 

Tuesday, November 7, 2017 

Anderson Room 
Riclunond City Hall 

Councillor Linda McPhail, Chair 
Councillor Bill McNulty 
Councillor Chak Au 
Councillor Alexa Loo 
Councillor Harold Steves 
Mayor Malcolm Brodie 

Councillor Derek Dang 
Councillor Carol Day 

The Chair called the meeting to order at 4:00p.m. 

It was moved and seconded 
That the order of the agenda would be varied to consider Item No. 2first. 

CARRIED 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on October 
17, 2017, be adopted as circulated. 

CARRIED 

1. 
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Planning Committee 
Tuesday, November 7, 2017 

PLANNING AND DEVELOPMENT DIVISION 

2. PROPOSED DRAFT MARKET RENTAL HOUSING POLICY 
(File Ref. No. 08-4057-08) (REDMS No. 5322200 v. 15) 

With the aid of a PowerPoint presentation (copy on-file, City Clerk's Office) 
Terry Crowe, Manager, Policy Planning, and Tina Atva, Development 
Coordinator, reviewed the proposed Draft Market Rental Housing Policy, 
highlighting that proposed policy objectives include protecting existing 
market rental housing stock and tenants, as well as increasing the supply of 
market rental housing. Also, it was noted that staff will engage in community 
consultation through workshops and Let's Talk Richmond. 

In reply to queries from Committee, Ms. Atva noted that updated market 
rental housing statistics in Richmond can be provided to Council. 

Discussion ensued with regard to (i) the supply of market rental housing in 
Richmond, (ii) advocating senior levels government to support housing 
options, (iii) potential incentives for the development of market rental housing 
units, (iv) the proposed changes to strengthen the existing strata conversion 
policy, (v) potential implications of federal tax policies on market rental 
supply, (vi) proposed tenant relocation plan requirements for redeveloping 
sites, (vii) working with the Province to increase the maximum allowable size 
of secondary suites, and (viii) the number of vacant units or units utilized for 
short-term rentals. 

In reply to queries from Committee, staff noted that (i) the consultation 
strategy will include workshops for the community and developers, (ii) staff 
will update Council on the forthcoming Federal National Housing Policy, 
(iii) the estimated number of rental units was derived from the 2016 Census, 
(iv) staff can examine options to increase the supply of family rental units, 
(v) the City advises Richmond School District No. 38 on developments that 
may affect student emolment, (vi) secondary suites are permitted in all 
residential zones in the city, (vii) through the Affordable Housing Strategy 
Update, the City has considered feedback received regarding ancillary fees in 
low-end market rental units, and (viii) Metro Vancouver provides rental 
demand estimates. 

It was moved and seconded 
(1) That the report entitled, "Proposed Draft Market Rental Housing 

Policy", dated November 2, 2017 be received for information; and 

(2) That staff be directed to seek comments and feedback from key 
stakeholders and the public regarding the proposed Draft Market 
Rental Housing Policy and report back to Planning Committee. 

CARRIED 

2. 
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Planning Committee 
Tuesday, November 7, 2017 

1. SIX MONTH REVIEW: AMENDMENT BYLAWS LIMITING 
RESIDENTIAL DEVELOPMENT IN THE AGRICULTURE (AGl) 
ZONE 
(File Ref. No. 12-8375-01) (REDMS No. 5601285 v. 13) 

Correspondence received regarding residential development in agricultural 
land was distributed (copy on-file, City Clerk's Office). 

With the aid of a PowerPoint presentation (copy on-file, City Clerk's Office), 
Gavin Woo, Senior Manager, Building Approvals, James Cooper, Manager, 
Plan Review, and John Hopkins, Planner 3, provided a review of the recent 
zoning amendments regulating single-family residential development in the 
Agriculture (AG 1) Zone, highlighting that (i) there was a spike in submissions 
of building permit applications for residential construction on farmland prior 
to the introduction of the amendment bylaws but applications have since 
stabilized, (ii) 11 building permit applications have been submitted since the 
introduction of the amendment bylaws, (iii) the average size of the proposed 
houses on agricultural land has decreased to approximately 8,200 ft , and 
(iv) the City's bylaws limiting residential home plate are more stringent than 
Provincial guidelines. 

Discussion ensued with regard to (i) including the septic field within the farm 
home plate, (ii) Provincial regulations relating to septic fields, (iii) preserving 
farmland and encouraging farming, (iv) the potential for runoff to 
neighbouring properties as a result of the fill on the farm home plate, 
(v) options to reduce the land speculation of farmland in the city, and 
(vi) issues arising from growing crops on top of a septic field. 

In reply to queries from Committee, staff noted that (i) septic tanks are 
required to be within the farm home plate and the septic field may be located 
outside the farm home plate, (ii) the size of the septic field may vary 
according to the size of the house, (iii) the 11 proposed homes are two-storey 
buildings and approximately 60% of the floor area is on the first floor, or the 
footprint of the house, (iv) the garage floor area is included in the house floor 
area, and (v) other amenities such as swimming pools and tennis courts are 
not included in the house floor area but are included in the farm home plate. 

Michelle Li, Richmond resident, distributed an excerpt of the staff report on 
agricultural land regarding land values and related notes (attached to and 
forming part of these minutes as Schedule 1) and expressed concern with 
regard to (i) house sizes on agricultural land, (ii) land speculation of farmland, 
and (iii) the protection of farmland for food production. 

3. 
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Planning Committee 
Tuesday, November 7, 2017 

Kush Panatch, spoke on behalf of the Richmond Farmland Homeowners 
Association, and expressed that the amendment bylaws limiting residential 
development on farmland have been effective in reducing the overall size of 
proposed homes and more time should be allowed for a review. He added that 
a website to connect farmers and landowners established by the Richmond 
Farmland Homeowners Association have indicated that interest to lease 
farmland is low. 

Cllr. Dang left the meeting (5: 38 p.m.) and did not return. 

Todd May, representing the Richmond Farmers Institute and the Agricultural 
Advisory Committee, spoke on the amendment bylaws limiting residential 
development on farmland, and was of the opinion that issues related to the 
development of excessively large houses have been addressed. 

Discussion ensued with regard to (i) houses that are suitable for farmers, 
(ii) reducing the impact of the land speculation of farmland, (iii) the types of 
fill that would minimize runoff, and (iv) the potential impact of including the 
septic field within the farm home plate. 

Cllr. Steves left the meeting (5:48p.m.) and returned (5:52p.m.). 

John Roston, 12262 Ewen Avenue, expressed concern with regard to the size 
of homes on agricultural land and spoke on the viability of small farms. He 
encouraged that the floor area of homes on farmland be limited to no more 
than 500m2

, pending direction from the Provincial government. 

Korena Hawbolt, 9860 Dyke Road, spoke on the viability of small farms, 
noting that there is large demand for locally grown food and there is 
significant interest to lease farmland. 

Mayor Brodie and Cllr. Au left the meeting (6: II p.m.) and returned 
(6:I2 p.m.). 

Kimi Hendess, 9860 Dyke Road, commented on the processes and the 
challenges to lease farmland, noting that there is significant interest to lease 
farmland. 

In reply to queries from Committee, Joe Erceg, General Manager, Planning 
and Development, noted that staff can investigate options to extend farm 
leases beyond one year. 

Cllr. Day left the meeting (6:24p.m.) and returned (6:26p.m.). 

4. 
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Planning Committee 
Tuesday, November 7, 2017 

Bhupinder Dhiman, 9360 Sidaway Road, commented on the costs of farming 
and leasing farmland and expressed that the amendment bylaws limiting 
residential development on farmland have been effective in reducing the 
overall size of proposed houses on farmland. 

Dale Badh, 2831 Westminster Highway, spoke on (i) the efficacy of the 
amendment bylaws in reducing the size of proposed houses on farmland, 
(ii) building homes that are suitable for accommodating extended family 
members, and (iii) the costs of leasing farm land. 

Laura Gillanders, , spoke on the potential loss of 
farmland to residential development and distributed her notes (attached to and 
forming part of these minutes as Schedule 2). She expressed that (i) the 
amendment bylaws limiting residential development on farmland have been 
ineffective in reducing the overall size of new houses, (ii) land speculation on 
farmland has increased, and (iii) agricultural land is being purchased for non­
farm uses. 

Gary Brar, 9071 No. 6 Road, commented on the efficacy of the amendment 
bylaws in reducing the overall size of proposed houses on farmland, 
expressing that the rise in value of agricultural lots is related to the general 
rise in land values. 

A list of the building permit application submissions, along with suggestions 
to address issues related to limiting residential development on farmland was 
distributed (attached to and forming part of these minutes as Schedule 3). 

Discussion ensued with regard to (i) options to further reduce the size of new 
houses on farmland, (ii) reviewing the placement of the septic field within 
agricultural lots, (iii) reviewing the setback for houses on agricultural lots, 
(iv) farming definitions, (v) homes that accommodate extended families on 
agricultural land, (vi) preparing a communication strategy and consulting with 
the farming community, (vii) restricting non-farm uses on agricultural land, 
(viii) the evolution of farming and the preservation of farmland, (ix) the 
Province introducing policies that allow brewery activities on farmland, and 
(x) allocating additional time to review the amendment bylaws. 

As a result of the discussion, the following referral motion was introduced: 

It was moved and seconded 
(1) That staff consider and examine the following for agricultural lots of 

0.5 acres or larger: 

(a) options to limit house size to a maximum of 6,500 fC, 7,500 fC, 
or 8,500fr; 

(b) options to limit the farm home plate size to a maximum of 
10, 780 fC and/or potential regulations regarding the septic field; 
and 

(c) options to limit the maximum house footprint to 5,200 fr; 

5. 



5649733 

Planning Committee 
Tuesday,November7,2017 

(2) That staff consider a communication and consultation strategy; and 

(3) That staff consider what to ask the Province to encourage farming, 
such as ownership restrictions and other viable options. 

and report back. 

The question on the motion was not called as discussion ensued with regard to 
the communication strategy and the time frame required for public 
consultation. 

The question on the motion was then called and it was CARRIED with 
Cllr. Loo opposed. 

3. PROPOSED CHANGES: STEVESTON AREA PLAN, VILLAGE 
HERITAGE CONSERVATION POLICIES, DESIGN GUIDELINES 
AND LONG-TERM BAYVIEW, MONCTON AND CHATHAM 
STREET VISIONS 
(File Ref. No. 08-4045-20-04) (REDMS No. 5561802 v. 6) 

It was moved and seconded 
That consideration of the report titled "Proposed Changes: Steveston Area 
Plan, Village Heritage Conservation Policies, Design Guidelines and Long­
Term Bayview, Moncton and Chatham Street Visions", dated October 10, 
2017 from the Director, Transportation and Manager, Policy Planning be 
deferred to the Planning Committee meeting on November 21, 2017. 

CARRIED 

4. MANAGER'S REPORT 

None. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (7:30p.m.). 

CARRIED 

6. 



Councillor Linda McPhail 
Chair 

5649733 
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Planning Committee 
Tuesday, November 7, 2017 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Tuesday, November 7, 
2017. 

Evangel Biason 
Legislative Services Coordinator 

7. 
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November 7 

Planning Committee RE: ALR bylaw 

Thank you for reviewing the bylaw performance for the last 6 months. 

Schedule 1 to the Minutes of the 
Planning Committee meeting of 
Richmond City Council held on 
Tuesday, November 7, 2017. 

Hopefully you received a number of responses from many stakeholders today and if you haven't I will 

pass around copies of some of them now. 

To sum up the concerns, the bylaws are not working for the following reasons: 

1.) The 75 metre setback will remove existing active farming fields on small farms especially which 

are usually long and narrow not short and wide as depicted in the staff report. 

Actively farmed vegetable farms in West Richmond for example have their farming fields 

beginning at 35 metres. 

2.) Speculation has not decreased. The price of ALR real estate has increased to $3.73 Million per 

acre on small farms. 5 acre blueberry farms in East Richmond have increased in price by %158 since the 

council decision. 

Almost each and every real estate listing for ALR currently states wording along the lines of 

"opportunity to build 11000 sq ft dream mansion" and there is no mention offarming. 

Section 18 of the ALC act states that a local government may not (i) permit non-farm use of agricultural 

land or permit a building to be erected on the land except for farm use. 

I ask you. Do you believe, that an application fora 10,740 sq ft home on a 31,797 ft ALR property on No. 

2 Road, as seen in the City Staff chart of permit applications, has a primary purpose of agriculture in 

mind? Even if you believe that on some farms with large scale operations that require many farm 

workers, a farmer may need a large house for family farm workers; even if you believe that, how can this 

be justified on a 3/4 acre farm? How can it be justified on a 1.5 acre farm or even a 2.5 acre farm? You 

know there can be no primary farm use house of this size on a farm this small. If the primary purpose of 

this farm was to be agriculture, the home would be small and the fields maximized for running an 

operation such as a market garden. 

I spoke first hand to the builder at 11300 No. 2 road who was pleased to have the permit issued for a 

16000 sq ft home issued in August. They covered the maximum area allowable in fill over previously 

farmed lands. The owner of the property is a realtor, not a farmer. The builder is also a realtor who sold 

11240 no. 2 road two doors down. He told me in his own words that the owner is building his dream 

mansion and he will enjoy having a veggie garden. The builder told me he would also like a dream 

mansion and that the homes in Vancouver are too small. He says all of the properties along this road will 

be built into dream mansions because speculators from asia are driving up and down the road taking 

pictures and "sending it home where the money is". 

This is not farming. This is not agriculture. This development is speculation. As long as the houses can be 

three times larger than those across the road, we will see rampant residential development and ALR 

with loss of farmland. 
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R2158648 
Soard:V 
House with Acreage 

Sold Date: 
Meas. Type: 
Depth I Size: 1311.92 
lot Area (sq.ft.): 216,928.98 
Flood Plain: 
Rear Yard Exp: West 
Council Apprv?: 

~.;;,..~IIIJir.ii .. llliill If new, GSTIHST Inc?: 

View: 

6 J Vt S 

Frontage (feet): 
Bedrooms: 
Bathrooms: 
Full Baths: 
HaH Baths: 

Complex I Subdlv: EAST RICHMOND 

\ 

164.99 
4 
3 
3 
0 

Residential Detached 

$3,500,000 (LP) 

$3,280,000 (SP) 

Original Price: $3,500,000 
Approx. Year Built: 1984 
Age: 33 
Zoning: 
Gross Taxes: 
For Tax Year: 
Tax Inc. Utilities?: 

AG1 

$2,036.89 
2016 

P.I.D.: 003·646-149 
Tour: 

-:.z::-.a::..;a...::...:....oo~~..,. ____ ..... Services Connected: Electricity, Natural Gas, Water 

Style of Home: 2 Storey 
Frame-Wood 
Mixed 

Total Parialg: 8 Covered Parl<ing: 4 Parking Access: Front 
Constructbn: Parking: DetachedGrge/ Carport, Garage; Double 
Exteror. 
Foundaton: Concrete Perimeter Dist. to Pubic Trans!:: 
Ran Screen: Reno. Year: Hie to Land: Freehold NonStrata 
Renovations: 
# of FTeplaces: 1 
FTeplace Fuel: Wood 
Water Suppf{: City/Municipal 
FueVHeatilg: Forced Air 
Outdoor Area: ,Patio(s) 
Type of Roof: Other 

R.I. Pi.Jmb11g : 
R.I. Freplaces: 

Legal: PL 11106 L T 4 BLK 4N LD 36 SEC 8 RNG SW 

Amen ties: 

Property D&.: No 
PAD Rental: 
Fl<tures Leased: No : 
Fi<tures Rmvd : 
Fbor Filish: 

Ste Infi.Jences: Cenb'al Location, Recreation Nearby, Shopping Nearby 
Features: 

Fbor Type 
Main Living Room 
Main Dining Room 
Main Kit<:hen 
Main Eating Area 
Main Family Room 
Main Den 
Main Foyer 
Main LaU11dry 
Above Master Bedroom 
Above Dressing Room 

Fnished Roor (Man) : 1,738 
Fnished Roor (Above): 2,040 
Fnished Roor (Bebw): 0 

Dmensions 
17'6x 17'4 
16'4 X 11'10 

14'10x8'10 
12'4x10'1 
17'5x 13'10 
11'3x7'11 
16'1 X 1S'8 
11'3x6'6 
18'9x 17'6 
6'6x6' 

Fbor 
Above 
Above 
Above 
Above 
Above 

Fnoshed Floor (Basement) : __ JL_ 

# of Rooms:15 
# of Kt chens: 1 
#of Levels: 2 
Su~e: 

Filished Fbor (TotaQ: 3,778 sq. ft. 

Unfnished Fbor. 
Grand Total: 

0 
3,778 aq. ft. 

Ustilg Brokel{s) : RE/MAX Westcoast 

CrawVBsmt. Heght: 
Beds 1n Basement: 0 
Basement None · 

Type 
Walk-In Closet 
Bedroom 
Bedroom 
Bedroom 
Recreation Ro ... 

Beds not in Basement:4 

Dmensons 
7' x6'6 

13'8 X 13'3 
14'6 X 13'3 
ll'xll' 

26'7 X 17'1 
X 

X 

X 

X 

X 

Bath 
1 
2 
3 
4 
5 
6 
7 
8 

Floor 

Fbor 
Main 

Above 
Above 

Dst. to School Bus: 

Type 

#of Peces Enswte7 
3 No 
4 Yea 
5 No 

Dtmensr:ms 
X 

X 

X 

X 

X 

X 

X 

X 

Outbuldmgs 

Bam: 
Workshop/Shed: 
Pool: 
Garage Sz: 27'3 x 21'3 
Door Height: 

Quiet country aeWng on an almost 5 ACRE, 216928.80 SF/4.98 acres (165 x 1,311) AG11otwith a Western exposure, beautiful and comfortable 
surroundings with mature blueb10rry bushes. Cusb>m built home, 3500SF with • wonderful floor plan. Very apacioua. 5 bedrooms, 3 bathroo11115. Detached 
double garage and plenty of room for otorage. Within 5 mlnuta• is the entertairment district containing Sliver City theaters, swimming and other 
conmercial ac:tlvltlu ID aupport the recent condo developments, Within 10 minutes i& the highway, the popular Ironwood and Coppersmith ehopplng 
plazas. Klngswood Elementary & McNair Secondary nearby, 

RED FuH Pubic The enclosed ilformatbn, v.l!ile deemed to be correct, IS not guaranteed. 11/07/2017 02:35 PM 

PREC* ildicates 'Personal Real Estate CorporatDn'. 

11107/J7 2:35 PIV 
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R2100377 
Board: v 
House/Single Family 

Style of Home: 
Con$tnJCtbn: 
Externr: 
Foundatbn: 
Ran Screen: 
Renovations: 

2Storey 
Frame-Woad 
Mixed 
Concrete Perimeter 

# of Frepl>ces: o 
Freplace Fuel: 
Water Supp._,: 
FueVHeatilg: 
Outdoor Area: 
Type of Roof: 

City/Municipal 
Forced Air 
Patio(•) &Deck( a) 
Other 

Reno. Year: 
R.I. Pumbng: 
R.I . Freplaces: 

Meas. Ty 

Depth I Slze.-...loi~.u-­
Lot Area (sq.ft.): 217,800.00 
Flood Plain: Half Baths: 
Rear Yard Exp: West 

Council Apprv?: 
If new, GST/HST Inc?: 

View: 
Complex I Subdlv: 

Yes: FARMLAND 
EAST RICHMOND 

Residential Detached 

$3,500,000 (LP) 
$3,100,000 (SP) 

163.22 Original Price: $3,500,000 
3 Approx. Year Built: 9999 
2 Age: 999 
2 Zoning: AG1 
0 Gross Taxes: $469.10 

For Tax Year: 2016 
Tax Inc. utilities?: 
P.I.D.: 002-463-261 
Tour: 

Services Connected: Electricity, Natul'ill Gas, Septic, Water 

Total Parkilg: 10 Covered Parking: 1 
Parking: Garage; Single 

Dist. to Pubic Trans.t : 
n1e to Land: Freehold NonStrata 

Property Disc.: No 
PAD Rental: 

Parking Access: Front 

Dst. to School Bus: 

Fi><tures Leased:Yes: BATHFITTER TUB ON MAIN FLOOR 
FD<tures Rmvd: 
Fbor Fnish: 

Legal: PL 60289 LT 11 BLK 4N LD 36 SEC 29 RNG SW 

A mentes: 

Ste lnfuences: Recreation Nearby, Rural Settl119r Shopping Nearby 
Features: 

Fbor Type 

Main Living Room 
Main Dining Room 
Main Kitchen 
Main Bedroom 
Main Bedroom 
Below Living Room 
Below Bedroom 

FniShed Floor (t~an): 
Fnoshed Floor (Above): 
Finshed Fbor (Bebw): 
Filtshed Fbor (Basement): 
FniShed Fbor (TotaQ: 

Unfnoshed Fbor: 
Grand Total: 

Dlnensions Fbor 

10' X 10' 
O'xO' 
O'xO' 
O'xO' 
O"xO' 
O'xO' 
O'xO' 

X 
X 

X 

750 #of Rooms:7 
750 

0 
0 

1,500Sq. ft. 

# of Ktchens: 1 
II of levels: 2 
Su~e: 
CrawVBsmt. Heght: 

0 
1,500 sq. ft. 

Beds in Basement: 0 
Basement: None 

l.Jstng Broker(s): RE/MAX We&tcoaot 

Type 

Beds not in Basement:3 

Drnensbns 

X 

X 

X 
X 
X 
X 

X 

X 

X 

X 

Bath 
1 
2 

4 
5 
6 
7 
8 

Aoor Type 

Fbor # of Peces Ensu~e' 

Main 4 No 
B•low 3 No 

Bam: 

Dimensbns 

X 
X 

X 

X 
X 

X 
X 

X 

Outbuidings 

Workshop/Shed: 
Pool: 
Garage Sz: 
Door Height: 

Quiet-country setting on an almost 5 ACRE (163 x 407) AG11ot with a Western exposure, beautiful end comfortable surroundings with mature blueberry 
bushes. Within 5 rrinutes is the entertainment district containing Silver City theaters, swimming and other co!Tinerclal activities to support the recent 
condo developments. Within 10 minutes is the highway, the popular Ironwood and Coppersmith shopping plazas. Kingswood Elementary & McNair 
Secondary nearby. 

RED Ful Pubil: The enclosed ilformatbn, lllllile deemed to be correct, IS not guaranteed. 11/07/2017 02 :35 PM 

PREC* itd~ates 'Personal Real Estate Corpora ton'. 

J ~c ,'s ,·o "'\ 

ll/07117 2:35 p 
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R2160780 
Board:V 
House with Acreage 

Style of Home: 
ConstructiOn: 
E><teri>r: 
Foundaton: 
Ran Screen: 
Renovations: 

2Storey 
Frame • Wood 
Mixed 
Concrete Perimeter 

# of Fi'eplaces: 2 
Freplace Fuel: Other 
Water Suppf(: City/Municipal 
FueVHeatng: Forced Air 
Outdoor Area : Sundeck(s) 
Type of Roof: Other 

7251 NO. 6 ROAD 
Richmond 

East Richmond 
V6W 1C9 

...., Sold Date: Frontage (feet): 

Reno. Year: 
R.I. PI.Jmbng: 
R.I. Freplaces: 

Meas. Type: Feet Bedrooms: 
Depth I Size: 1379.89 Bathrooms: 
lot Anea (sq.ft.): 222,113.00 
Flood Plain: 

Full Baths: 
Half Baths: 

Rear Yard Exp: 
Council Apprv?: 
If new, GSTIHST Inc?: 

View: 
Complex I Subdlv: 
Services Connected: Electricity, Septic, Water 

Total Parkilg : Covered Parking: 2 
Parking: Carport; Multiple 

Dis!. to Pubic Transit: 
Hie to Land : Freehold NonStrata 

Pnoperty Disc. : Yeo 
PAD Rental: 
Fo<lures Leased: No : 
Fi< tures Rmvd : No : 
Floor F~ !Sh : Mixed 

Legal: PL 13981 LTG BLK4N LD36 SEC 17 RNG5W 

Amentes: 

Ste lnfbences: Golf Course Nearby, Recreation Nearby, Shopping Nearby 
Features: CltiiWoh/Dryr/Frdg/Stve/DW, Refrigerator, Stove 

Fbor Type DmensDns Fbor 
Main Living Room 19' x12'3 Below 
Main Kitchen 9'2x9' Below 
Main Nook 9'1 x6'11 Below 
Main Dining Room 10'6x9' Below 
Main Maoter Bedroom 12'6 X 11' Below 
Main Bedroom 
Main Bedroom 
Below Family Room 
Below Foyer 
Below Bedroom 

~ished Floor (Man): 
F~ished Floor (Above): 
Fmshed Floor (Below) : 
Fmshed Floor (Basement): 
F~ished Floor (TotaQ: 

Unfnished Floor: 
Grand Total: 

11'6 X 9' 
11'6x8' 
19'4 X 12'6 
11'4 x5' 
11'7 X 10'5 

1,233 # of Rooms:15 
597 

0 
0 

1,83iilq. ft. 

# of Ktchens: 1 
#of levels: 2 
Suite: None 
CrawvBsmt Heght: 

0 
1,830 sq. ft. 

Beds in Basement: 0 
Basement: None 

l.istng ·Broker(s): RE/ MAX Progroup Realty 

Type 
Bedroom 
Bedroom 
Sllorage 
Utility 
Workahop 

Dmensons 
13'5 X 13' 

9' x7'9 
10'10 x8' 
10'11 x9'2 

10'9 X 6'10 
X 

X 

X 

X 

X 

Bath 
I 

Beds not 111 Basement6 

2 
3 
4 
5 
6 
7 
8 

Floor 

Floor 
Main 

Below 

Age: 
Zoning: 
Gross Taxes: 

For Tax Year: 

57 
AG1 
$2,118.77 
2016 

Tax Inc. Utlllties?: No 
P.I.D.: 000·606-405 
Tour: 

Parking Access: Front 

Di;t. to School Bus: 

Type DimensDns 
X 

X 

X 

X 
X 

X 

X 

X 

# of Peces Ensu~eJ Outbuidmgs 
4 No Bam: 
3 No Workshop/Shed: 

Pool: 
Garage Sz: 
Door Height: 

Excellent opportunity herelll 5.09 acre parcel with mature blueberry farm in highly oought after Riclwnond location. Build your dream mansion on this 
palatial estate property. Pia,. for 11,000+ cuetorn ruidence available upon request. Exceptionallocetion juet minutes from Vancouver and countleso 
amenities. Existing house is currently rented, do not dioturb tenanb or enter premises without permi11ion. 

RED FuHPubic The enclosed nformatbn, while deemed to be correct, is not guaranteed. 11/07/2017 02:28 PM 
PREC* ndicates 'Personal Real Estate Corporatbn'. 

11/07117 2:29 F 
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Rl190499 
Board: V 

S.'VIe of Home: 1 Storey, Rancher/Bungalow 
Cc structi:>n: Frame -Wood 
Exten:>r: Wood 
Foundati:>n: Concrete Perimeter 
Ran Screen: 
Renovations: 
11 of Frepaces: o 
Fi'epace Fuel: None 
WaterSuppl1 : City/Municipal 
FueVHeatilg: Forced Air, Natural Gas 

Reno. Year: 
R.I. PI.Jmbng: 
R.I. Freplaces: 

Outdoor Area: Fenced Yard, Patio(s) &. Deck( a) 
Type of Roof: Asphalt 

~. 73 tt' J/. fl/1 f tr et c r e.. 

11 ll '-/ g'(J 0 0 0 
It I 

10520 BLUNDELL ROAD 
Richmond 
Mclennan 
V6Y lll 

Sold Date: 
Meas. Type: Feet 
Depth I Size: 288 
Lot Area (sq.ft.): 52,128.00 

Flood Plain: 

Rear Yard Exp: South 
Council Apprv?: 

If new, GSTIHST Inc?: 

VIew: No : 
Complex I Subdlv: 

Frontage (feet): 

Bedrooms: 

Bathrooms: 
Full Baths: 
Ha~ Baths: 

Residential Detached 

$4,480,000 (LP) 

(SP) 

181.50 Original Prtce: $4,480,000 

3 Approx. Year Built: 9999 
2 Age: 999 
1 Zoning: AG1 
1 Gross Taxes: $5,351.28 

For Tax Year: 2016 

Tax Inc. Utllltles?: No 
P.I.D.: 006-949·461 
Tour: 

Services Connected: Electricity, Natural Gas, Septic, Water 

Total Parkilg: 10 Covered Parkllg: 2 Parl<rlg Access: Front 
Parking: Garage; Double, Open, RV Parking Avail. 

Dost. to Pubic Trans~: 
Hie to Land: Freehold NonStrata 

Property Oi;c.: Yes 
PAD Rental: 
FO<tures Leased: No : 
Fi<tures Rmvd: No : 
Fbor Fni;h: Wall/Wall/Mixed 

Dst. to School Bus: 

Legal: PL 33703 L T 25 BLK 4N LD 36 SEC 23 RNG 6W 

Amenties: None 

Ste lnfi.Jences: Paved Road, Shopping Nearby, Treed 
Features: 

Fbor Type Dmensoos Fbor 
Main Living Room 25'x 12" 
Main Dining Room 13' x7' 
Main Kitchen 11'x9' 
Main FanilyRoom 15' X 17' 
Main Nook 9'xs· 
Main Master Bedroom 12' X 13' 
Main Bedroom 
Main Bedroom 

Fn5hed Rooc (Man) : 
FnJShec P<>oc (Above): 
FnJShed Floor ( Bebw): 
Fnl$hed Floor (Basement): 
Fnl5hed Floor (Total): 

Unfnished Fbor: 
Grand Total: 

9'x9" 
12'x8' 

1,600 
0 
0 
0 

1,600iq. ft. 

0 
1,600 sq. ft. 

X 

X 

# of Rooms:S 
# of Ktchens: 1 
It of levels: 1 
Suite: None 
CrawVBsmt. Heght: 
Beds in Basement: 0 
Basement: None 

l.Jstng Broker{s): New Cout Realty 

Type 

Beds not Wl Basement:3 

Dmensi:>ns 
X 
X 

X 

X 

X 

X 
X 

X 

X 

X 

Bath 
1 
2 
3 
4 
5 
6 
7 
8 

Fbor Type 

Fbor # of Peces EnsutteJ 
Main 4 Yes 
Main 2 No 

Bam: 

Dimensi:>ns 
X 
X 

X 

X 

X 
X 
X 
X 

Outbuid111gs 

Workshop/Shed: 
Pool: 
Garage Sz: 
Door HeiQht: 

1.2 acre lot on Blundell road with wide frontage 181 feet and 288 feet depth. Close to transportation, ohopping center, daycare and schools. South 
facing back yard with hundreds of Blueberry trees. Very solid ho .. e with 3 bedroornos and 2 bathrooms. Close to No. 4 Rd great potential for future 
development. Home is leased but selling for land value only. Horne showing possible after buyer satiafiedwlth first showing of the lot. To build your 
dream mansion or to hold. No walking around inside the property, call listing agent for showing the property or more info, by appointment only. 

RED FuU Pubi:: The encbsed nformati:>n, v.ilill deemed to be correct, i; not guaranteed. 11/07/2017 02 :36 PM 

PREC• ndicates 'Personal Real Estate CorporatDn'. 

11/07/17 2:36PM 



1 of 1 

T• II 
R2170087 
Board: V 
House with Acreage 

11240 NO 2 ROAD 
Richmond 
Gilmore 
V7E 2E7 

Sold Date: 

Meas. Type: Feet 
Depth I Size: 481.98 
Lot Area (sq.ft.): 63,597.60 
Flood Plain: No 
Rear Yard Exp: 

Council Apprv?: 

If new, GST/HST inc?: 

View: 
Complex I Subdiv: 

Frontage (feet): 131.98 

Bedrooms: 1 
Bathrooms: 1 
Full Baths: 1 

Half Baths: 0 

Residential Detached 

$3,498,000 (LP) 

{SP) 

Original Price: $3,598,000 

Approx. Year Built: 1965 

Age: 52 

Zoning: AG•1 
Gross Taxes: $899.41 
For Tax Year: 2016 

Tax Inc. Utilities?: No 
P.I.D.: 011·345-080 

Tour: Virt!ttl Tour URL 

__ .._=...,.-- Services Connected: Electricity, Natural Gas, Septic, Storm Sewer, Water 

Style of Home: 
Constructbn: 
Exterilr: 
Foundatbn: 
Ran Screen: 
Renovations: 

1 Storey 
Frame-Wood 
Stucco, Wood 
Concrete Perimeter 
No 

# of Fl'eplaces: 0 
Freplace Fuel: Wood 
Water Supplf : City/Municipal 
FueVHeatilg: Forced Air 
Outdoor Area: None 
Type of Roof: Asphalt 

Reno. Year: 
R.I. Pumbng: 
R.I. Freplaces: 

T otai Parkilg: Covered Parking: 
Parking: Carport; Single 

Dist. to Pubic Transtt: 
Hie to land: Freehold NonStrata 

Property Disc. : Yes 
PAD Rental: 
Fbttures Leased: No : 
Fe<tures Rmvd: No : 
Fbor Filosh : Laminate 

. Parking Access: 

Di;t. to School Bus: 

Legal: LOT 12 SECTION 6 BLOCK 3 NORTH RANGE 6 WEST NEW WESTMINSTER DISRICT PLAN 8811 **SOLD ON C8013869** 

Amentes: 

Ste Infi.Jences: Private Yard 
Features: 

Fbor 
Main 

Type 
Bedroom 
Bedroom 
Bedroom 

1,281 
0 
0 
0 

Omens10ns 
10' x10' 
10' X 10' 
10' X 10' 

X 

X 

X 

X 

X 

X 

X 

Fbor 

#of Rooms:l 
# of Ktchens: 0 

Filoshed Aoor (Man): 
fllished Aoor (Above): 
flloshed Aoor (Bebw): 
flliShed Aoor (Basement): 
Filoshed Aoor (TotaQ: -1,28Tiq. ft. 

II of Levels: 1 
Su~e : None 
CrawVBsmt. Heght: 

Unfnished Fbor: 
Grand Total: 

0 
1,281 sq. ft. 

Beds '" Basement: 0 
Basement: Crawl 

Type 

Beds not in Basement: 1 

Dinenscns 
X 

X 

X 

X 
X 
X 

X 

X 
X 
X 

Bath 
I 
2 
3 
4 
5 
6 
7 
8 

Floor 

fbor 
Main 

Type 

# of Peces Ensu~e? 

3 No Bam : 

DimensDns 
X 
X 

X 

X 

X 
X 

X 

X 

Outbuldmgs 

Workshop/Shed: 
Pool: 
Garage Sz: 
DoorHeght: 

L.istllg Brolcer{s) : Sutton Group-West Coaot Realty (Surrey/24) Sutton Group-West Coast Realty (Surrey /24) 

Amazlng1.46-acre parcel has a desirable location in Riclmond with grand estates all around it. Enjoy country living in the city. The original1261 Sq. Ft. 
horne ho .. e and run your very own hobby farm or buy as an investment property until you are ready to build 10,000 pl .. sq ft dream home. Farm near 
Steveaton is a rarely available with fantastic mountain views Ia situated In the prutigio .. neighbourhood, between all that big city can offer j .. t steps 
from Steveston Village and the Fraser River, 

RED FuDPubic The encbsed 11formati:m, whie deemed to be correct, is not guaranteed. 11/07/2017 02:36 PM 
PREC* ildcates 'Personal Real Estate Corporati:>n'. 

ll/07/17 2:36 p 
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ff, it would reduce the value of ALR lands, below market, by a small margin because they would become 
less attractive, even for farmers. 

(4) If the City permitted house sizes significantly larger than 4,200 ft2: 
If the City permitted house sizes significantly larger than 4,200 ft2, it would increase the land value above 
market rates. If, for example, the maximum was set at twice (2X) the standard size (8,400 ft2), the value 
would likely be close to the current excessive ALR land value. Allowing an ALR house size significantly 
larger than average would not normalize the currently high ALR land prices. 

For clarification, please contact me at 604 250 2992. 

Yours truly, 

4wl 
Richard Wozny, Principal 
Site Economics Ltd. 

Att.1 
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November 7, 2017 

Dear Richmond City Staff, Mayor and Councillors, 

Schedule 2 to the Minutes of the 
P~anning Committee meeting of 
Richmond City Council held on 
Tuesday, November 7, 2017. 

Our goals are to Preserve Farmland, Eliminate Speculation, and Enhance Farming Viability. 

The current bylaw is not working for the following reasons: 

Preserving Farmland 

While staff has done a good job to limit the residential home plate, the 75 metre setback will be devastating to farmland 

on most sma ll farms such as along No. 2 road. Traditionally farmers on these small farms have made the most of their 

farming land with small homes setback at approx 25 metres, the furthest outbuilding setback at 50 metres, and farming 

fields starting at 35 metres. (Figure 1). Using the Kaz farm area as an example, 5 farms in a row were actively farmed 

unti l recently when the two southernmost farms were sold and torn down. 

The smaller farms are typically long and narrow not short and wide as depicted in the staff report. The staff report 

shows a usable area beside the farm home plate when in fact most of the farms would have a very narrow strip of land 

beside the home plate which would be farm access and not practical for farming. (Figure 2) 

The third southernmost Kaz 1.5 acre farm has recently been sold. The two beside it being built have houses at 50 metres 

and the fill extends at least 75 metres back. Kaz farm next door has confirmed that the fill on the new homes has caused 

drainage problems in their field and they have lost crops. When the recently sold Kaz farm and eventually the rest of 

them are developed, the new houses at SOm and fill to 75m will extend far into the active farming fie lds and we will see 

significant loss of farmland. (Figure 3) 

Eliminate Speculation 

During the public consu ltation process we col lectively referred to farm real estate values were noted as being between 

$650,000 per acre to $1.5 mi llion per acre at the time. Since the council decision in May, ALR properties have soared to 

heights of 3.73 Mi ll ion per acre. 

Examp les: 

1. 11240 No.2 road OLD HOME (3rd Kaz farm plot) 1.5 acres for 2.33 Million per acre = $3,498,000 

2. 10520 Blundell OLD HOME 1.2 acres for 3.73 Million per acre= $4,480,000 

3. The listing for the 4 acre property at 6571 No. 7 Road (boasting plans for 12000sq ft English Country mansion 

and private driving range and no tax) was shown during public consultation and was initially listed for 2.72 Mill ion. Since 

the council decision they increased the price to 4.5 Million. 65% Increase for same property . 

6551 No 6 road OLD HOME with BLUEBERRIES May 12017 5 acres= $3,280 00 -Before council decision 

7251 No 6 road OLD HOME with BLUEBERRIES CURRENT 5 acres= $7,998,800- 158% Increase for same type of 

property in same farming area since May council decision 

The bylaws did not dampen the market; ALR properties have increased anywhere from 65 - 158% since the council 

decision in May. Most all real estate ads list "opportunity for 11000sq ft dream home" and no mention of farming. 



Enhance Farming Viability 

The experts such as Wozny were hired to calculate the optimal house size to reduce speculation while not harming 

fa rmers' equity. This number was around 300m2. Some council members were worried that if a house size limit such as 

this were put into effect that t he farmers would lose equity and it would "bankrupt" them. Wozny is an expert and 

showed th is would not be the case; the fear was unfounded. A prime example would be 9711 Finn Road which has a 

3000sqft heritage house on a 5.4 acre property. This house cannot be developed as it is heritage, and the price is $3.78 

million which is around the $700,000 per acre mark - much closer to what was sustainable in Richmond before the heavy 

pressure from the hot real estate market and no foreign buyer tax on farm land. (figure 4) 

As long as a house can be built on a property it w ill retain property values consistent with the real estate market. A 

beautiful new 3000- 4000sqft home can be built on farmland to increase its value for developers as on any city lot, but it 

won 't be as heavily speculated as an 11000sqft mansion. A 3000-4000sqft home could be justified as a farming home. It 

could even be rented to a family who wishes to farm in the future. The options for an 11000 sqft home are very limited 

as we see dai ly with more and more being converted into hotels. (figure 5 ). Section 18 of t he ALC act states that a local 

government may not: (i) permit non-farm use of agricultural land or permit a building to be erected 
on the land except for farm use, 
http://www.bclaws.ca/Recon/document/ID/freeside/00 02036 01#section18 

Again using No.2 road as an example, the new 16000sqft home being built at 11300 is owned by Manpreet Gill who is a 

Realtor. The bu ilder is Harmeet Singh Grewal who is also a rea ltor, and recently sold the 11240 Kaz farm two doors 

down. I spoke to them; t hey are not farmers. They have a dream to bu ild dream mansions (their words) and they filled 

over most of the farmland. Again, th is type of development- filling over once farmed land for dream mansions cannot be 

justified as a farm house which would be in violation of Section 18 of the ALC act. 

Even if counci l believed wholeheartedly that large fa rming operations need extended family to live with them to make 

picking affordab le, how can this practice be justified on a small vegetable farm? How can an 11000sq ft home be 

justified on a 3/4 acre or 2.5 acre farm when you need as much land as possible to be viable? 

As long as a developer has the ability to build homes 2-3 times larger than those across t he street, we will continue to 

see rapid development of ALR and loss of fa rmland. We must close this loophole. 

One recommendation I would make, if nothing else, is to extend the 500m2 current limit on 1/2 acre parcels to homes 

on farms up to 2.5 acres which would be fitting with the sma ller home plates. 

Lastly, ALC policy on soil disturbance maximum of 2000m2 includes the entire septic system. The current bylaw of 

allowing the septic f ie ld outside of the home plate would be legal on the 1000m2 home plates however I it is in violation 

of ALC to allow the f ield outside of the 2000m2 home plate. (see attached ALC policy) . When th is is reviewed, if the 

septic field remains outside of the 1000m2 home plate, as per current bylaw, imposing a septic field setback of 60 

metres wou ld help steer the septic toward the side yard setback and not in the farming field . 

Vegetable farm ing on small farms is viable. Vegetable farms in West Richmond yield up to $40,000 per acre and it is 

inappropriate development to place fill over class 1 clay soil to build an 11000sqft mansion. There are future jobs on this 

soil, as well as future food for our children . 

Respectfully yours, 

Laura Gillanders of Richmond Farm Watch 





--' 
I 
I 

f 
' 
I 

I 

! 

I 

\l ,(1 j 

• .1' n ' 
: fll 'li" ,p.; 

I ____._ (r rtf/ r 
r-~~~~~~~--~~ r~rr-

1 llf I ! ,If 

,j--.,.--'-".:'--'--'-::::_ ____ _jr ( ~ 
i 

l 

I 
' 

I 

' 

l I 
I 

I 
I 

I 
I 

i 
I 

' ' 
I 

I 

I 
I 

I 
I 

' I i I 
I 

\ I I i I 
I 

i 
I 

i ¥ 

I ! J I 

---
-



I 
I 

I 

I 

• 
1 

I 

I 

I 
I 

l 
I 
I 

i 
I 

I 
' 0 
~ 
" N 
~ --o 

r---Z 

d 

- -- I 

- Tlk~ ~" -\_,r f. o C' fll•- l c J. 'lr- S w-;K. ~~~~w 'Poyl-._,-

- De ~s o f C --.. \ q,-. A Cr,-. Z y t' ,.... s- .,._ j o 

!i I 

I I 
I i if 

' I 

I I J '!....-- ----'" 

I 

I 

~ I ,I :I 
I 

~ 
I 

I 

I 

I 
ii 

I I 
I I 
I I I 
! 

I 

! 

i 
!I 

-



Figure 4 

11240 No.2 road with potential for 11000 sq ft house= $2.35 Million per acre 

9711 Finn Road not developable with 3000 sq ft heritage house on 5.4 acres= $700,000 per acre 

112401102BOAD 
Bidmumtl.British ~lumbia V1EZE7 

9711 :FDIIIROAD 
Riclmumd..Briti6 Cobunhia V7A2L3 

4 1==; 3 



Figure 5 

Large 4100 sq ft home including garage. This is the type and size of home that could be built on nearby 

lots to all of the small farms on No.2 road and Blundell for example. This would be in alignment with 

Wozny's number as well as the Ministry of Agriculture guidelines. 
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Policy L-15 

January 2016 

PLACEMENT OF FILL OR REMOVAL OF SOIL: 

Agricultural Land 
Commission Act 

CONSTRUCTION OF A SINGLE FAMILY RESIDENCE 

This policy is intended to assist in the interpretation of the Agricultural Land Commission 
Act, 2002, including amendments as of September 2014, (the "ALGA'} and BC 
Regulation 17112002 (Agricultural Land Reserve Use, Subdivision and Procedure 
Regulation), including amendments as of August 2016, (the "Regulation'}. In case of 
ambiguity or inconsistency, the ALGA and Regulation will govern. 

REFERENCE: 

Agricultural Land Commission Act, 2002, S.B.C. 2002, c. 36, Section 18 

18 Unless permitted under this Act, 
(a) a local government, a first nation government or an authority, or a board or other 

agency established by a local government, a first nation government or an 
authority, or a person or agency that enters into an agreement under the Local 
Services Act may not 

(ii) approve more than one residence on a parcel of land unless the additional 
residences are necessary for farm use 

INTERPRETATION: 

It is Agricultural Land Commission ("the Commission") policy that construction of a 
residence includes the construction of accessory buildings, structures, services, utilities 
and landscaping requirements directly related to the single fami ly residential use. The 
Commission recognizes garages, carports, workshops, sheds, water lines, wells, sewer 
lines, sanitary disposal systems, power conduits, reasonable landscaping and driveways 
as buildings and services normally associated with the construction of a residence. 
Please note that unless allowed by policy, the Regulation, the ALGA, or an order of the 
Commission, workshops must be re lated to the residential use and must not be a non­
farm business. Residential spaces connected by breezeways (for example) do not 
constitute a single residence for the purposes of this section of the ALGA. 

Where it has been determined by the local government through the building approval 
process that placement of fill or removal of soil is both necessary and reasonable for the 
construction of a residence, the acceptable volume of fill or soil removal is that needed 
to undertake the construction of the residence, accessory facilities and services. For 
example, if 1.0 metre of fill is requ ired to satisfy flood protection requirements but a land 
owner wishes to deposit 3 metres of fill to enhance a view or for another non-farm 
related purpose, only 1 metre of fill would be allowed without approval of a non-farm use 
application to the Commission. The placement of fill or removal of soil should not 
exceed 0.2 ha of the parcel in total for all the above residential related uses . It is the 
policy of the Commission that a driveway should not exceed 6 metres in width and may 



be constructed with an all-weather surface. The area of the driveway is included as part 
of the 0.2 ha area as described above. 

Unless defined in this policy, terms used herein will have the meanings given to them in 
the ALGA or the Regulation. 
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