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Report to Committee 

To: Planning Committee Date: April 2, 2026 

From: Joshua Reis, 
Director, Development 

File: ZT 26-004041 

Re: Application by Corey Liu for a Zoning Text Amendment to the “Agriculture 
(AG1)” Zone to Permit a Greenhouse with Concrete Footings at  
8200 Steveston Highway  

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10747, for a Zoning Text Amendment 
to the “Agriculture (AG1)” zone to permit the development of a 936 m2 greenhouse with 
concrete footings for agricultural purposes at 8200 Steveston Highway be introduced and given 
first reading. 

Joshua Reis 
Director, Development 

JR:eh 
Att. 7 

REPORT CONCURRENCE 
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  Public Hearing Agenda 
   

 
 
Public Notice is hereby given of a Regular Council Meeting for Public Hearings being held on: 
 

Public Hearing Agenda 
 

Tuesday, May 19, 2026 – 5:30 p.m. 
Council Chambers, 1st Floor 

Richmond City Hall 
6911 No. 3 Road 

Richmond, BC  V6Y 2C1 
 
 
 OPENING STATEMENT 
Page  

 
 
 1. TEMPORARY COMMERCIAL USE PERMIT (TU 26-002761) 

(File Ref. No. TU 26-002761) (REDMS No. 8325309) 

PH-4 See Page PH-4 for full report  
   
  Location: 7791 Steveston Highway 
  Applicant: Leslie Gordon 
  Purpose: A Temporary Commercial Use Permit to allow second-hand 

retail as permitted use at 7791 Steveston Highway. 
  First Reading: April 13, 2026 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 



April 2, 2026 - 2 - ZT 26-004041 

8335581

Staff Report 

Origin 

Corey Liu, owner of 8200 Steveston Highway, has applied to the City of Richmond for a Zoning 
Text Amendment to the “Agriculture (AG1)” zone for the site at 8200 Steveston Highway to 
allow a 936 m2 (10,075 ft2) greenhouse with soil flooring, permeable rubber mats for walking, 
and concrete footings.  The proposed greenhouse will be used for growing herbs, vegetables, 
flowers, and potted plants and supporting overall agriculture production, including expanding the 
applicant’s existing 3.67-hectares farming operation, Jenny’s Garden Centre, located in Burnaby.  
The greenhouse requires concrete footings embedded into the natural soil surface for longevity 
and structural soundness.  A location map and aerial photo are provided in Attachment 1. 

In 2018, Council introduced new regulations to discourage the introduction of greenhouses with 
concrete floors and use of concrete generally.  At that time, 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 at or below the natural grade.  As per the current AG1 zone, greenhouses used 
solely for supporting farm business are not permitted to have concrete construction, including 
concrete foundations and footings.  At the time of Bylaw 9861 adoption, Council also 
implemented a “fast-track” application process for applicants proposing rezoning for 
greenhouses that propose a concrete floor of any size.  This rezoning application has been subject 
to a fast-track review. 

The subject site currently has no farm buildings or structures.  The northern portion of the parcel 
is not cultivated and was recently lightly tilled to remove weedy vegetation.  The southern 
portion of the parcel is leased to a farmer to produce potatoes and grains.  The subject site has 
farm status as per BC Assessment. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 2. 

Surrounding Development 

To the North:  Across Steveston Highway, a townhouse development on a lot zoned “Low 
Density Townhouses (RTL1)”. 

To the South:  A farm operation on a lot zoned “Agriculture (AG1)” and located in the 
Agricultural Land Reserve (ALR). 

To the East:  A farm operation on a lot zoned “Agriculture (AG1)” and located in the ALR. 

To the West:  A farm operation on a lot zoned “Agriculture (AG1)” and “Roadside Stand (CR)” 
and located in the ALR. 
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Related Policies & Studies 

Official Community Plan 

The subject site is located in the Agricultural Land Reserve (ALR) and designated “Agriculture” 
in the Official Community Plan (OCP), which includes those areas where the principal use is 
agriculture and food production, but may include other land uses as permitted under the 
Agricultural Land Commission Act (ALCA).  The proposal is consistent with this designation. 

Food Security & Agricultural Advisory Committee 

The proposal was reviewed by the Food Security and Agricultural Advisory Committee 
(FSAAC) at its meeting held on February 25, 2026.  The application was endorsed unanimously.  
An excerpt from the February 25, 2026, FSAAC meeting minutes is provided in Attachment 3. 

Public Consultation 

In accordance with the City’s Early Public Notification Policy, notice of the development 
proposal was provided to residents within 100 m of the subject site.  In addition, a rezoning sign 
has been installed on the subject site.  As a result of the notification, staff received comments 
from Meadow View Council at 8311 Steveston Highway regarding the application which are 
provided in Attachment 4.  Questions were related to privacy, height, traffic and the 
environment, and were addressed by staff.  A phone call from a resident at 8426 Steveston 
Highway was also received, requesting general information about the proposed greenhouse.  

Should the Planning Committee endorse this application and Council grant first reading to the 
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or 
interested party will have an opportunity to comment.  Public notification for the Public Hearing 
will be provided as per the Local Government Act and the City’s Zoning Bylaw 8500. 

Analysis 

Farm Operation 

The purpose of the subject Zoning Text Amendment application is to allow the construction of a 
936 m2 (10,075 ft2) polyethylene-polycarbonate greenhouse located within the northern portion 
of the subject site, with 40 square-base concrete piers embedded 1.2 m (4 ft) into the natural soil 
surface.  The proposed greenhouse will be 36.6 m (120 ft) by 25.6 m (84 ft) in size, with a 
maximum height of 7.0 m (22.8 ft), in compliance with permitted heights in the “Agriculture 
(AG1)” zone as shown on the development plans in Attachment 5. The subject application is 
limited to the proposed greenhouse only, as this building would result in a cumulative lot coverage 
of more than 750 m2 for structures using concrete.  

Other proposed structures include a 368 m² (3,961 ft²) farm building for the purposes of honey 
extraction and farm storage, a 90 m² (969 ft²) roadside stand and a 130 m² (1,399 ft²) covered 
area for the purposes of conducting the sale of plants produced by the operator. These additional 
structures include concrete pads and foundations and are not part of this application as they 
comply with the City’s zoning regulations and will be reviewed as part of separate Building Permit 
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(BP) applications.  A future farm home is located on the northwestern portion of the subject site 
and is not part of this application.  

A gravelled staging area is also proposed, which would serve as an extension of the greenhouse 
operation, supporting the cultivation of fruit trees, shrubs, berry plants and larger potted perennials. 
It would also support customer parking adjacent to the proposed roadside stand.   

The proposed greenhouse will be used for growing and storing herbs, vegetables, flowers, and 
potted plants.  The total anticipated annual yield of the farm operation is approximately 40,000 
potted plants, generated from both indoor and outdoor nursery operations.  On-site inventory will 
be supported by the applicant’s existing 3.67-hectares farming operation in Burnaby (Jenny’s 
Garden Centre) by providing additional retail capacity during peak production.  Inventory grown 
on-site will comprise of at least 50 per cent of the goods sold at the proposed roadside stand and 
covered area in compliance with Zoning Bylaw requirements and ALR regulations.  Only the 
northern portion of the subject site is intended to be actively farmed by the property owner.  The 
southern portion is leased to another farmer and will continue to be farmed separately. 

A galvanized metal mesh fence is proposed around the northern portion of the subject site.  The 
proposed agrarian compatible fencing materials are compliant with the Zoning Bylaw. 

Impermeable and Permeable Surface 

Current City regulations aim to promote soil-based farming by regulating the type of agricultural 
buildings and greenhouses and the amount of impermeable surfacing that can be constructed.  
The introduction of the prohibition on the use of concrete materials in 2018 had the intent of 
protecting high-quality soils used for soil-based agriculture. 

The flooring of the proposed greenhouse will be soil based as is the standard requirement under 
the AG1 zone.  A Statutory Declaration is required prior to the issuance of a BP to ensure the 
flooring remains soil based.  This is included in the considerations associated with this 
application.  Only the footings are proposed to be concrete, which would allow for a stable 
structure for year-round nursery stock production.  

Gravel Use 

The applicant proposes the use of gravel in the agricultural staging areas, parking lot, and loading 
area and have received approval to do so by the Agricultural Land Commission (ALC) via a Notice 
of Intent (NOI) application on January 14, 2026.  The applicant’s submitted Agrologist Report, 
provided in Attachment 6, identifies that gravel is an important medium for the growth of nursery 
style plants, as it reduces water pooling, lowers root disease risk, and supports worker and 
equipment access in wet conditions.  Plant cultivation and nursery operations are recognized as 
farm uses under the ALCA and its associated regulations.  The total approved volume of gravel 
to be placed is limited to 381.15 m3.  

The applicant is currently seeking an amendment to the ALC’s NOI approval for the subject site, 
to permit an increase in site grading beyond the approved 0.15 m.  Should the ALC approve this 
change, the applicant will be required to submit a Drainage Plan and, if necessary, a 
Geotechnical Report prior to BP issuance.  

PH - 44 
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Lighting and Heating 

The applicant submitted an Agrologist Report which confirms that the greenhouse’s 
polyethylene–polycarbonate material would provide sufficient natural light to support the 
proposed planting operations on site.  The greenhouse is proposed to operate seasonally and may 
be closed during the winter months depending on plant material.  During the winter months, 
plant material can be maintained under natural lighting and internal heating.  As such, there are 
no plans to install artificial lighting for plant growth.  A restrictive covenant will be registered on 
Title to prohibit the use of any artificial lighting within the greenhouse and to ensure any lighting 
required to meet health and safety standards under the BC Building Code are downward focused 
to minimize impact on neighbouring residential properties on Steveston Highway.  

The greenhouse is proposed to be heated by three-unit heaters to maintain 21°C, with horizontal 
airflow fans to distribute heat evenly throughout the space.  

Transportation and Site Access 

Vehicular access to the subject site would be provided via a proposed new driveway on Steveston 
Highway that would be completed by City work order and constructed to City specifications.  The 
new driveway would provide access to the on-site graveled parking and staging area and enable 
delivery and transportation of agricultural goods to and from the subject site.  The use and extent of 
the gravel area have been approved by the ALC.  

A total of 11 customer parking spaces are proposed, including one accessible parking space in 
compliance with the minimum parking requirements in the Zoning Bylaw.  The parking spaces are 
located adjacent to the proposed roadside stand to support retail sales.  

Site Servicing 

Site servicing and frontage improvements are proposed to be completed via City work order prior to 
BP issuance.  They include, but are not limited to:  

 Construction of a new driveway on Steveston Highway to provide access to the subject site,
including works to integrate the driveway with the existing street frontage; and

 New site service connections.

Financial Impact 

None 

Conclusion 

The purpose of this Zoning Text Amendment application is to amend the “Agriculture Zone 
(AG1)” to permit the development of a 936 m2 (10,075 ft2) greenhouse with concrete footings to 
support a farm operation at 8200 Steveston Highway.  

The Zoning Text Amendment application complies with the land use designation and applicable 
policies contained within the OCP for the subject site. 
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The list of rezoning considerations is included in Attachment 7, which has been agreed to by the 
applicant (signed concurrence on file). 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10747 be introduced 
and given first reading. 

Emily Huang 
Planner 2 (Policy Planning) 
(604-204-8631) 

EH:cas 

Att. 1: Location Map 
2: Development Application Data Sheet 
3: Excerpt from the Meeting Minutes of the FSAAC (February 25, 2026) 
4. Public Correspondence
5: Development Plans
6: Agrologist Report
7: Rezoning Considerations

• 
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Development Application Data Sheet 
Development Applications Department

ZT 26-004041 Attachment 2 
Address: 8200 Steveston Highway 

Applicant: Corey Liu 

Planning Area(s): Gilmore  

Existing Proposed 
Owner: Corey Liu No change 

Site Size (m2): 2 hectares (4.96 acres) No change 

Land Uses: Agriculture No change 

OCP Designation: Agriculture (AGR) No change 

Zoning: Agriculture (AG1) No change 

On Future 
Subdivided Lots Bylaw Requirement Proposed Variance 

Greenhouse Lot Coverage (% of 
lot area): Max. 75 % 4.7% none 

Greenhouse Setbacks (m): 
Front: Min. 7.5 m 
Rear: Min. 4.5 m 
Side: Min. 4.5 m 

Front: 50.3 m 
Rear: 308.4 m 

Side: 20.8 m / 4.6 m 
none 

Height (m): Max. 20 m 7 m none 

City of 
Richmond 
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Minutes 

Food Security and Agricultural Advisory Committee (FSAAC) 

Held Wednesday, February 25, 2026 (7:00 pm) 
Teams Meeting 

Rezoning (Zoning Text Amendment) Application (8200 Steveston Highway, ZT26-004041) 
Emily Huang, Policy Planning, introduced the proposal and provided the following comments: 

• In 2018, City of Richmond Council adopted a Bylaw to add regulations for greenhouses
with concrete construction.

• As per the “Agriculture (AG1)” zone, greenhouses are not permitted to have concrete
construction sunk into, at or below the natural grade of the site.

• A property owner may apply to build a greenhouse with concrete construction through a
rezoning application.

• A “fast track” review process is applicable to these applications, given the applicant has
provided farm status, which the applicant has provided.

The owner and applicant, Corey Liu, provided a presentation on the application identifying: 

• The applicant owns the parcel, and is planning on expanding an existing farm operation
located in Burnaby to Richmond. The entirety of the business plan includes a greenhouse
to be used as a nursery, an agricultural building used for honey processing and storage for
the farm business, and roadside stand to facilitate the sales of farm product.

• The greenhouse itself, which is the subject of the application, will function as a nursery.
The greenhouse does not include any soil based agriculture, but is used as a staging area
for plants prior to being sold at the roadside stand.

• Concrete footings are required for structural stability of the structure. There will not be
any concrete flooring within the structure.

In response to questions from FSAAC members, the owner provided the following comments: 

• There are currently no structures located on site. The roadside stand, agricultural
building, and greenhouse are all new development.

• The farming operation is limited to the northern portion of the site. The southern portion
of the parcel will continue to be leased to a farmer currently leasing and farming the land.

• The owner feels that the site is uniquely situated away from other nurseries, and the
location of the site will benefit the operation.

The Committee passed the following motion: 

That the Food Security and Agricultural Advisory Committee endorse the proposal for a 
Rezoning (Zoning Text Amendment) application at 8200 Steveston Highway  

Carried Unanimously 

ATTACHMENT 3 

City of 
. Richmond 
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not
click or open attachments unless you recognize the source of this email and the content is safe..

You don't often get email from meadowviewrichmond@gmail.com. Learn why this is important

From: DevApps
To: Huang,Emily
Cc: DevApps
Subject: FW: File #ZT 26-004041 – 8200 Steveston Highway, Richmond, BC
Date: Monday, March 2, 2026 9:18:19 AM

Good morning Emily,

Please see the email below re ZT 26-004041 at 8200 Steveston Highway and respond at your
earliest convenience.

Thanks,

Abdul Abdi
Development Applications
T: 604-276-4375

From: MEADOW VIEW <meadowviewrichmond@gmail.com> 
Sent: Sunday, March 1, 2026 9:55 PM
To: DevApps <DevApps@richmond.ca>
Cc: 11 Lauro Penarroyo ; 10 Jocelyn De Torres ; 07
Darryl Fernandes ; 06 Rajiv Sharma ; 18 Pat
Wan ; 09 Margaret Surin ; 08 Tony King

; 15 Kevin Liang 
Subject: File #ZT 26-004041 – 8200 Steveston Highway, Richmond, BC

Dear Emily Huang,

Re: File #ZT 26-004041 – 8200 Steveston Highway, Richmond, BC

We are writing on behalf of the residents of the complex at 8311 Steveston Highway,
Richmond, BC, regarding the development application for the proposed greenhouse
construction with concrete structures at 8200 Steveston Highway, fronting our complex.

We would like to raise the following concerns for your consideration:

1. Privacy impacts on adjacent residents
2. Height of the proposed structures and effect on light and views

Public Feedback Received ATTACHMENT 4
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3. Pest management
4. Waste and garbage management
5. Traffic congestion and safe access to our complex

Application Discrepancies

The description on the application states that "the City of Richmond has received a zoning text
amendment for the purpose of expanding a nursery that requires concrete piles for
greenhouse." However, there has never been a greenhouse in existence on the property. The
question of expanding with concrete piles is questionable to the scope of the application.

Legal and Regulatory Concerns

The proposed infrastructure exceeds typical agricultural scope and may constitute non-farm
use. BC's ALR regulations require approval for developments beyond standard farming, which
is absent in this application. No existing greenhouses are on-site; thus, claims of expansion are
unfounded. Approving this could undermine ALR protections.

Concrete Piles

Use of concrete piles on farmland contravenes ALR regulations and could impair future
agricultural use, violating policies to preserve farmland from non-agricultural structures.

Environmental Implications

Construction and infrastructural development pose potential risks, including soil erosion,
water runoff contamination, and habitat disruption. The current submission does not include
comprehensive environmental impact assessments or mitigation strategies, raising concerns
regarding long-term ecological integrity.

Land Use and Zoning Compliance

The land is designated for agricultural and rural use under municipal zoning bylaws. The
proposed development conflicts with these designations.

Community and Ecological Concerns

- Infringement on neighboring residents’ privacy and visual amenity
- Elevated risks of pests and plant diseases without robust biosecurity protocols
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- Insufficient waste and wastewater management plans, with potential for environmental
pollution
- Increased traffic and infrastructure demands, potentially compromising safety and road
integrity

In light of these concerns, we strongly urge the City of Richmond to deny the application. We
further request strict enforcement of land use, zoning, and environmental regulations to
protect Richmond’s valuable agricultural lands, ecosystems, and community interests.

Thank you for your attention to this matter.

Sincerely,
Meadow View Council
8311 Steveston Highway
Richmond, BC

PH - 53 



City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not
click or open attachments unless you recognize the source of this email and the content is safe..

From: MEADOW VIEW
To: Huang,Emily
Cc: 11 Lauro Penarroyo; 10 Jocelyn De Torres; 07 Darryl Fernandes; 06 Rajiv Sharma; 18 Pat Wan; 09 Margaret

Surin; 08 Tony King; 15 Kevin Liang
Subject: Re: 8200 Steveston Highway - Response to Concerns
Date: Thursday, March 12, 2026 10:49:58 AM

Dear Ms. Huang,

Thank you for your comprehensive response. We trust the City of Richmond will fulfill its
fiduciary duty by ensuring all development proposals adhere to applicable laws, bylaws, and
regulations.

Sincerely,
Meadow View Council

On Mon, Mar 9, 2026 at 12:22 PM Huang,Emily <EHuang@richmond.ca> wrote:

Hello Meadow View Council,

Thank you for sharing your concerns regarding the proposed greenhouse development at
8200 Steveston Highway. Please see responses to your comments below in orange.

We are writing on behalf of the residents of the complex at 8311 Steveston Highway,
Richmond, BC, regarding the development application for the proposed greenhouse
construction with concrete structures at 8200 Steveston Highway, fronting our complex.

We would like to raise the following concerns for your consideration:

1. Privacy impacts on adjacent residents: The farm would operate from 9am to 6pm
so there would be minimal disruption during working hours. The proposed
greenhouse will not use lights, so there will be no light pollution at night that might
disturb surrounding properties. The application is also compliant to the Zoning
Bylaw regulation to ensure it does not impact surrounding properties.

2. Height of the proposed structures and effect on light and views: The proposed
greenhouse height has been reviewed by staff and is compliant with the Zoning
Bylaw. The proposed greenhouse would be constructed with material that allows
natural light to seep through, diminishing the visual impact.

3. Pest management: The farm operation spray would only be used inside the
greenhouse, only when necessary. All spraying activities comply with provincial
spray‑management regulations and are carried out by a certified individual.

4. Waste and garbage management: Organic waste would be composted, and
garbage would be collected in a bin and picked up by a private waste hauler.

5. Traffic congestion and safe access to our complex: See traffic response below
under "Increased traffic and infrastructure demands, potentially compromising
safety and road integrity:"

I 
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Application Discrepancies

The description on the application states that "the City of Richmond has received a
zoning text amendment for the purpose of expanding a nursery that requires concrete
piles for greenhouse." However, there has never been a greenhouse in existence on the
property. The question of expanding with concrete piles is questionable to the scope of
the application.

The current property has no existing farm buildings and structures. The proposed
greenhouse would be for a new development, however, it would be for an expansion of
their existing farm operation currently located in Burnaby. I can see how “expanding a
nursery” is misleading.

Legal and Regulatory Concerns

The proposed infrastructure exceeds typical agricultural scope and may constitute non-
farm use. BC's ALR regulations require approval for developments beyond standard
farming, which is absent in this application. No existing greenhouses are on-site; thus,
claims of expansion are unfounded. Approving this could undermine ALR protections.

The proposed application is compliant with the AG1 Zoning Bylaw and has been
reviewed and approved by the Agricultural Land Commission (ALC). The ALC’s approval
of fill to be deposited in association with the application, identify that nursey operations
are farm uses under the ALC Act and its regulations. We appreciate your comments but
can clarify that this application would not require a non-farm use application.

Concrete Piles

Use of concrete piles on farmland contravenes ALR regulations and could impair future
agricultural use, violating policies to preserve farmland from non-agricultural structures.

The ALC’s regulations do not prohibit the use of concrete piles, and this application is
stemming from City requirements to restrict concrete piles without going through a RZ
application. The City’s regulations aim to protect farmland by limiting impermeable
surfaces such as concrete. In 2018, Council made amendments to the AGI zone to
prohibit concrete slabs, hard surfacing, or other impermeable structures at or below
natural grade for farm‑use greenhouses. This helps ensure soils remain viable for future
agricultural use.
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If a property owner wishes to construct a greenhouse with concrete slabs or footings,
they must apply for a rezoning (zoning text amendment). These applications, such as the
proposed application at 8200 Steveston Highway, follow a Council approval process.

Environmental Implications

Construction and infrastructural development pose potential risks, including soil erosion,
water runoff contamination, and habitat disruption. The current submission does not
include comprehensive environmental impact assessments or mitigation strategies,
raising concerns regarding long-term ecological integrity.

Drainage issues have been assessed, and due to the limited amount of fill being
proposed, there are no concerns at this time. The City does prioritize retaining and
enhancing habitat, through Environmentally Sensitive Area designations. However, this
site is not designated as an Environmentally Sensitive Area. Comprehensive
environmental impact assessments would not be required for these types of applications.

Land Use and Zoning Compliance

The land is designated for agricultural and rural use under municipal zoning bylaws. The
proposed development conflicts with these designations.

The proposed greenhouse is used for farm operations such as growing nursery plants
which is consistent with the Agriculture land use designation, and the use has been
approved by the ALC.

Community and Ecological Concerns

Infringement on neighboring residents’ privacy and visual amenity: The proposed
greenhouse is compliant with the AG1 Zoning Bylaw requirements to ensure
privacy to neighbouring properties. The property owner also operates another
nursery in Burnaby and have good reputation with the neighbours.
Elevated risks of pests and plant diseases without robust biosecurity protocols: To
operate the farm, nursery, biosecurity and pest management protocols are integral
to the operation.
Insufficient waste and wastewater management plans, with potential for
environmental pollution: The farm operation is required to comply with all applicable
environmental regulations under both provincial and municipal legislation.
Increased traffic and infrastructure demands, potentially compromising safety and
road integrity: The proposed development is not anticipated to generate significant

• 

• 

• 

• 
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traffic or cause notable increases to traffic volumes on Steveston Highway. The
proposed driveway to the development will be offset from the existing driveways
accessing 8311 Steveston Highway by approximately 60 meters and impact to
existing access is not anticipated.

In light of these concerns, we strongly urge the City of Richmond to deny the application.
We further request strict enforcement of land use, zoning, and environmental regulations
to protect Richmond’s valuable agricultural lands, ecosystems, and community interests.

Thank you for your attention to this matter.

We thank you for your time and considerations bringing these matters to our intention.
We would like to re-iterate that the application complies with ALC and City designations
for Agriculture, complies with the Zoning Bylaw, is not regulated through any
Environmentally Sensitive Area designation, drainage and fill requirements have been
reviewed and determined to not be an issue based on the limited fill being proposed. The
Transportation department has also reviewed the application and do not have concerns
for the development as it relates to our road infrastructure.

Emily Huang, RPP, MCIP

Policy Planner  | Planning & Development

City of Richmond

604-204-8631  | ehuang@richmond.ca
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EXECUTIVE SUMMARY 

McTavish has developed this Farm Plan based on the 2024 agricultural capability assessment, the 

proposed agricultural development at 8200 Steveston Highway, Richmond (the Site), and the City of 

Richmond’s regulatory requirements. The purpose of this document is to provide the city with an overview 

of the proposed agricultural activities and a clear rationale for the import of surface gravel necessary for the 

outdoor container-nursery operation. 

The Client, owner of Jenny’s Garden Centre LTD, has operated a successful 3.67-ha nursery business at 

4888 Marine Drive, Burnaby (PID 004-413-318), for the past 20 years. The Client is seeking to expand their 

nursery operations to the Site, where they will establish a container-nursery and apiculture (beekeeping) 

operation. Currently, there are three active nurseries in the southern portion of Richmond with similar 

business models, but none within a 3-km radius of the Site. Expanding local nurseries strengthens 

Richmond’s agricultural sector by increasing the availability of high-quality plants and essential horticultural 

products for farms, home gardeners, and some commercial nurseries. 

Gravel is an industry-standard surface treatment for container-nursery operations, improving site conditions 

by enhancing drainage, stabilizing soil, and providing a durable, all-weather working surface. It prevents 

water pooling, reducing the risk of root diseases, while also facilitating the movement of workers and 

equipment, particularly in wet conditions (McTavish, 2003; BC Ministry of Agriculture, 2015). Additionally, 

gravel suppresses weed growth and minimizes soil-borne pests, reducing maintenance requirements and 

improving plant health (McTavish, 2003). The BC nursery production guide specifically recommends gravel 

surfaces for container-nursery operations, as they promote rapid drainage away from the base of containers 

while providing a clean, weed-free growing environment (BC Ministry of Agriculture, 2017). 

The Client proposes to develop 0.37 ha (18.5%) of the northern portion of the Site for nursery and apiculture 

activities, including facilities for honey extraction, produce sales, storage, and greenhouse cultivation. To 

support these operations, 15 cm of surface gravel will be imported and applied across  2,221 m2 of the Site, 

with approximately 1,441 m² designated for staging and growing areas for potted plants and 780 m2 

allocated for vehicle access and parking. To prevent soil admixing, a geotextile fabric will be placed over 

the native topsoil before the imported gravel is applied. Since the proposed gravel import exceeds 50 m3, 

a Soil and Fill Notice of Intent must be submitted to the Agricultural Land Commission (ALC).  

The Client plans to construct a roadside farm stand in 2026 to facilitate direct-to-consumer sales. During 

the initial year, before full on-site production is established, the Client intends to sell plants from Jenny’s 

Garden Centre LTD at the Site. Per Section 11(3) of the Agricultural Land Reserve Use Regulation, at least 

50% of the farm stand’s retail space must be dedicated to selling farm products grown either on-site or by 

an agricultural association to which the landowner belongs (BC Ministry of Agriculture, 2019). As the Client 

is the owner of the Site and has been operating Jenny's Garden Centre LTD for the last two decades, he 

would be eligible to sell products from this business on the Site’s farmstand. In 2024, Jenny's Garden 

Centre LTD produced approximately 30,000 flats of starter plants and 10,000 baskets and potted plants, 

out of which 20% remained unsold and was discarded. This surplus inventory of approximately 6,000 flats 

and 2,000 potted plants would be sufficient to stock at least 50% of the farm stand’s retail space (44.5 m2) 

in 2025. The Client is aware of this regulatory threshold and is committed to ensuring compliance.  

Once full production is underway at the Site, the farm stand and covered area (a combined 220 m2) will 

primarily be used to sell nursery stock, honey, and vegetables produced on-site. With an anticipated annual 

yield of over 40,000 potted plants from indoor and outdoor nursery operations, on-site inventory will be 

more than sufficient to meet ALR retail sales requirements, occupying at least 50% of the farm stand and 

covered area (110 m2) year-round. The Client’s nursery in Burnaby (3.67 ha) will support the broader farm 

operation by providing additional retail capacity during peak production, while infrastructure at the Site may 

be used for shared processing, storage, and equipment servicing for both locations.
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1. INTRODUCTION

McTavish Resource & Management Consultants Ltd. (McTavish) was retained by Corey Liu (the “Client”) 

to develop a farm plan for the property located at 8200 Steveston Highway, Richmond, BC (PID 000-511-

048, the “Site”). McTavish conducted an agricultural capability assessment, which was reviewed by the City 

of Richmond (the “City”) in December 2024. Following the review, the City requested additional details on 

the farm plan. 

This report outlines the agricultural farm plan for the Site as required by the City or Richmond. This plan is 

based on the Client’s proposed nursery production and apiculture activities. 

2. METHODOLOGY

Based on the data collected during the 2024 agricultural capability assessment, McTavish has developed 

the farm plan in accordance with the Farm Plan requirements outlined by the City of Richmond. These 

requirements include the following: 

• Site plan, description, and legal description

• Zoning and current land use

• Soils Description and Unimproved Agricultural Capability

• Soil Management Rationale/Improved Agricultural Capability

• Recommended Agricultural Uses and Suitable Crops

• Proposed Agricultural Plan, including:

o Drainage Requirements/Rationale

o Irrigation Requirements/Rationale and Water Sources

o Proposed Agricultural Operator

o Proposed Farm Access

• Proposed Site Plan which includes:

o Proposed planting plan (agriculture types, locations, and improvements such as roads,

driveways, drainage, irrigation;

o the location of any houses, existing or proposed, and the Farm Home Plate in

accordance with the Zoning Bylaw; and,

o the location of the existing environmentally sensitive areas.

• Agricultural Improvement Cost Estimate (including material costs, drainage costs, irrigation costs

and installation costs)

• Project Income Statement (5-10 years)

~
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3. SITE DESCRIPTION AND LAND USE

The 2.0-ha Site is zoned AG1 – Agricultural and is located within the BC Agricultural Land Reserve (ALR) 

and is therefore subject to the Agricultural Land Commission Act (2002) and its associated regulations. The 

specific parcel characteristics of the Site are described in Table 1-1 (City of Richmond, 2024). An overview 

map of the Site and surrounding areas is provided in Figure 1-1. 

Table 3-1 Summary of Site Parcel Characteristics 

Parcel Address PID Zoning Legal Description Area (ha) 

1 8200 Steveston 

Highway, Richmond, BC 

000-511-048 AG1 - 

Agricultural 

LOT 2 SEC 4 BLK 3N RG 6W 

PL NWP3840 LOT 2, BLOCK 

3N, PLAN NWP3840, 

SECTION 4, RANGE 6W, 

NEW WESTMINSTER LAND 

DISTRICT, EXCEPT PLAN 

BYLAW 7 9687 

2.0 

Note: Information retrieved from City of Richmond (2024). Site area is approximately to the nearest tenth of a hectare. 

The Site is bordered by Steveston Highway to the north, and agricultural parcels to the east, south and 

west (Figure 3-1). The Site does not have a vehicle access/egress point to Steveston Highway. Vehicle 

access into the Site is via the neighbouring parcel to the west; 8040 Steveston Highway. This adjacent 

property has three separate farm access roads which connect to Number 3 Road. The Site is cultivated as 

two large forage fields with the neighbouring parcel to the west; 8040 Steveston Highway, and a portion of 

the parcel to the east, 8340 Steveston Highway. The Site is divided centrally by an east-to-west agricultural 

ditch which divides the Site into two fields each approximately 1.0 ha in size.  

A review of available imagery indicates that the Site has been cultivated with the neighbouring parcels to 

the west and east since at least 2000, with annual forage as the predominant land use with exception of a 

period of mix-vegetable production between 2009-2014 (Google Earth 2024). Mapping indicates that the 

topography of the Site features a nearly level terrain with elevations ranging from 1 to 2 meters above sea 

level (Lidar BC, 2016).  

Adjacent land use to the Site includes agricultural properties to the south, east and west raging in size from 

1.0 ha to 28.2 ha, and residential properties to the north. The neighbouring farms are predominantly in 

forage, berry, mix-vegetable, and nursery production systems. 

3.2 Site observations December 2024 

The 2024 field assessment confirmed the lack of Site access via Steveston Highway and verified the use 

of 8040 Steveston Highway for vehicle access into the Site. Within the Site, there was no access between 

the two field across the central agricultural ditch; however, an access crossing between the two fields is 

available from the property to the east. The central agricultural ditch was vegetated and featured well 

established Himalayan blackberry.  

At the time of the field assessment, the north field was not under cultivation and was dominated by weedy 

vegetation, including pineapple weed, lamb’s quarters, and field mustard. The southern field was being 

managed as a single parcel with the neighbouring parcel to the west and east. Topsoil in the southern field 

had been plowed with no subsequent tillage or planting observed. Soil conditions in the south field were 

saturated at the time of the field assessment and multiple areas with standing water at or near the surface 

were observed.  
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4. SOILS AND AGRICULTURAL CAPABILITY

4.1 Summary of Field Assessment

McTavish carried out a field investigation to determine the soil series and agricultural capability of the Site 

in December 2024. A summary of the results of the soil investigation and review of provincially mapped 

soils and agricultural capability ratings are provided in Table 4-1. A map delineating the published and 

revised agricultural capability polygons and their respective ratings is provided in Figure 4-1. The report 

named Agricultural Capability Report 8200 Steveston Highway, Richmond, BC contains more detailed 

information regarding the revised soils and agricultural capability of the Site. 

The findings from the McTavish soil survey and field assessment indicated that there were minor variations 

with the agricultural capability mapping. Therefore, minor revisions relating to the subclasses and their 

geospatial extent were completed. The Site consists of mineral soils classified as Class 3 and 4, primarily 

limited by excess water during certain times of the year. Based on the field assessment, these soils can be 

improved to Class 2, reducing the impact of excess water and expanding the range of crops suitable for 

soil-bound agriculture through the following recommendations: 

• Drainage: The key management priority for this Site is enhancing drainage, as it sits in a low-lying area

with poorly drained soils. Effective drainage requires the installation of subsurface drain lines at a

sufficient depth to remove excess water from the root zone.  This would require the installation of

subsurface drain lines and relies on access to drainage infrastructure and suitable outlets.

• Increasing topsoil depth: The southern field shows signs of topsoil mixing with the subsoil due to

historical farming practices (e.g., tillage) on shallow A horizons. Adding topsoil would improve soil

quality, reduce the risk of tilling saturated soils, and support a broader range of crops. This

recommendation would be most effective when implemented alongside drainage improvements to

optimize soil conditions.

4.2 Recommended Agricultural Uses and Crop Suitability 

The Site is currently managed in conjunction with the neighboring parcels and is primarily used for annual 

forage production. With the recommended land improvements mentioned above, the conditions on Site 

could support the production of annual legumes, blueberries, cole crops, corn, perennial forage crops, and 

shallow rooted annual vegetables (except celery) (Bertrand et al. 1991). The Site has approximately 2.0 ha 

(4.94 acres) of land that could be farmed. This size of parcel would be suitable for a: 

• Market garden production

• Small scale organic Blueberry farm.

• Mixed vegetable production using raised beds.

The establishment and commercial production of the suited crops on the Site depends on the successful 

installation of sub-surface drainage and access to appropriate outlets. If subsurface drainage installation is 

not feasible, the Site can also be used for non-soil bound agriculture. Potential non-soil bound agriculture 

uses include: 

• Outdoor container nurseries

• Indoor production of vegetables (greenhouses)

• Apiculture

• Mushroom farming

~
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5. PROPOSED AGRICULTURAL DEVELOPMENT

The Client operates Jenny's Garden Centre LTD, a nursery business that has been in operation on a 3.67-

ha parcel at 4888 Marine Drive, Burnaby (PID 004-413-318), for the past 20 years. The Client is seeking to 

expand their nursery operations to the Site, where he will establish a container-nursery and apiculture 

(beekeeping) operation. Currently, there are three active nurseries in the southern portion of Richmond with 

similar operations to Jenny’s Garden Centre, but none within a 3-km radius of the Site. Expanding local 

nurseries supports Richmond’s agricultural sector by supplying high-quality plants, and essential 

horticultural products for farms, home gardeners, and commercial nurseries. 

5.1 Rationale for Surface Gravel and Farm Building Areas 

The Client proposes to develop 0.37 ha (18.5%) of the northern portion of the Site for nursery and apiculture 

activities, including facilities for honey extraction, produce sales, storage, and greenhouse plants. The 

proposed development area also includes a gravel staging and growing area for potted plants, an access 

road, and a parking lot. Details of the proposed development are provided in Table 5-1. Detailed and 

overview maps of the proposed development are provided in Figures 5-3 and 5-4. 

The main agricultural use of the development area will be for a nursery operation, which requires the import 

of dust-free surface gravel. Gravel is an industry-standard surface treatment for container-nursery 

operations, improving site conditions by enhancing drainage, stabilizing soil, and providing a durable, all-

weather working surface. It prevents water pooling, reducing the risk of root diseases, while also facilitating 

the movement of workers and equipment, particularly in wet conditions (McTavish, 2003; BC Ministry of 

Agriculture, 2015). Additionally, gravel suppresses weed growth and minimizes soil-borne pests, reducing 

maintenance requirements and improving plant health (McTavish, 2003). The BC nursery production guide 

specifically recommends gravel surfaces for container-nursery operations, as they promote rapid drainage 

away from the base of containers while providing a clean, weed-free growing environment (BC Ministry of 

Agriculture, 2017). 

Figure 5-1 Example of outdoor container nursery at Salt Spring Island, BC. 
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Figure 5-2 Examples of gravel beds in outdoor container nursery included in the Canadian 
Nursery Crop Profile for Container Production (McTavish 2003). 

To further enhance agricultural productivity, the Client plans to construct a permanent polyethylene-

polycarbonate greenhouse with concrete footings, providing a stable structure for year-round nursery stock 

production. This facility will serve as the indoor nursery operation, optimizing growing conditions while 

supporting the long-term agricultural use of the Site. Additional farm buildings, including a processing 

facility, roadside stand, and covered area, will support nursery and apiculture operations by providing space 

for honey extraction, equipment storage, and product display and sales. 

Based on the proposed development plan, approximately 333 m3 of surface gravel will be required. Since 

this exceeds 50 m3 and the Site is located within the Agricultural Land Reserve (ALR), a Soil and Fill Notice 

of Intent application must be submitted to the Agricultural Land Commission (ALC). The breakdown of 

approximate gravel volume1 proposed is outlined below: 

• Agricultural staging areas (outdoor nursery): 216 m3

• Parking lot, access road, loading zone: 117 m3

The total volume of imported gravel proposed for the agricultural development at the Site should be included 

in the Notice of Intent. Supporting documents2 for the application must include a Site Plan/Proposal Sketch 

and a Detailed Building Plan. Additionally, McTavish has provided soil management recommendations for 

the proposed development (Section 5.2), which can also be attached as supporting documents for the 

application. 

1Gravel volume was estimated using the surface areas provided in Table 5-1 and assuming a maximum gravel depth of 15 cm (~6 

inches), as stated in ALC File 105445. Note that the ALC resolution allows a maximum of 381.15 m3 of fill to be imported to the Site. 

2 Supporting document information based on https://www.alc.gov.bc.ca/application-and-notice-process/soil-and-fill-notice-of-intent/  
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Table 5-1 Proposed Agricultural Development Area and Land Use 

Item description Total area 

(ha) 

Proposed land use 

Total farm building area 

• Farm building (368 m2)

• Roadside stand (90 m2)

• Covered area (130 m2)

• Greenhouse (936 m2)

0.15 

The farm facilities will support the nursery and apiculture 

operations by providing space for honey extraction, 

equipment storage, and plant sales. The roadside stand will 

allow for direct sales of plants and honey, while the 

greenhouse will be used to grow nursery and ornamental 

plants. 

The greenhouse will follow a similar operational design as 

the greenhouses at the Burnaby location and will include 

supplemental heating but no supplemental lighting, as it 

operates seasonally and is closed during winter when 

lighting would be required. Natural light during active 

growing periods is considered sufficient to support healthy 

seedling development. The greenhouse will be heated by 

three unit heaters capable of maintaining 21°C, with 

horizontal airflow fans to distribute heat evenly throughout 

the space. 

Dust-free surface gravel 

• Parking lot (183 m2)

• Access road3 and loading

zone (597 m2)

• Staging areas (1,441 m2)

0.22 

The parking lot will be used year-round for vehicle parking. 

The access road and loading zone will provide vehicle 

access for the delivery and transport of agricultural goods to 

and from the agricultural buildings.  

The staging areas will function as an outdoor extension of 

the greenhouse operation. These areas will be used to grow 

fruit trees, shrubs, and berries, as well as to display large 

potted perennials, such as roses and dianthus. 

Total development area 0.37 

3 Includes small asphalt entry in the north end of the Site.
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5.2 Soil Management Recommendations 

Based on the proposed farm development for the Site, the following summarizes soil management 

recommendations for the surface gravel areas and farm building areas. 

5.2.1 Surface gravel areas 

As discussed in Section 5.1, the proposed surface gravel areas are approximately 0.22 ha and include 

the parking lot and staging areas. McTavish recommends the following soil management practices to 

preserve farmable land within the ALR: 

• Imported gravel should be selected to be good quality, clean, contaminant free, and appropriate

for the intended land capability classification aims and land use of the proposed gravel areas.

• Geotextile fabric should be installed over native topsoil across all proposed gravel areas before

applying imported gravel. The fabric must be of sufficient quality to prevent rupturing during

gravel application and ensure no mixing occurs between the gravel and native topsoil.

• Avoid aggregate activities in saturated soil conditions and/or periods of heavy rain, which is

defined as >25 mm of rain in 24 hours.

• The imported gravel should be tapered from the property line and into the neighboring properties.

• The final contour of the gravel areas should facilitate drainage across and down the slope

towards a drainage infrastructure.

5.2.2 Farm building areas 

As discussed in Section 5.1, the proposed farm building areas are approximately 0.15 ha and include a 

greenhouse, a processing facility, a roadside stand, and a covered area. McTavish recommends the 

following soil management practices to preserve farmable land within the ALR: 

• Construction activities should be undertaken during dry conditions to minimize soil erosion and

compaction.

• Usable topsoil should be salvaged within the proposed areas for all farm buildings and be

retained on-site. Soil salvage should be completed by an experienced equipment operator

following the topsoil depths observed in the north field and/or recommendations from a Qualified

Registered Professional (QRP) with soils expertise.

• If stockpiles of topsoil are present, protect them with covers in rainy conditions or tackify in dry

conditions to reduce soil erosion. Any temporary stockpiles should be no more than 3 m high,

with 5:1 (i.e., horizontal to vertical, or 20%) side slopes to reduce the erosion potential.

• Excavated topsoil could be applied to the southern field to improve growing conditions. Given the

constraints of the development and the availability of excess topsoil, redistributing this material to

the southern field would be a practical way to enhance its fertility and productivity.

~
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6. FARM PLAN

6.1 Site Plan

The proposed nursery and apiculture activities will occur north of the ditch that runs east-to-west through 

the center of the parcel, occupying approximately  6,459 m2. The Site Plan includes the roadside stand and 

covered area, the farm building, the greenhouse, the gravel staging areas, and the areas north of the ditch 

that will be used for honey production (beehives) and mixed-vegetable production.  

The area south of the ditch (9,310 m2) will be rented out to a farmer to produce potatoes and grains and 

has not been included in this farm plan. Details on the Site areas included and excluded from this plan are 

provided in Table 6-1. A detailed map of the proposed Site plan is provided in Figures 5-1. 

Table 6-1 Site Areas Included and Excluded from Farm Plan 

Site area Area (m2) Area (ft2) Area (ac) Included/Excluded 

Development area - north side 

Max home plate area  1,000  10,764  0.25 Excluded 

Roadside stand and covered area  220  2,366  0.05 Included 

Farm building  368  3,960  0.09 Included 

Greenhouse (poly)  936  10,080  0.23 Included 

Gravel staging areas  1,441  15,511  0.36 Included 

Gravel parking lot, access road & loading zone  780  8,396  0.19 Excluded 

Unimpacted setbacks  50  538  0.01 Excluded 

Total development area  4,795  51,615  1.18 - 

Farming area - north side 

Grass areas  1,861  20,033  0.46 Excluded 

Beehives (40 x 40 ft)  149  1,600  0.04 Included 

Mixed-vegetable production  3,345  36,000  0.83 Included 

Total farming area (north)  5,355  57,633  1.32 - 

Southern areas 

Farming area leased  9,310  100,212  2.30 Excluded 

I I 

I I 
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Site area Area (m2) Area (ft2) Area (ac) Included/Excluded 

Existing ditch and riparian vegetation  600  6,458  0.15 Excluded 

Total southern areas  9,910  106,670  2.45 - 

GRAND TOTAL  20,060  215,918  4.96 

There are four main locations that will be used for agricultural production or processing purposes: (1) the 

greenhouse, (2) the gravel staging areas, (3) the farm building, and (4) the field north of the ditch that will 

be used for honey production (beehives) and mixed-vegetable production. Additionally, the roadside farm 

stand and covered area will primarily be used for farm retail sales. 

The greenhouse will be a gutter-style structure designed for commercial high occupancy based on most 

recent design by Hanois dated March 13, 2024. It will have a maximum height of 22.8 ft and feature an 
inner and outer polyethylene roof, along with 8 mm twin-wall polycarbonate walls and rolling sides. A 

truss beam system will provide structural support to the greenhouse while also serving as a stable 

framework for hanging baskets. The floor of the greenhouse will not be paved. The greenhouse will 

primarily be used for producing:  

• herb starts (rosemary, lavender, sage, etc.) in trays,

• vegetable starts (kale, pea, tomato, bok choy, gailan, etc.) in trays,

• flowers in 10’’ and 12’’ hanging baskets, and large wooden baskets, and

• potted perennials (roses, dianthus, etc.) in 1-gal, 2-gal, and 3-gal pots.

The greenhouse will be heated by three unit heaters capable of maintaining 21°C, with horizontal airflow 

fans to distribute heat evenly throughout the space. The greenhouse will not have supplemental lighting, 

as it operates seasonally and remains closed during winter months when supplemental lighting is typically 

required. Natural light during active growing periods is considered sufficient for healthy seedling 

development, and is consistent with practices at the Burnaby location, where greenhouses function without 

artificial lighting.  

The staging areas north and south of the parking lot will be comprised of dust-free gravel. Their primary 

use will be for storing and growing larger, more mature potted perennials that do not require greenhouse 

protection. These areas will contain perennial flowers such as roses and dianthus, as well as fruit trees, 

shrubs, and berries, all in 1-gal, 2-gal, or 3-gal pots. As a secondary use, a small portion of the staging 

areas will be used to store skids of unused soil amendments, pots, baskets, and other materials that do not 

require indoor storage. 

The farm building will be used for honey processing and storage. Inside the building, approximately 10.2 

m2 will be dedicated to honey processing. Honey will be processed in liquid, infused, and comb forms. The 

remaining space will be used for storing nursery farming equipment, honey boxes, jars, frames, and soil 

amendments that require indoor storage. 

The field north of the drainage ditch will support honey and mixed-vegetable production. The honey 

operation will include approximately 16 beehives, with an estimated annual yield of 1,000 lbs. of honey. 

The mixed vegetable operation will grow primarily pumpkin, squash, and kale. 

The farm stand and covered area will be the primary retail space for the Site. A total of 80% of all plants 

produced in the greenhouse and staging areas will be sold at the farm stand, while the remaining 20% will 

be sold wholesale. All honey and vegetables produced on the Site will be sold at the farm stand. 

I I 
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Additionally, the stand will offer a selection of imported items, including soil, pots, fertilizer, and specialty 

potted plants. It is estimated that 70% of total products sold at the stand will originate from the Site, while 

30% will be imported.  

6.1.1 Farm Stand 2026 Plan 

The Client plans to construct a roadside farm stand in 2026 to facilitate direct-to-consumer sales. During 

the initial year, before full on-site production is established, the Client intends to sell plants from Jenny’s 

Garden Centre LTD (4888 Marine Drive, PID 004-413-318) at the Site. Jenny’s Garden Center LTD 

operates in a 3.67-ha parcel and sells a variety of starter plants, hanging baskets and potted plants (Figure 

6-1). In accordance with Section 11(3) of the Agricultural Land Reserve Use Regulation, at least 50% of

the farm stand’s retail space must be dedicated to selling farm products grown either on-site or by an

agricultural association to which the landowner belongs (BC Ministry of Agriculture, 2019). As the Client is

the owner of the Site and has been operating Jenny's Garden Centre LTD for the last two decades, he

would be eligible to sell products from this business on the Site’s farmstand. In 2024, Jenny’s Garden

Centre LTD produced approximately 30,000 flats of starter plants and 10,000 baskets and potted plants.

Of this total, 20% remained unsold and was discarded, representing a surplus of approximately 6,000 flats

and 2,000 potted plants. This surplus inventory would be able to stock at least 50% of the farm stand’s retail

space (44.5 m2) in 2026. The Client is aware of this regulatory threshold and is committed to ensuring

compliance.

Figure 6-1 Photographs of the nursery operation at Jenny’s Garden Centre in Burnaby, BC. 
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6.1.2 Integration of Farm Operations Plan 

Once the remaining agricultural buildings are constructed and the Site is in full production, farm products 

from the Site will primarily be sold at the farm stand and the covered area. The combined retail area of 

these spaces is approximately 220 m2. The Site is projected to produce more than 40,000 potted plants 

annually from the indoor and outdoor nursery operations (see Section 6.5 for details), which alone will be 

sufficient to occupy at least 50% of the farm stand and covered area (110 m2) year-round.  

In addition to potted plants, the farm stand will offer honey and vegetables produced on-site, along with a 

limited selection of imported items, including soil, pots, fertilizer, and specialty potted plants that are difficult 

to grow locally. As noted in Section 6.1, an estimated 70% of farm stand sales will come from plants or 

vegetables grown on the Site, while the remaining 30% will consist of imported products. 

The Client’s nursery business in Burnaby, which operates on a 3.67-ha parcel, will continue to play a key 

role in the broader farm operation by providing additional retail capacity during periods of high production 

at the Site. Conversely, agricultural buildings at the Site may be used for processing, storage, or equipment 

servicing that supports both properties, given the similar nature of operations. This integrated approach is 

intended to strengthen operational sustainability and improve flexibility in managing supply, demand, and 

production across both locations. 

6.2 Drainage 

The Site has one unmaintained drainage ditch that divides the northern and southern fields.  Due to the 

relatively level terrain, installing subsurface drainage may be challenging. To address drainage limitations, 

the following measures are proposed: 

• Construct a shallow drainage swale along either the eastern or western Site boundary, directing

water north-south toward the central ditch.

• Clear vegetation and perform general maintenance on the existing ditch.

• Grade the proposed gravel areas to ensure proper surface drainage toward the swale.

• Utilize raised beds for mixed-vegetable production to improve drainage.

6.3 Irrigation

Irrigation on the Site will be limited to the greenhouse and the farming area north of the ditch. The 

greenhouse will utilize drip irrigation, sprinklers, and hand-held watering for once- or twice-daily watering, 

depending on the season. Any potted perennials in the staging areas will be hand-watered from the same 

water source. The farming area north of the ditch will also use drip irrigation.  

The water will be sourced from the City of Richmond, and a water permit will be obtained as part of the 

building permit application for the proposed agricultural development. 

6.4 Farm Management 

The farm will be operated under the business name 'Jenny's Garden Centre LTD - Richmond’ and employ 

a total of sixteen people.  

Fifteen people will be employed in farm operations, in a combination of full time and part time capacities. 

This will cover the day-to-day operations of planting and watering in the greenhouse and staging areas, 

stocking and managing the farm stand, managing the cultivated field between the farm buildings and 

drainage ditch, etc. Additionally, one person will be employed for the apiculture operations. Three 

immediate family members of the Client will be part of the total staff employed by the business. 

~
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6.5 Financials 

McTavish has prepared the financial estimates for the proposed Site Plan; however, real costs and 

revenues are dependent on the landowner management practices and market conditions. The projections 

presented in this section are for informational purposes only and should not be interpreted as exact 

expected costs and revenues. The financial projections are based on the following assumptions: 

• The total area of agricultural production will be approximately  5,881 m2 (1.46 ac) and will comprise

of indoor nursery production areas (0.23 ac), outdoor nursery production areas (0.36 ac), honey

production areas (0.04 ac), and mixed-vegetable production areas (0.83 ac).

• Labour costs are based on the expected number of staff employed by the business (16 staff – a

combination of seasonal and some full time and the total area of the Site plan (6,459 m2 or 1.60

ac), which includes the area of production (1.46 ac), the storage areas (0.09 ac), and the farm retail

areas (0.05 ac).

• Start-up costs are based on McTavish’s experience on similar projects and quotes provided by the

Client for the construction of the agricultural buildings.

• For the indoor nursery production, direct costs and revenues are based on the maximum production

of #1 pots and 10’’ hanging baskets in 60% of the greenhouse area.  Forty (40) % of the area is

removed from production to account for access paths (20%) and spaces for crop management

(20%). Since the greenhouse will have a truss beam system, the indoor production assumes that

100% of floor growing area will be used for #1 pots and that 50% of ceiling growing area will be

used for hanging baskets. The nursery items selected may vary in the future but represents

commonly grown nursery stocks in a small- to mid- scale operation.

• For the outdoor nursery production, direct costs and revenues are based on the maximum

production of #2 and #3 pots in 60% of the gravel staging area. Forty (40) % of the area is removed

from production to account for access paths (20%) and spaces for crop management (20%). The

nursery items selected may vary in the future but represents commonly grown nursery stocks in a

small- to mid- scale operation.

• For the honey production, direct costs and revenues are based on the maximum production of

medium-sized (500 mL) honey jars with the 1,000 lbs. of honey production expected in 2026. The

total area for honey production considers the beehives area (149 m2) and the processing space

inside the farm building (10 m2). The Client already possesses honey processing equipment and

beehives from an existing operation, thus the direct costs of for the honey production only include

the cost of jars.

• For the mixed-vegetable production, direct costs and revenues are based on the crop selection

(i.e., squash and pumpkin) and will vary if crops change throughout time.

• Revenues are based on an annual production cycle, yielding one crop per pot indoors and 0.5

crops per pot outdoors, as perennial plants require two years for full development. However, with

the greenhouse’s heating potential, additional production during winter could increase revenues.

The start-up costs for the agricultural production on the Site are provided on Table 6-2. Start-up costs 

include the costs of bed preparation and irrigation for the mixed-vegetable operation, and the construction 

costs for the earthworks and agricultural buildings needed for the nursery and apiculture operation. 

The direct costs for the agricultural production on the Site are provided on Table 6-3. Direct costs include 

the costs related to plastic containers, soilless media, fertilizer and labour for the nursery and apiculture 

operation, and the costs related to labour, machine rental, fuel, and seed purchase for the mixed vegetable 

~
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production. However, direct costs may vary based on specific site conditions and access. The projected 

costs for the Site over the next 5 years consider a 3% annual increase in the total direct cost due to inflation. 

The revenues and gross profits for the agricultural production on the Site are provided on Table 6-4. 

Revenue from farm retail sales assumes that 85% of all potted plants will be sold and 15% will be retained. 

Based on the indoor and outdoor nursery growing area, the Site is expected to produce 18,100 #1 pots, 

9,300 #2 pots, 4,600 #3 pots, and 3,000 10’’ hanging baskets. Revenue and projected income statements 

assume that nursery stock selections are constant and will vary if stock change throughout time (Table 6-

5). The projected revenue for the Site considers a 3% annual increase in the total revenue due to inflation. 

Table 6-2 Startup Costs for Agricultural Production on the Site. 

Startup Costs Acres Total estimate 

Bed Preparation 0.83  $2,905.00 

Irrigation ($2000/acre) 0.83  $1,660.00 

Poly greenhouse 0.23  $211,266.00 

Farm building 0.09  $293,891.00 

Farm stand and covered area 0.05  $250,000.00 

Gravel surface areas with drainage swale 0.55  $38,500.00 

TOTAL  $798,222.00 

Note: Total estimated start-up costs are based on the acreage of each production component on the Site. Estimates 

for bed preparation and irrigation in the mixed vegetable production are based from McTavish’s experience with similar 

projects. Cost estimates for agricultural buildings and gravel areas are based on quotes provided by the Client from 

third-party contractors. 

Table 6-3 Direct Costs for Agricultural Production on the Site. 

Direct Costs 2025 $/acre 2026 $/acre 2030 $/acre Acres Total 2030 

Pumpkin, 

squash, and 

kale production 

 $9,748.69  $10,041.15  $11,547.32 0.83  $9,584.28 

Nursery  

production - 

indoors 

 $120,786.76  $124,410.36  $143,071.91 0.23  $32,906.54 

Nursery  

production - 

outdoors 

 $83,016.47  $85,506.96  $98,333.01 0.36  $35,399.88 
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Direct Costs 2025 $/acre 2026 $/acre 2030 $/acre Acres Total 2030 

Honey 

production 

 $23,419.13  $24,121.70  $27,739.96 0.04  $1,109.60 

Labour (10 FT, 

6 PT) 

 $250,135.67  $257,639.74  $296,285.70 1.46  $432,577.12 

TOTAL  $511,577.42 

Table 6-4 Revenues and Gross Profit for Agricultural Production on the Site. 

Gross 

profit 

2025 

Revenue/ 

Acre 

2026 

Revenue/ 

Acre 

2030 

Revenue/ 

Acre 

Acres Total 

Revenue 

2030 

Total Direct 

Expenses 

Gross 

Margin 

(Profit) 

Pumpkin, 

squash, 

and kale 

production 

 $28,913.42  $29,780.82  $34,247.94 0.83  $28,425.79  $18,235.82  $10,189.97 

Nursery  

production 

- indoors

$1,125,555.3

9 

$1,159,322.0

5 

$1,333,220.3

6 

0.23  $306,640.68  $270,823.96  $35,816.73 

Nursery  

production 

- outdoors

 $512,259.33  $527,627.11  $606,771.18 0.36  $218,437.62  $208,430.73  $10,006.89 

Honey 

production 

 $266,252.41  $274,239.98  $315,375.98 0.04  $12,615.04  $14,086.91 -$1,471.87 

TOTAL  $566,119.14  $511,577.42  $54,541.72 

Table 6-5 Projected Income Statement for Agricultural Production on the Site 4. 

Year 1 Year 2 Year 3 Year 4 Year 5 

Revenue  $566,119.14  $588,763.90  $612,314.46  $636,807.04  $662,279.32 

Cost of Goods and 

Services (COGS) 

 $283,059.57  $294,381.95  $306,157.23  $318,403.52  $331,139.66 

4Administrative expenses such as owners salary, insurance etc.  are estimated based on McTavish’s experience with other Garden

Centres. Most administrative expenses on a small operation such has this are discretionary and many will be shared between the 

two business sites. Therefore, it is not possible for McTavish to estimate the exact numbers, and an industry average were used. 
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Year 1 Year 2 Year 3 Year 4 Year 5 

Gross Profit  $283,059.57  $294,381.95  $306,157.23  $318,403.52  $331,139.66 

Expenses  $198,141.70  $202,104.53  $206,146.62  $210,269.55  $214,474.95 

Net Income Before 

Tax 

 $84,917.87  $92,277.42  $100,010.61  $108,133.96  $116,664.71 

Notes: Projections assume 4% increase in Revenue and COGS with expenses at 2% per year. Depreciation of 

capital expenditures included in expenses. Since much of the expenses are discretionary for the owner, we have 

assumed they increase by 2% annually. 

7. CLOSING

This report has been prepared for the exclusive use of the Client with the understanding that all available 

information of the Site has been disclosed. The Client has acknowledged that in order for McTavish to 

properly provide professional service, McTavish is relying upon full disclosure and accuracy of this 

information. McTavish is not liable for information that has not been provided or has been misrepresented. 

We trust this is the information that you require at this time. Should you have any questions regarding this 

report please contact the undersigned. 

Sincerely, 

MCTAVISH RESOURCE & MANAGEMENT CONSULTANTS LTD. 

Per 

Franco Lopez Campomanes, P.Ag. 

Agrologist 

Reviewed by: 

Bruce McTavish, P.Ag 

Senior Project Agrologist 

/)1 
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Rezoning Considerations 
Development Applications Department 

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

Address: 8200 Steveston Highway File No.: ZT26-004041 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10747, the developer is 
required to complete the following: 
1. (Artificial lighting restriction) Registration of a restrictive covenant on Title to prohibit the use of artificial lighting

for the purpose of growth and to ensure any lighting for health and safety is downward facing within the greenhouse.
2. (Payment of Notice Fees) Payment of all fees in full for the cost associated with the Public Hearing 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: 
3. Submission of a Drainage Plan and if required, Geotechnical Report prepared by a qualified professional(s) should the

Agricultural Land Commission (ALC) provide an approval to raise the greenhouse beyond the 0.15 m elevation
approved by the ALC (ALC File: 105445 – approval dated January 14, 2026).

4. Submission of a Statutory Declaration confirming that all proposed construction shall comply with the permitted uses
specified in Zoning Bylaw 8500, consistent with the City’s Bulletin No. BUILDING-32 “Statutory Declaration
Requirement for Building Permit Applications in AG1 Zones”

5. 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.

6. 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.

7. At the developer's sole cost complete the following works via a City Work Order:
a) A driveway construction to provide vehicular access via Steveston Highway.

Water Works: 
b) Using the OCP Model, there is 1518 L/s of water available from the 500mm water main and 1179 L/s available

from the 300mm water main at a 20 psi residual at the Steveston Highway frontage. Based on your proposed
development, your site requires a minimum fire flow of 200 L/s.

c) At Developer’s cost, the Developer is required to
i. Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow

calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must
be signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs.

ii. Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City
spacing requirements for the proposed land use. At minimum, at least one hydrant is required along the
Steveston Highway frontage.

iii. Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the
bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the
building permit process.

ATTACHMENT 7
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d) At Developer’s cost, the City will:
i. Install a new water service connection and tie-in to the existing 300mm AC main along Steveston

Highway frontage, complete with meter and meter chamber. Exact size and location to be determined
during the building permit process.

Storm Sewer Works: 
e) At Developer’s cost, the Developer is required to:

i. Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of
the servicing agreement design.

ii. Confirm through video inspection the size and condition of existing storm sewer service connection and
inspection chamber. If size and condition deemed adequate by the City, it may be reused.

f) At Developer’s cost, the City will:
i. Upon inadequate size or condition of existing storm sewer service connection and inspection chamber, cut

and cap at the box culvert.
ii. Upon inadequate size or condition of existing storm sewer service connection and inspection chamber,

install a new storm sewer service connection, complete with inspection chamber.

Sanitary Sewer Works: 
g) At Developer’s cost, the Developer is required to:

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

Street Lighting: 
h) At Developer’s cost, the Developer is required to:

i. Review street lighting levels along all road and lane frontages, and upgrade as required.

General Items: 
i) At Developer’s cost, the Developer is required to:

i. Complete other frontage improvements as per Transportation requirements.
ii. 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.

iii. 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.

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
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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. 

• 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 Conditions on File) 
 _____________________________________________  _______________________________  
Signed Date 
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City of 
Richmond 

Regular Council 
Monday, April 27, 2026 

Minutes 

13. APPLICATION BY COREY LIU FOR A ZONING TEXT 

AMENDMENT TO THE "AGRICULTURE (AGl)" ZONE TO 

PERMIT A GREENHOUSE WITH CONCRETE FOOTINGS AT 8200 

STEVESTON HIGHWAY 
(File Ref. No. 12-8060-20-010747, ZT 2026-004041) (REDMS No. 8335581, 8355308, 8354706) 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 107 47, for a 

Zoning Text Amendment to the "Agriculture (AGl)" zone to permit the 

development of a 936 m2 greenhouse with concrete footings for agricultural 

pwposes at 8200 Steveston Highway be introduced and given first reading. 

ADOPTED ON CONSENT 

5. 
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