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# Richmond Agenda
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Development Permit Panel
Electronic Meeting

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, June 11, 2025
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on May 28,
2025.

DEVELOPMENT PERMIT 23-028741
(REDMS No. 7781399)

APPLICANT: Matthew Cheng Architect Inc.

PROPERTY LOCATION: 7511 St. Albans Road

Director’'s Recommendations

That a Development Permit be issued which would permit the construction of five
townhouse units at 7511 St. Albans Road on a site zoned “High Density Townhouse
(RTH1)".

DEVELOPMENT PERMIT 23-035352
(REDMS No. 7946078)

APPLICANT: Public Services and Procurement Canada

PROPERTY LOCATION: 3540 and 3800 Bayview Street

Director’s Recommendations
That a Development Permit be issued to permit an adjustment of the lot lines of the two
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lots located at 3540 and 3800 Bayview Street, zoned “Light Industrial (IL)” and
“Steveston Commercial and Pub (ZMUI10)” respectively and designated as an
Environmentally Sensitive Area (ESA).

DEVELOPMENT VARIANCE PERMIT 24-012933
(REDMS No. 8042115)

APPLICANT: Dagneault Planning Consultants Ltd.

PROPERTY LOCATION: 12791 and 12951 Blundell Road

Director’'s Recommendations

That a Development Variance Permit be issued which would vary the provisions of
Richmond Zoning Bylaw 8500 to:

1.  increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor sunk into, at or below the natural grade of the site
from 750 m? to 2,108.3 m?;

2. reduce the minimum interior side yard setback for agricultural buildings and
structures from 4.5 mto 0.1 m; and

3. reduce the minimum lot area from 2.0 ha to 1.609 ha for Proposed Lot B.

New Business

Date of Next Meeting: June 25, 2025

ADJOURNMENT
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the applicant is proposing exterior renovations to the existing hotel building to
= provide a more modern appearance consistent with the upgrades of other hotel
buildings in the same hotel chain;

proposed building exterior renovations include cladding upgrades on the existing
" entry portal and feature tower using porcelain panel cladding materials prescribed
by the hotel chain;

landscape improvements including additional plantings of a mix of native and non-
= native species are also proposed along the planted areas adjacent to Alexandra Road
and within the porte cochere landscaping island; and

a glass canopy to provide weather protection to pedestrians is proposed to be
n installed at the south pedestrian entrance of the hotel building along Alderbridge
Way.

Staff Comments

Joshua Reis, Director, Development noted that (i) there is no Servicing Agreement
associated with the project given the limited scope of the proposed improvements
associated with the subject development permit application, (ii) staff appreciates the
proposed installation of a sloped glass awning at the secondary entrance of the hotel
building along Alderbridge Way as it provides additional weather protection for
pedestrians and supports the City’s objectives for walkability in the City Centre, (iii)
proposed pedestrian safety improvements in the subject site include the installation of
vehicle wheel stops on all parking stalls adjacent to the pedestrian pathways, (iv) the
existing utility Statutory Right-of-Way (SRW) along the Alderbridge Way frontage is
proposed to be modified and replaced to allow for Public Right-of-Passage (PROP) to
facilitate the future construction of pedestrian and cycling infrastructure, and (v) the
applicant is required to obtain an arborist contract to supervise all improvements within
any of the tree protection zones on-site prior to Building Permit issuance.

Panel Discussion

In reply to queries from the Panel, the applicant noted that (i) existing exterior lighting on-
site, including on the facade of the feature tower and under the porte cochére, will be
replaced with energy efficient lighting fixtures, and (ii) enhancements to existing
landscaped areas on the site are proposed along the planted areas adjacent to the driveway
entrance along Alexandra Road and within the porte cochére planting island.

Correspondence

None.

Gallery Comments

None.
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Panel Discussion

The Panel expressed support for the project, noting the applicant’s willingness to work
with staff on the proposed exterior renovations and landscape improvements.

Panel Decision

It was moved and seconded

That a Development Permit be issued which would permit exterior renovations to the
existing building at 8640 Alexandra Road on a site zoned “Auto-Oriented Commercial
(CA)”.

CARRIED
2. New Business
None.
3. Date of Next Meeting: June 11, 2025
ADJOURNMENT
It was moved and seconded
That the meeting adjourn (3:42 p.m.).
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, May 28, 2025.
Milton Chan Rustico Agawin
Chair Committee Clerk

8064665


















& City of
® Richmond Report to Development Permit Panel

To: Development Permit Panel Date: May 21, 2025

From: Joshua Reis File: DP 23-028741
Director, Development

Re: Application by Matthew Cheng Architect Inc. for a Development Permit at
7511 St. Albans Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of five townhouse
units at 7511 St. Albans Road on a site zoned “High Density Townhouse (RTH1)”.

e

Joshua Reis

Director, Development
(604-247-4625)

JR:el
Att. 3

7781399
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Staff Report
Origin
Matthew Cheng Architect Inc., on the behalf of 1118992 BC Ltd. (Directors: Ramneek Singh
Padda and Satwant Singh Atwal), has applied to the City of Richmond for permission to develop

five townhouse units at 7511 St. Albans (Attachment 1) with vehicle access through an easement
registered on Title of the adjacent property to the north at 7433 St. Albans Road.

The site is being rezoned from “Small-Scale Multi-Unit Housing (RSM/L)” zone to the “High
Density Townhouse (RTH1)” zone for this project under Bylaw 10446 (RZ 18-818548), which is
currently at third reading.

A Servicing Agreement is required as a condition of Rezoning and includes, but is not limited to,
the following improvements:

e frontage beautification along St. Albans Road;

¢ relocation of an existing fire hydrant out of the proposed sidewalk; and

® new service connections.

Development Information

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

Background
Development surrounding the subject site 1s as follows:

To the North: A seven-unit, two-storey townhouse development on a lot zoned “Medium
Density Low Rise Apartments (RAM1)”.

To the South: A four-unit, three-storey townhouse development on a lot zoned “Town
Housing (ZT45) — Gilbert Road, Acheson — Bennett Sub-Area, St. Albans
Sub-Area, South McLennan (City Centre)”.

To the East:  Across St. Albans Road, a 23-unit, three-storey townhouse development
on a lot zoned “High Density Townhouses (RTH4)”.

To the West: A four-storey apartment building on a lot zoned “Medium Density Low
Rise Apartments (RAM1)”.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on April 17, 2023. At the Public
Hearing, concerns regarding the shared use and maintenance of the driveway at the townhouse
complex to the north were expressed by a resident at 7433 St. Albans Road. The developer has
subsequently met with the residents at 7433 St. Albans Road to discuss the use of the easement
and address concerns with the shared use of the driveway, including day-to-day issues such as
maintenance and wayfinding signage. The two parties have agreed to work cooperatively and
are working towards a cost-sharing agreement after consulting with their legal counsel.

7781399
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Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit (DP) application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the “High
Density Townhouse (RTH1)” zone.

Advisory Design Panel Comments

The subject application was not presented to the Advisory Design Panel on the basis that this
small project generally meets all the applicable DP Guidelines, and the overall design and site
plan have adequately addressed staff comments.

Analysis
Conditions of Adjacency

e The proposed form, massing and orientation of the buildings are compatible with the existing
adjacent developments on the block.

e Location and orientation of windows are carefully considered to minimize the opportunity of
looking into close-by windows of existing adjacent developments and units proposed on site.

o The site grade at the western and southern portions of the site will be raised. The maximum
height of the proposed retaining wall is approximately 0.50 m.

o The existing site grade along the south property line at the terminus point of the proposed
drive aisle will be maintained to accommodate tree retention on the neighbouring property to
the south.

e Existing wooden fencing along the south property line is proposed to be kept, with the
exception of the area immediately south of the on-site common outdoor amenity space,
where a new wooden retaining wall and fence are proposed.

¢ Existing wooden fence on the neighbouring site to the north will be kept where it is not in
conflict with the driveway connection, and new coniferous trees and hedging are also
proposed on-site along the north property line.

e A new wooden fence will be installed along the west property line to provide privacy
between the subject and adjacent residential developments.

e Perimeter drainage will be required as part of the Building Permit to ensure stormwater is
managed and addressed through the development and will not impact the neighbouring
properties.

Transportation and Site Access

e Vehicle access is proposed through an existing access easement (BR295796) registered over
the drive aisle of the neighbouring townhouse development to the north at 7433 St. Albans
Road; no direct vehicle access to St. Albans Road is permitted from the subject site.

7781399
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This access arrangement was secured through the rezoning and development applications for
7433 St. Albans Road, which received final adoption by Council on November 13, 2001
(RZ 00-180731).

A legal opinion prepared by the applicant’s lawyer confirms that the City can rely on this
access easement. This legal opinion has also been reviewed by the City’s Law Department.

A statutory right-of-way over the internal drive-aisle and hammerhead turnaround area on the
subject site has been secured at Rezoning to enable residents and visitors (including small
delivery vehicles) of 7433 St. Albans Road to use the turnaround area.

Urban Design and Site Planning

The development includes five three-storey units in two building clusters.

The layout of the townhouse units is oriented around the north-south internal manoeuvring
aisle, providing access to the unit garages.

Units along St. Albans Road will have direct pedestrian access from the street, and units
along the rear (west) property line will have access from the internal drive aisle.

Two units will have a side-by-side double car garage, and three units will have a single car
garage. One visitor parking space will be provided on site. The numbers of residential and
visitor parking spaces proposed comply with the minimum bylaw requirements.

Both internal and external bicycle parking spaces have been incorporated into the proposal
and comply with the zoning bylaw requirements.

The provision of private outdoor spaces complies with the DP Guidelines of the OCP. All
units will have a private outdoor space consisting of a front or a rear yard. Units along St.
Albans Road will also have a balcony on the second floor facing the internal drive aisle, and
units along the west property line will also have a roof deck.

Outdoor amenity space is proposed at the southwest corner of the site. The size and location
of the outdoor amenity space are appropriate for providing an open landscape and amenity
space convenient to all units.

No indoor amenity space is proposed on site. A $10,330.00 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with the OCP.

A pedestrian walkway is proposed along the south property line between St. Albans Road
and the internal drive aisle. A mailbox kiosk and a garbage, recycling and organic waste
storage room will be provided on site along this internal walkway.

Architectural Form and Character

A traditional sloped roof style is proposed for this project. Architectural details used in this
project, such as gable roofs and bay windows, are consistent with the treatments that can be
found in adjacent developments.

A pedestrian scale is generally achieved along St. Albans Road and the internal drive aisle
through the inclusion of variation in building projections, recesses, varying material/colour
combinations, landscape features and the use of individual unit entrances.
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Individuality of units is expressed through main unit entries with entry canopies and private
landscaped patios/yards with gates at front units along St. Albans Road.

The impact of blank garage doors has been mitigated with panel-patterned garage doors, unit
entrances and planting islands along the drive aisle.

The proposed building materials (asphalt roof shingles, lap siding and cementitious boards,
etc.) are generally consistent with the OCP.

Warm-toned siding colours with contrasting accent/trim colours are proposed to provide a
visual diversity from the adjacent recent townhouse developments.

Tree Retention and Replacement

Tree preservation was reviewed at the rezoning stage, a total of seven bylaw-sized trees
(tag# 681, 682, 683, 684, 685, 686 and 687) and one hedgerow comprising 13 trees
(tag# 1-13) were identified for removal due to their poor condition.

Five trees (tag# 700, 701, 702, 703 and 704) located on the neighbouring property to the
south at 7531 St. Albans Road are identified to be retained and protected.

Tree protection fencing is required to be installed as per the Arborist Report
recommendations prior to any construction activities (including demolition) occurring on-
site.

A proof of contract with a Certified Arborist for the supervision of all works conducted
within or in close proximity to tree protection zones has been secured at Rezoning.

Based on the 2:1 tree replacement ratio stated in the OCP, 40 replacement trees are required.
The applicant is proposing to plant 12 replacement trees on-site, including eight conifers and
four deciduous trees. Proposed tree planting has been maximized to the extent possible and
takes into consideration the five trees to be retained on the neighbouring property to the
south.

A voluntary contribution of $21,000.00 (§750/tree) to the City’s Tree Compensation Fund in
lieu of planting the remaining 28 replacement trees has been secured at Rezoning.

Landscape Design and Open Space Design

The street edge along St. Albans Road will be defined with landscaping including lawn,
flower beds, native shrubs and evergreen trees. A low 1.0 m tall steel picket fence with gates
and masonry pillars, as well as a masonry development sign, will be installed along the road
frontage to accommodate visually interesting plant species.

Each street-fronting unit will have a private front yard with an outdoor patio to add animation
along the streetscape. The front yards will be divided from each other by cedar hedges and
buffered from the road by planting dense shrubs immediately behind the steel picket fence.

The private back yards of the two units in the west building will be located over a service
right-of-way, thus, no trees are being proposed in those areas. These two backyards will be
divided from each other and from the outdoor amenity space/children’s play area by cedar
hedges. A 1.8 m tall fence will be installed along the west property line to provide privacy
for these units.
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Broadleaf evergreen shrubs that provide seasonal interest and colour will be planted against
the building. The proposed design will allow for both active and passive recreation.

An on-site irrigation system is proposed to ensure the continued maintenance of live
landscaping.

A climbing web with spinner poles and a wooden stepper, as well as a chalkboard, are
proposed within the outdoor amenity area. These play structures/elements are chosen to fit
into the provided space and to allow multiple children to play at the same time. The
equipment provides different play opportunities for the development of social, imagination,
balance and motor skills. A bench is also proposed in the children’s play area for caregivers.

All internal walkways, garage aprons and surface parking spaces will be treated with
permeable pavers for better water infiltration and variety in paving surfaces.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $93,579.46 in association with this DP.

Crime Prevention Through Environmental Design

The site plan and individual unit layout create an opportunity for passive surveillance.
Additional windows are provided to side elevations adjacent to the outdoor amenity area and
entry walkway to enhance visual surveillance opportunities.

Front entries will be well-lit with ceiling lights in the entry porches. Exterior lights will be
provided along the internal drive aisle, by the utility room/mailbox kiosk, and in outdoor
amenity areas, etc., to enhance visual supervision from windows and balconies located along
the internal driveway.

Sustainability

Consistent with Provincial Energy Step Code and Zero Carbon Step Code requirements, this
project is expected to be designed to achieve Step 3 with Emission Level 4.

High efficient air source heat pump system will be provided. Condenser units for the street
fronting units will typically be located on the balconies facing the internal drive aisle, and the
condenser units for the rear units will be located on the roof decks. An Acoustic Report has
been submitted to confirm that the noise levels from the condensing units are in compliance
with the City’s Noise Regulation Bylaw 8856.

The following features will also be included in the development:

o HRYV systems to reduce heating/cooling energy for conditioning ventilation air.
o Energy Star appliances to reduce energy consumption.

o Electric hot water tank to reduce greenhouse gas emissions.

o Dual flush toilets to enhance water conservation.

Accessible Housing

The proposed development includes one convertible unit that is designed with the potential to
be easily renovated to accommodate a future resident in a wheelchair.
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DP 23-028741

Original Date: 09/22/23

Revision Date: 05/07/25

Note: Dimensions are in METRES










Off-street Parking Spaces —

Regular (R) / Visitor (V): 1.4 (R) and 0.2 (V) per unit | 1.4 (R) and 0.2 (V) per unit none
Off-street Parking Spaces — Total: 7 (R)and 1(V) 7 (R)and 1 (V) none
Standard Parking Spaces: 8 8 none
Max. 50% of required
Tandem Parking Spaces: residential spaces 0 none
(7 x Max. 50% = 3)

Bicycle Parking Spaces 1.25 (Class 1) and 2 (Class 1) and none
— Class 1/ Class 2: 0.2 (Class 2) per unit 0.25 (Class 2) per unit

Off-street Bicycle Parking Spaces 7 (Class 1) 10 (Class 1) and none
~ Total: and 1 (Class 2) 1 (Class 2)

. ) Min. 70 m? -
Amenity Space — Indoor: or Cash-in-lieu Cash-in-lieu none
. 2 .
Amenity Space — Qutdoor: Min. € m? x 5 units 30 m? none

=30 m?
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ATTACHMENT 3

City of Development Permit Considerations

'* I Development Applications Department
> Rlchmond 6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 7511 St Albans Road File No.: DP 23-028741

Prior to approval of the Development Permit, the developer is required to complete the following:
1. (Zoning Amendment) Final adoption of the Zoning Amendment Bylaw 10446.

2. (Tree Protection) Installation of appropriate tree protection fencing around all trees to be retained as part of the
development prior to any construction activities, including building demolition, occurring on-site.

3. (Landscaping Security) Receipt of a Letter of Credit for landscaping in the amount of $93,579.46 (based on the costs
estimate provided by a CSLA registered landscape Architect including 10% contingency). A legal agreement is
required to accompany the Landscape Security to set the terms for its use and release.

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

Prior to Building Permit Issuance, the developer must complete the following requirements:

1. 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.

2. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or
Development Permit processes.

3. 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.

Note:
*  This requires a separate application.

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

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

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

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

o Ifthe development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements,
the application should be submitted at least 12 months prior to the expected occupancy of development.

Initial:
8047440



-2-

If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required. To
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months
prior to the expected occupancy 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 contains prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed : Date






Development Permit
No. DP 23-028741

To the Holder: Matthew Cheng Architect Inc.
Property Address: 7511 St. Albans Road
Address: 670 Evans Avenue Unit 202,

Vancouver, British Columbia, V6A 2K9

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

7781399
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# City of
# Richmond Report to Development Permit Panel

To: Development Permit Panel Date: May 14, 2025

From: Joshua Reis File: DP 23-035352
Director, Development

Re: Application by Public Services and Procurement Canada for a Development
Permit at 3540 and 3800 Bayview Street

Staff Recommendation

That a Development Permit be issued to permit an adjustment of the lot lines of the two lots
located at 3540 and 3800 Bayview Street, zoned “Light Industrial (IL)” and “Steveston
Commercial and Pub (ZMU10)” respectively and designated as an Environmentally Sensitive
Area (ESA).

P

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

BB:cas
Att. 4

7946078
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Staff Report
Origin
Public Services and Procurement Canada, on behalf of the Department of Fisheries and Oceans
Canada (DFO), the owner of the subject properties, has applied to the City of Richmond for
permission to adjust the lot lines of the two lots located at 3540 and 3800 Bayview Street. The
property at 3540 Bayview Street is currently zoned “Light Industrial (IL)” and the property at
3800 Bayview Street is currently zoned “Steveston Commercial and Pub (ZMU10)”
(Attachment 1). Lot A is proposed to contain the existing buildings on 3800 Bayview Street
(Steveston Landing) and Lot B is proposed to comprise the remaining lands including all lands

adjacent to the water. There would be no change to the number of lots as a result of the proposal.
The proposed subdivision is included in the accompanying Permit Drawing #1.

As the site is designated as Environmentally Sensitive Area (ESA), a Development Permit (DP)
is required in order to facilitate the proposed lot line adjustment for the two properties.

There are no new buildings or structures proposed as part of the proposed lot line adjustment.

Development Information

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

Background

Development surrounding the subject site is as follows:

To the North: Across Bayview Street, four lots, three of them zoned “Steveston
Commercial (CS2)” and one zoned “Commercial Mixed Use (ZMU22) —
Steveston Commercial” and each containing a retail operation including
restaurants and other types of businesses.

To the East: The property at 3866 Bayview Street, containing a number of restaurants
within one building, zoned “Steveston Commercial (CS2)”.

To the South: Steveston Harbour and the South Arm of Fraser River.

To the West: The property at 3300 Chatham Street, which is the Gulf of Georgia

Cannery National Historic Site (museum), zoned “Light Industrial (IL)”.

Staff Comments

Public Services and Procurement Canada is proposing to adjust the lot lines between the two
existing properties at 3540 and 3800 Bayview Street through subdivision. This would
consolidate the boardwalk area and the property at 3540 Bayview Street into one new lot (Lot B)
and create another lot (Lot A) which would contain the existing Steveston Landing buildings and
the adjacent parking stalls currently at 3800 Bayview Street. The DFO intends to maintain
Crown ownership of proposed Lot B (and retain riparian rights, access to the wharf and
walkway) and sell proposed Lot A. Lot A would be a separate fee simple parcel with frontage
onto Bayview Street with no riverfront adjacency.
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The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject ESA DP application. In addition, it complies with
the intent of the applicable sections of the Official Community Plan/Steveston Area Plan and is
in compliance with the “Light Industrial (IL)” and “Steveston Commercial and Pub (ZMU10)”
zone.

Analysis
Site Planning

e There are no new buildings or structures proposed as part of the proposed application.

e The proposed Lot A would include the existing four buildings and the 35 parking stalls that
are located at the current 3800 Bayview Street. The proposed Lot B would correspond with
the property at 3540 Bayview Street and the entire boardwalk area along the foreshore area
of 3800 Bayview Street and a 6.1 m wide drive aisle to the east of the Steveston Landing
buildings.

e The buildings at 3800 Bayview Street are owned by Steveston Waterfront Properties (SWP)
who has a lease on the property. This lease is registered between the Government of Canada
and SWP and will expire in 2036. The total floor area of the buildings is approximately
1,400 m? (15,069ft).

e The existing buildings include a number of restaurants with associated patios overlooking the
waterfront. The patios, seating and eaves of these specific restaurants would be encroaching
onto the proposed Lot B. The applicant will be required to conduct a full assessment of the
scope of the encroachments from Lot A onto Lot B, and to register a legal agreement or
covenant against Title to address the encroachments prior to the approval of the proposed
subdivision.

e Vehicular access to Lot A would remain unchanged. The existing driveway access letdowns
onto Bayview Street would be maintained, for the larger parking area (21 parking stalls) west
of the existing buildings and the smaller parking area (14 parking stalls) on the northeast
corner of the site.

e Vehicular access to Lot B is similarly not proposed to be modified. The existing driveway
letdowns on 3540 Bayview Street would provide ongoing access to the surface parking area
for visitors to Steveston Village. The existing 35 parking stalls would remain available.
However, eight of these parking stalls, located between the two driveway letdowns, would
need to be slightly relocated further onto Lot B as they are currently encroaching onto the
City-owned street by approximately 1 m. Relocation of these eight parking stalls further
south onto Lot B is not anticipated to negatively impact traffic circulation within the parking
area as the drive aisle between the south row of parking stalls adjacent to the boardwalk area
and the north parking stalls (relocated) would be 12 m in width.

e Lot B would further include the 6.1 m wide drive aisle area to the east of Lot A, giving this
lot its ‘horseshoe’ shape. This eastern drive aisle would allow for further access to the
boardwalk and is not expected to be modified. However, a Statutory-Right-of-Way (SRW)
or easement would need to be registered against Title prior to the approval of the proposed
subdivision, in favour of Lot A to ensure continued use of the eastern drive aisle.

e The parking lot on 3540 Bayview Street (Lot B after subdivision) is currently connected with
the parking area on the adjacent lot at 3300 Chatham Street and this arrangement is proposed
to remain unchanged.
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Both properties (3540 Bayview Street and 3300 Chatham Street) are Crown-owned
properties and the ownership of 3540 Bayview Street would remain unchanged post-
subdivision.

Waste management (garbage enclosure) would continue to be provided unimpeded, servicing
the needs of the existing buildings on Lot A within the same space allocated at the northwest
corner of the lot, highlighted on Permit Drawing #2.

Boardwalk Access

One of the objectives of the Steveston Area Plan is to promote public access to the riverfront.
The proposed subdivision consolidates the riverfront adjacent to these two existing parcels
under one parcel (Lot B). Lot B is intended to remain under federal ownership as a means of
securing long-term public ownership of the riverfront.

The existing pedestrian passageway between the buildings on proposed Lot A from Bayview
Street to the boardwalk area would not be changed.

Pedestrian access along the boardwalk area, and located on Lot B, is proposed to remain
unaffected. In addition, the geometry of the proposed Lot B provides two frontages/routes
connecting the riverfront to Bayview Street, on both the east and west portions of the
proposed Lot B. The applicant has agreed to register a Pedestrian-Right-of—Passage
Statutory-Right-of-Way (PROP SRW) providing public rights of passage over the boardwalk
and eastern portion of Lot B, connecting the boardwalk to Bayview Street.

Heritage Conservation Area

The subject site is located within the Steveston Village Heritage Conservation Area.
Compliance of the proposed subdivision with the applicable heritage policies and guidelines
has been considered as part of this ESA DP application process.

The lot pattern in the Steveston Village Riverfront area (i.e., the south side of Bayview
Street) has been significantly modified over the years. Unlike the Steveston Village Core
Area, the Steveston Village Riverfront is characterized by large lots and the DP guidelines
call for retention of the existing large lot configuration. Staff has no concerns regarding the
proposed subdivision as the large lot configuration will be maintained, there are no physical
changes proposed at this time, and single public ownership of the property adjacent to the
river is proposed.

Considering the minor nature of the application, the proposal has not been forwarded to the
Richmond Heritage Commission for review.

Environmentally Sensitive Area

The property is partially designated ESA, specifically “Intertidal” (INTD), covering a 30 m
wide buffer of the foreshore area as well as a small portion of the boardwalk immediately
south of the existing buildings, as well as another 30 m wide buffer within the site further
inland, specifically “Shoreline” (SHOR). “Intertidal” ESA typically includes areas with
mudflats, as well as a range of vegetated estuarine or salt marsh communities, tidal channels
or shallow ponds, and could include developed shorelines with riprap, docks and pilings.
“Shoreline” ESA typically includes marine riparian zones as well as crest and backslope of
the perimeter dike and its associated trails and may include developed or natural areas
landward of the dike, as is in place at the Steveston Village area.
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A Biophysical Inventory Report (the “Report”) was submitted by G3 Consulting Limited,
who were retained by the applicant as the project’s Qualified Environmental Professional
(QEP). The Report was submitted to provide an assessment of the site’s current ecological
values and functions, including any details on the presence of species that may be classified
as being at risk under federal and provincial regulations, and to confirm whether the
proposed ESA DP and subsequent subdivision would pose any negative ecological impacts to
the ESA.

The Report confirms that the site contains no active and critical habitat features within the
ESA designated lands on-site (within the 3540 and 3800 Bayview Street properties) as the
area has been heavily disturbed and previously developed for commercial tourism purposes.
No disturbance to any ecologically active and high function riparian/marine area is expected
through the proposed lot line adjustment and associated subdivision as no new buildings or
structures are proposed to be built, and no existing building or structure is proposed to be
demolished or modified.

Landscaping

The applicant has agreed to install new landscaping on Lot B in the form of ten new
landscaping planters, to be put in place following the relocation of the eight parking stalls
that currently encroach onto the City sidewalk.

The planters would be planted with shrubs and plants suitable for landscaping planters and
would be installed along the north side of proposed Lot B (currently 3540 Bayview Street),
providing an on-site buffer of approximately 30 m? between the pedestrian public realm
along Bayview Street and the surface parking area.

The ten planters are of a similar design to those already in place at the south side of the
parking lot on the boardwalk, and each is proposed to contain an evergreen shrub or native
grass along with other perennial species as listed above. The applicant has provided a letter
of commitment from Steveston Harbour Authority for the maintenance of the planters for a
minimum period of five years (Attachment 3).

The species of plants confirmed by the applicant as suitable to be planted on-site are as
follows:

Japanese Skimmia - Skimmia japonica (Evergreen Shrub)

Oregon Grape — Mahonia aquifolium (Evergreen Shrub)

Black scallop bugleweed - Ajuga reptans

Western sword fern - Polystichum munitum

Winter heather - Calluna vulgaris ‘Michelle’

Dickson’s gold bellflowers — Campanula garganica ‘Dickson’s gold’

Frost coral bells — Heuchera

0O 0O O 0O O O O

Site Servicing As a Result of Subdivision

There are existing storm and sanitary connections located within the proposed L-shaped parcel
(eastern drive aisle) that is proposed to be consolidated with 3540 Bayview Street, which service
3800 Bayview Street and the adjacent site at 3866 Bayview Street. The owner will be required
to conduct a full review of the existing on-site services/utilities and determine if any existing on-
site services/utilities would cross the proposed lot lines as a result of the subdivision.
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Such encroachment would need to be removed, re-configured, or an easement or right-of-way
agreement would need to be secured as part of the subdivision to address the discovered
encroachment. If any of the encroachments are to be removed, re-configured or replaced, the
owner is to obtain the necessary permits and approval from the relevant approving authority and
pay associated costs for the design and construction.

Conclusions

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

The list of Development Permit Considerations is included in Attachment 4, which has been
agreed to by the owner (signed concurrence on file).
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Babak Behnia
Planner 2
(604-204-8639)
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Att.  1: Location Map
2: Development Application Data Sheet
3: Letter of Commitment for Maintenance of Landscaping Planters
4: Development Permit Considerations
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Development Application Data Sheet

Development Applications Department

DP 23-035352 Attachment 2

Address: 3540 and 3800 Bayview Sireet
Public Services and Procurement Canada (on Fisheries and Oceans Canada
Applicant: behalf of Fisheries and Oceans Canada (DFO) Owner: (DFOQ)

Planning Area(s):

Steveston

|

Existing

1 Proposed
Lot A: 2,830 m? (0.283 ha)

Site Area: 6,170 m? (0.617 ha) Lot B- 3.340 m? (0.334 ha)
Land Uses: Retail, Office, Business No change
OCP Designation: Neighbourhood Service Centre (NSC) No change
Steveston Area Plan: Waterfront Commercial-Industrial No Change

Zoning:

3540 Bayview Street: Light Industrial (IL)
3800 Bayview Street: Steveston
Commercial and Pub (ZMU10)

Post Subdivision:

Lot A: Steveston Commercial and Pub
(ZMU10)

Lot B: Light Industrial (IL) (on parcel
that is currently 3540 Bayview Street)
and Steveston Commercial and Pub
(ZMU10) (on parcel that is currently
part of 3800 Bayview Street)

3540 Bayview: None (surface parking

only) No change
Number of Units: 3800 Bayview Street: Four (4) buildings
o o No change
containing 12 retail units
| Bylaw Requirement | Proposed | Variance
3800 Bayview Street: No Minimum Lot )
Minimum Lot width, lot depth, lot area Lot A No change None
Size/Dimensions 3540 Bayview Street: No Minimum Lot
width, lot depth, lot area Lot B: No change None
. Lot A: 0.49 FAR
Floor Area Ratio: Max. 1.0 FAR Lot B: 0 FAR None
3800 Bayview Street: 0.0 m
_ . (ZMU10 Zone) Lots A and B: complies
Setback — Front Yard: 3540 Bayview Street: 3.0 m post subdivision None
(IL Zone)
3800 Bayview Street: 0.0 m
Setback — Interior Side (ZMU10 Zone) Lots A and B: complies None
Yard: 3540 Bayview Street: 0.0 m post subdivision
(IL. Zone)
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Bylaw Requirement
3800 Bayview Street: 0.0 m
(ZMU10 Zone)

3540 Bayview Street: 0.0 m

(IL Zone)

Setback — Rear Yard:

Proposed | Variance

Lots A and B: complies
post subdivision
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ATTACHMENT 3

February 12, 2025

STEVESTON HARBOUR AUTHORITY

12740 Trites Road, Richmond, B.C. V7E 3R8 604-272-5539 Fax 604-271-6142

Katie Rattan, Senior Manager, Client and Indigenous Relations
Small Craft Harbours Program

Fisheries and Oceans Canada

Email: katie.rattan@dfo-mpo.gc.ca

Dear Ms. Rattan,

RE: MAINTENANCE FOR PLANTERS AT 3540 BAYVIEW STREET, LOT B

This letter will confirm that the Steveston Harbour Authority will be responsible for
maintaining the planters on lot B for a minimum of 5 years. As a part of this agreement,
the planters would be replanted a minimum of 2 times per year with seasonal native
plants.

Please feel free to contact me at jaime@stevestonharbour.com or 604-272-5539 if you
have any guestions or concerns.

Yours truly,

=

o,

Ja(m\gzgnéto, General Manager
Steveston Harbour Authority

CC: Jim Jones, Director of Operations and Maintenance



ATTACHMENT 4

City of Development Permit Considerations

4 i Development Applications Department
=2 RIChmond 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address:_3540/3800 Bayview Street File No.: DP 23-035352

Prior to approval of the Development Permit, the developer is required to complete the following:

1. Confirmation that the landscaping planters at the site within the areas prescribed on the site plan and appended to the
Development Permit Panel Report as Permit Drawing #2 will be installed, and maintained for a minimum period of
five (5) years (letter received from Steveston Harbour Authority dated February 12, 2025).

2. Registration of a restrictive covenant against title noting that any future disturbance of the Environmentally Sensitive
Area (ESA) designated lands within the 30 meter area, as measured from the High Water Mark, would require the
owner(s), currently and in the future, of both proposed Lot A and Lot B, to prepare an updated Environmental Impact
Assessment Report with all accompanying and required documentations and security, as determined by staff at the
City of Richmond, and submit the documents as components of a new land use application, which may include, but
not limited to, a Rezoning and/or an Environmentally Sensitive Area Development Permit (ESA DP). The covenant
would also stipulate that redevelopment of the lands, to be subdivided into proposed Lot A and Lot B via the
subdivision application accompanied with DP 23-035352, in the future, would necessitate site preparation, regrading
and dedication of portions of the lands toward the City’s diking infrastructure, as to be determined by the City’s
Engineering Department, in its sole discretion, at that future time and as per diking and servicing requirements in
place at that time in the future.

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

Prior to Subdivision Approval, the developer must complete the following requirements:

1. The Subdivision does not meet the requirements of Section 75 (1) (¢) of the Land Title Act for providing access to a
body of water. Provide confirmation that Ministry of Transportation and Transit has provided relief to the owner
regarding access to body of water to be given via highways 20 m wide to the body of water and to the strips at
distances not greater than 200 m between centre line.

2. The owner is required to conduct a full review of the existing on-site services/utilities and determine if any existing
on-site services/utilities as a result of the subdivision would cross the proposed lot lines. Such encroachment would
need to be removed, re-configured, or an easement or right-of-way agreement would need to be secured to address the
discovered encroachment. If any of the encroachments are to be removed, re-configured or replaced, owner to obtain
necessary permits and approval from the relevant approving authority and pay associated costs for the design and
construction.

3. The owner is required to identify encroachment of any patios, eaves, or other existing structure(s) on proposed Lot A
onto proposed Lot B or vice versa, as a result of the subdivision. Registration of a Legal Agreement or similar
covenant/Statutory Right of Way (SRW)/easement against title would need to be secured to address the identified
encroachment(s).

4. Registration of a Legal Agreement against title of proposed Lot B between the owner (DFO/Small Craft Harbour
Authority) of proposed Lot B and the City providing a Pedestrian Right-of-Passage Statutory Right of Way (PROP
SRW) in favour of the City over the entirety of the existing boardwalk area (within proposed Lot B) along the
foreshore and, in order to provide for and confirm continuous pedestrian access to and along the foreshore of the site
from Bayview Street, over the existing eastern drive aisle (east of the existing buildings on proposed Lot A).

Initial:
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5. Registration of a Statutory Right of Way, easement, or similar Legal Agreement against title of proposed Lot B

between the owner (DFO/Small Craft Harbour Authority) of proposed Lot B in favour of the owner of proposed

Lot A, including a covenant in favour of the City, to secure continued use and access by the owner of proposed Lot A
to the drive aisle (east of the existing buildings on proposed Lot A) via Bayview Street as a loading bay and/or
parking and/or storage area in perpetuity.

Note:

*

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

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

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

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

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 feeds may be required as
part of the Building Permit. For additional information, contact the Building Approvals Department at 604-276-4285.

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

Signed Date

[Signed copy on file]
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w82 Richmond Development Permit

No. DP 23-035352

To the Holder: Public Services and Procurement Canada on behalf of Fisheries
and Oceans Canada (DFO)

Property Address: 3540 and 3800 Bayview Street

Address: C/O 1090 WEST PENDER STREET
VANCOUVER, BC V6E 2P1

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

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with the attached Permit Drawings #1
to #3 attached hereto.

4. 1If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

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

6. This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. <Resolution No.> ISSUED BY THE COUNCIL THE
DAY OF <Date>

DELIVERED THIS <Day> DAY OF <Month>, <Year>

MAYOR CORPORATE OFFICER
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8 City of
W Richmond Report to Development Permit Panel

To: Development Permit Panel Date: May 22, 2025

From: Joshua Reis File: DV 24-012933
Director, Development

Re: Application by Dagneault Planning Consultants Ltd. for a Development Variance
Permit at 12791 and 12951 Blundeli Road

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 to:

1. Increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor sunk into, at or below the natural grade of the site from 750 m?
to 2,108.3 m?;

2. Reduce the minimum interior side yard setback for agricultural buildings and structures
from 4.5 m to 0.1 m; and, ‘

3. Reduce the minimum lot area from 2.0 ha to 1.609 ha for Proposed Lot B.

This would allow the existing agricultural buildings at 12791 and 12951 Blundell Road that
support the existing agricultural operations on a site zoned “Agriculture (AG1)” to remain and
facilitate the proposed lot line adjustment/subdivision of the subject properties

o

Joshua Reis
Director, Development
(604-247-4625)

JR:jsh
Att. 8
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Staff Report
Origin
Dagneault Planning Consultants Ltd., on behalf of the property owners Sukhdev Sandhu, Navjit

Sandhu and Canada Berries Winery Ltd., has applied to vary the provisions of the Richmond
Zoning Bylaw 8500 to:

1) Increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor sunk into, at or below the natural grade of the site from 750 m?
to 2,108.3 m?;

2) Reduce the minimum interior side yard setback for agricultural buildings and structures
from 4.5 m to 0.1 m; and

3) Reduce the minimum lot area from 2.0 ha to 1.609 ha for Proposed Lot B.

The variances have been proposed in order to facilitate a proposed lot line adjustment and the
retention of the existing agricultural buildings on 12791 and 12951 Blundell Road
(Attachment 1) used in support of the existing farm operation on site. The proposed lot line
adjustment/subdivision (SD 24-012891) would reconfigure existing lot lines to create the
following proposed lots:

e Lot A:2.12 ha in size and fronting Blundell Road.
e Lot B: 1.61 ha in size and fronting Sidaway Road.

The intent of the variances and proposed subdivision is to:

e Retain the existing agricultural buildings on the subject property;

e Legitimize the amount of concrete flooring and hard surfaces associated with the existing
agricultural buildings; and

e Secure long-term access to the winery and processing facility at 12791 Blundell Road by
ensuring the main access point is located on the same parcel as the farm buildings and
processing facilities.

The proposed Development Variance Permit and subdivision do not result in upgrades to
existing servicing utilities or frontage improvements.

Development Information

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

Development surrounding the subject site is as follows:

To the North: Property zoned “Agriculture (AG1)” and located in the Agricultural Land Reserve
(ALR)

To the East:  Across Sidaway Road, property zoned “Agriculture (AG1)” and located in the
ALR.

To the South: Properties zoned “Agriculture (AG1)” and located in the ALR; and
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To the West: Property zoned “Agriculture (AG1)” and located in the ALR.

Staff Comments

The farming operation on site (Cal-San Enterprises) leases and manages nine farm operations
with a total of approximately 72 acres of blueberry production.

There are three existing agricultural buildings and a greenhouse on site (Attachment 3):
e Building 1 - a 519.9 m? agricultural building used for farm equipment storage;
e Building 2 - a 1,404.6 m? agricultural building containing the processing and dehydration
facility, as well as the winery;
e Building 3 - a 705.8 m? greenhouse; and
¢ Building 4 - a 183.8m? unpermitted agricultural building used for temporary fruit
storage.

The unpermitted agricultural building (Building 4) is located within the required interior side
yard (west property line) setback and will require a Development Variance Permit to reduce the
side yard setback from 4.5 m to 0.1 m to allow its retention. The City has received a code report
from a code engineer, demonstrating that the existing agricultural building can be brought into
compliance with the BC Building Code. Prior to issuance of the development variance permit,
the applicant shall apply for a building permit for Building 4. In addition, prior to subdivision,
the applicant shall be required to obtain a Building Permit (BP) for Building 4.

The existing agricultural buildings comprise a total concrete and hard surface floor area of
2,108.3 m?. Building 1 and Building 2 were constructed prior to the City’s introduction of limits
on the use of concrete for agricultural buildings in 2018. The applicant has agreed to register a
covenant on Title prohibiting the use of the buildings on-site for medical or non-medical
cannabis production prior to issuance of the Development Variance Permit. The proposed
variance would legitimize these buildings and support their continued farm use, as well as permit
Building 4 to remain.

The subdivision is essentially a lot line adjustment. Proposed Lot A would be accessed via
driveways on Blundell Road and Sidaway Road. The Proposed Lot B would be accessed via
Sidaway through an existing access at the northeast corner of the property. The majority of
proposed Lot B and the southeast portion of Proposed Lot A will continue to be used for active
farming.

In accordance with the Richmond Flood Plain Designation and Protection Bylaw 8204.
Registration of a flood covenant on Title specifying a minimum habitable floor elevation of 3.0
GSC is required prior to issuance of the development variance permit.

The subject subdivision application has been submitted under Section 3(2)(b) of the Agricultural
Land Reserve General Regulation, which allows the Approving Officer to approve subdivision
of agricultural land without the approval of the Agricultural Land Commission (ALC), subject to
the following conditions:
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e The agricultural land to be subdivided involves not more than 4 parcels, each of which is
a minimum of 1 ha. This application complies, as it includes 2 parcels, each greater
than 1 ha in size.

e Upon subdivision, there would be no increase in the number of parcels and no parcel
would be less than 1 ha. This application complies, as there is no increase in the
number of parcels, and all parcels will be greater than 1 ha in size.

e The subdivision would allow for boundary adjustments that, in the opinion of the
Approving Officer, will enhance farming on the agricultural land or permit better use of
structures used for farming. This application complies, as it was brought to the Food
Security and Agricultural Advisory Committee on March 27, 2025, to review the
application from an agricultural perspective. The FSAAC supported the
application, which is used to inform the Approving Officer’s decision.

The Official Community Plan (OCP) land use designation for the subject site is “Agriculture
(AGR)”, which comprises those areas of the City where the principal use is agriculture and food
production. It may also include other land uses as permitted under the Agricultural Land
Commission Act (ALCA).

The City’s OCP contains policies limiting subdivision of agricultural land into smaller parcels,
except where possible benefits to agriculture can be demonstrated. The proposed subdivision
would not result in an increase in the total number of parcels or increase the number of parcels
with residential development potential. The proposal complies with the OCP land use
designation and is generally consistent with OCP policy.

The proposed scheme attached to this report has satisfactorily addressed the staff comments
identified as part of the review of the subject Development Variance Permit application. In

addition, it complies with the intent of the applicable sections of the OCP and is generally in
compliance with the “Agriculture (AG1)” zone except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1. Increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor sunk into, at or below the natural grade of the site from 750 m?
to 2,108.3 m?.

2. Reduce the minimum interior side yard setback for agricultural buildings and structures
from 4.5 mto 0.1 m; and

3. Reduce the minimum lot area from 2.0 ha to 1.609 ha for Proposed Lot.

Staff supports the proposed variance for the following reasons:

e The subject Development Variance Permit application has been submitted in
association with a proposed subdivision application (SD 24-012891). The proposed
subdivision does not facilitate new construction and would only serve to provide long-
term access to the winery and processing plant via the main access on Sidaway Road.

o The proposed subdivision does not facilitate any additional opportunities for residential
development.
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The proposed subdivision does not increase the number of parcels.

The proposed variance to the side yard setback will allow the applicant to continue to
use an existing building required for their farming operation.

The applicant has provided a letter of support for the proposed side yard setback
variance from the adjacent neighbouring property at 12691 Blundell Road)
(Attachment 4).

Any new construction would be subject to the minimum setback requirements of
Zoning Bylaw 8500.

The proposed variance to permit additional lot coverage for concrete flooring will
enable existing buildings to be retained and to continue to be used for agricultural
purposes in support of the site’s existing farming operations.

The property currently contains an active blueberry and grape farming operation and
has farm status as per BC Assessment. The applicant has also provided an Agrologist
Report produced by a Professional Agrologist (Attachment 5), which includes a
rationale for the proposed subdivision.

The application was brought to the Food Security and Agricultural Advisory
Committee (FSAAC) for review of the application from an agricultural perspective on
September 26, 2024 and was generally supported (although FSAAC did not receive
quorum and no official motion was made. Notes from this meeting are located in
Attachment 6). The Food Security and Agricultural Advisory Committee (FSAAC)
subsequently reviewed and supported the subject Development Variance Permit
application at its meeting held on March 27, 2025. An excerpt from the March 27,
2025, FSAC meeting minutes is provided in Attachment 7.

The City’s Engineering and Fire Departments have no concerns with the proposed
Development Variance Permit.

No existing trees are proposed to be removed.

Concurrent Subdivision Application

As part of the subdivision application (SD 24-012891) associated with this Development
Variance Permit application, the applicant will need to:

8042115

Confirm if there are any existing on-site services or utilities that as a result of
subdivision, will cross property lines. Permits will need to be obtained for the removal or
reconfiguration to resolve any issues related to encroachment.

Have a BP issued for the existing un-permitted agricultural building prior to subdivision
approval.

Confirm payment of the current year’s property taxes and address assignment fee.
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Conclusions

As the proposed development would meet all other applicable policies and guidelines beyond the
requested variances, staff recommend that the Development Variance Permit be endorsed, and
issuance by Council be recommended.

The list of Development Variance Permit Considerations is included in Attachment 8, which has
been agreed to by the applicant (signed concurrence on file).

| |/ :
SO, {Qﬂﬁﬂ"z{/ ‘

James Hnatowich
Planner 1
(604-247-4911)

JSH:cas

Att. : Location Map

: Development Application Data Sheet

: Proposed Subdivision Plan for SD 24-012891

: Letter of Support from Property Owner at 12791

: Agrologist Report prepared by McTavish dated July 5, 2024

: Excerpt from the September 26, 2024 FSAAC Meeting Notes
: Excerpt from the March 27, 2024, FSAAC Meeting Minutes

: Development Variance Permit Considerations
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> City of o
%, | Development Application Data Sheet
A R|Chm0nd Development Applications Division

DV24- 012933 Attachment 2

Address: 12791 and 12951 Blundell Road

Sukhdev Singh Sandhu, Navjit

Kaur Sandhu

Applicant:. Dagneault Planning Consultants Ltd Owner: Canada Berries Winery LTD., Inc
Planning Area(s): East Richmond

\ Existing \ Proposed
Sitis Are: 12791 Blundell Road:; 1.97 ha 12791 Blundell Road: 2.119 ha

’ 12951 Blundell Road: 1.76 ha Proposed Lot B: 1.609 ha

Land Uses: Agriculture No Change
OCP Designation: Agriculture (AGR) No Change
Zoning: Agriculture (AG1) No Change
Number of Lots 2 No Change
On Future Subdivided Lots | Bylaw Requirement | Proposed VELEL

. . —— 750 m? 2,108.3 m’ Variance
_Concrete in Agricultural Buildings: Requested
Lot Coverage: Max. 35% No Change None
Setback — Side Yard: Min. 4.5 m 0.1m GATIMIGE
. Requested
Setback — Rear Yard: Min. 4.5 m 406 m None
Lot Size: Min 2.0 ha Lot A: 2.119 ha Variance
: Lot B: 1.609 ha Requested
Height Max. 35.0 m Complies None
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Attachment 5

ﬂ RESOURCE & MANAGEMENT
= CONSULTANTS LTD

12791 and 12951 Blundell Rd Richmond, BC — Agricultural
Assessment

Prepared for: Dagneault Planning Consultants Ltd.

July 5, 2024

Revision Index
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. McTavish 2024-05-10 Re-Issued for client use
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1.0 Introduction

McTavish Resource & Management Consultants Ltd. (McTavish) was retained by Dagneault Planning
Consultants Ltd. (Dagneault) to provide an agricultural assessment on two properties located at 12791
and 12951 Blundell Road, Richmond, BC (the “Site”; Appendix I). The purpose of the assessment was to
document the current farming, agricultural processing and land capability of the Site as supporting
information for a subdivision application to the City of Richmond. The report provides a professional
opinion with respect to the impact of the proposed subdivision on the farm and processing operation. Cal-
San Enterprises farms both parcels and has a winery, blueberry processing plant, and value added product
sales on the properties. The processing facility and winery are located on 12791 Blundell Road (PID 003-
682-277) and the access to the facilities is located on 12951 Blundell Road (PID 003-682-421).

The details regarding the Site parcels are provided in Table 1.

Table 1. Parcel Details

i Address PID Zoning Ownership ALEE
| , (ha)
AGL - :
1 12951 Blundell Rd, 003-682- Auticaltural Canada Berries 1.76
Richmond, BC 421 € 6 Winery Ltd. ’
- ingh
12791 Blundell Rd, 003-682- A5 sMgndey Singn
2 : Agricultural Sandhu and Navjit 1.97
Richmond, BC 277
use Kaur Sandhu
Total Site 3.73
area

2.0 Current and Historical Operations on the Site and in Richmond

The information provided in this section is based on documents provided by Mr. Dave Sandhu, an
inspection of the property to confirm the processing and winery facilities, and a review of available
literature on farming in Richmond.

The City of Richmond Agricultural Land Use Inventory indicates that blueberries are the second-most
dominant crop in Richmond, BC with approximately 573 hectares (ha) in production. This accounts for
34% of the total crop area in this city (City of Richmond, 2022). On average, blueberry fields are 1 ha and
are within 2 ha parcels located mostly in the centre region of Richmond (BC Ministry of Agriculture, 2013;
Province of British Columbia, 2016). The average blueberry farm in Richmond is relatively small compared
to the average blueberry farm in Surrey (7 ha), Abbotsford (5 ha), and Chilliwack (7 ha) (Table 2).

Table 2 provides information on average blueberry crop area in Richmond, Surrey, Abbotsford, and
Chilliwack based on the most recent Agricultural Land Use Inventories in BC. Figure 1 shows the parcels
in Richmond that are farmed for blueberries and how they are distributed spatially. Blueberry fields are
highlighted in blue, light blue, and sky-blue.
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Table 2. Blueberry production statistics in Richmond, Surrey, Abbotsford, and Chilliwack.

: ; Average crop area | Median crop area | Average parcel size
City . # of fields ‘
(ha) (ha) (ha)

Richmond 401 1.0 <1.0 ‘ 2.0

Surrey 213 7.0 4.0 8.0
Abbotsford 542 5.0 4.0 7.0
Chilliwack 61 7.0 ' 4.0 NA

Note: Values retrieved from Agricultural Land Use Inventory Reports from 2010 and 2012.}

The Sandhu family (Cal-San Enterprises) has operated on the Site for the last 30 years. The present
operation includes:

e Blueberry production (plants being replaced)

e Blueberry processing

e Grape production, wine production and a retail wine sales outlet (Sanduz Estate Wines)
s Agritourism with the retail wine and fruit sales as well as summer events

With the transition in the Fraser Valley to large acreages of blueberries, newer varieties and machine
harvesting, Richmond remains the only area with the majority of farms being under 2 hectares and with
no large local processors. At the present time, Cal-San is the only local processor of blueberries in
Richmond who processes berries sourced from non-owned farm properties.

L BC Ministry of Agriculture. South Coast - Agricultural Land Use Inventory Projects. https://www2.gov.bc.ca/gov/content/industry/agriculture-
seafoad/agricultural-land-and-environment/strengthening-farming/planning-for-agriculture/agricultural-land-use-inventaries/south-coast

m Page | 4
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2.1 Blueberry and Cranberry Processing

The following section provides information on Cal-San Enterprises blueberry and cranberry processing.?

2.1.1 Fruit Dehydration

Cal-San is recognized as an industry leader in new use application for blueberries and cranberries. Cal-
San has invested in the research, development and testing of a new dehydration process for fruits and
vegetables. Cal-San processes their fruit using their patented technology (MiVac™ and Micro-Fusion
Technology™). With the use of this technology, the Cal-San dried-fruit products are sold to customers
including food manufacturers in North America and Asia.

2.1.2 Blueberry Fresh and Frozen Sales

Cal-San sells fresh blueberries in the summer and frozen blueberries year round. These berries are sourced
from leased fields and from local farms. Cal-San sells over 300,000 |bs of blueberries which are sold as
fresh fruit farmgate sales. The operation sells over 200,000 |bs of frozen fruit from the farm year-round.
Cal-San also does custom processing and packaging for small Richmond berry farms that provides these
farms with value added products.

2.1.3 Berry Purchases and Local Employment

Cal-San purchases between 600,000 and 800,000 Ibs of local produced blueberries per year. They also
purchase 30,000 |bs of strawberries and about 20,000 Ibs of cranberries. These are all purchased from
local farmers with the majority of the farms located in Richmond. Cal-San leases and manages 9 farm
operations with a total of ~72 acres of blueberry production. They purchase a variety of berries from 9
larger farms (4 to 20 acres in size) with a total of approximately 275 acres in production. They also
purchase from 15 to 20 smaller farms with typically less than 2 acres of production.

For the last 20 years Cal-5an has employed 15-30 local youth and senior workers during the summer.

Cal-San have been the only processor/buyer of blueberries from smaller local Richmond farmers for over
20 years.? Most Richmond blueberry farms are too small and have older berry varieties that don't yield
enough to make it profitable to ship to the large berry processers in Abbotsford or Pitt Meadows. The
most recent published Agricultural Land Inventory indicates that the average blueberry fields in Richmond
are 1 ha and are within 2-ha parcels (BC Ministry of Agriculture, 2013; Province of British Columbia, 2016).
If the Cal-San processing facility was not operating, there would be no local buyer for many of the small
parcel blueberry growers in Richmond.

2.1.4 Winery and Retail Wine Qutlet

Sanduz is Richmond’s first farm-based winery and includes a wine production facility, a tasting room and
retail store. They produce and sell (20,000 to 30,300 bottles of fruit and grape based wines. The blueberry

? per. Communications on March 5, 2024, with Mr, Dave Sandhu, Also, as per review of documents provided by Mr. Sandhu.

3 Based on a review of the BC Blueberry Council list of processors, Canwest Farms Ltd. is the only other farm that has processing
facilities. It is McTavish’s understanding that they process their own berries and operate a farmers market in the summer.

.



and cranberry fruit based wines are produced from locally grown berries. The farm has a small vineyard,
however, most of the grape wines are based on Okanagan vineyard purchases.

3.0 Soil and Agricultural Capability

McTavish carried out a field investigation to determine the soil series and agricultural capability on the
two properties (the Site). A summary of the results of the soil investigation and review of provincially
mapped soils are provided in Table 3. The field investigation indicates that the northern end of the Site
has mineral soils in humic phases and organic (peat) soils. These soils are not suitable for grape production
but can support blueberry and annual vegetable production if properly managed. There was historical fill
encountered in some areas that was likely imported to improve the range of crops that could be grown
on the fields. Recent land management in these northern fields include the addition of three gravel roads
to facilitate farm vehicle access. Historical fill was also observed in the southern field that was likely to
improve the land capability for grape production.

The soil series identified on site are shown and compared to the published mapped soils in Table 3. Maps
showing the soil and agricultural capability polygons are provided in Appendix Il. Note that the findings
from the soil survey were not fully consistent with the published soils or agricultural capability mapping;
therefore, agricultural capability on the Site was revised.

If requested McTavish can provide a full report on Soil and Agricultural Capability on the Site.

! Page | 7
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4.0 Rational for Subdivision

The current layout of the Site has the vineyard and the east side of the northern fields within Parcel 1, and
the winery, processing facility, and west side of the northern fields within Parcel 2 (Table 4). Both
properties have land available for agricultural production as grapes can be grown on the south side of
Parcel 2 (areas with native or imported mineral soil), and with proper management, blueberries and
annual vegetables can be grown on the northern fields of either Parcel 1 or Parcel 2.

However, the current layout of the Site delimits the access to the processing facility and winery on Parcel
2 via Blundell Rd, which is a narrow and tortuous path not suitable for delivery trucks. The ideal access to
the processing and winery facility is from Sidaway Road (as currently exists). The owners of Cal-5an have
concerns about the impact of not having a secure long-term access to their facilities as long-term access
is not guaranteed under the current parcel division. Due to these concerns, Cal-San has proposed a
subdivision of the Site east to west as shown in Appendix |. The proposed subdivision will maintain
agricultural land on both properties and secure long term access to the processing and winery facility
(Table 5). Photographs of all current and proposed access points are provided in Appendix lIl.

Table 4. Current layout of the Site

| Parcel | Address PID | Current Layout
! ' e Main access/egress point: Sidaway Rd. Wide
access with shortest and most direct path to
processing facility and loading bay.
12951 Blundell Rd, e Other access/egress points: Sidaway Rd
1 ; 003-682-421 northern gravel access (not currently used),
Richmond, BC
and Sidaway Rd southern gravel access
(decommissioned — unauthorized to use).
e Contains: Vineyard, east side of northern
agricultural fields.
e« Main access/egress point: Blundell Rd. Narrow
access with tortuous, long path to reach
1;791 Blundell Rd, 003-682-277 proceslsing far:.ilitv a.md Ioadi'ng bay. .
Richmond, BC e Contains: Residential dwelling, processing
facility, winery, west side of northern
agricultural fields.

u Page |9



Table 5. Proposed layout of the Site

m Proposed Layout Ownership |

¢ Main access/egress point: Sidaway
Rd. Wide access with shortest and
most direct path to processing facility
and loading bay.

e Other access/egress points: Blundell
Rd paved access (small vehicle access)

Proposed Lot A and Sidaway Rd southern gravel
access (decommissioned —
unauthorized to use).

e Contains: Residential dwelling,
vineyard, processing facility, winery,
and small field production area at the
north end of the property.

e Main access/egress point: Sidaway
Rd northern gravel access. This access

Proposed Lot B was approved to use by the City of Canada Berries Winery Ltd.
Richmond.
e Contains: Northern agricultural fields.

Sukhdev Singh Sandhu and
Navjit Kaur Sandhu

It is McTavish opinion that:

e There is no net loss to agriculture from subdividing east to west as compared to the current
north south lot lines. Both lots still have agricultural productive capability.

e Under the current situation, the sale of 12951 Blundell Road (Parcel 1) would eliminate the
access to the processing and winey facility. There is a small driveway off Blundell that provides
access to the house but is not large enough to accommodate large trucks or farm vehicles. The
proposed subdivision will secure long term access to the processing and winery facility.

e The winery and agritourism activities taking place on 12791 Blundell Road (Parcel 2) will have
their access and parking protected by the proposed subdivision.

! Page |10



5.0 Closing

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

Bruce McTavish, MSc MBA PAg
Senior Agrologist

Page |11



Appendix |. Current and Proposed Site Layout
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Appendix Il. Soil and Agricultural Capability Maps
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Appendix Il Site Access Points Photographs
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Figure 1. Access to 12791 Blundell Rd (Parcel 2} facing east. Access is approximately
9 m wide and is paved. Access is currently used for small vehicles only.

Agricultural Baseline Assessment — Site Photographs

Z C l—l>< — m —I— Completed by: Franco Lopez Campomanes

RESOURCE & MANAGEMENT
CONSULTANTS LTD.

Figure 2. Access to 12791 Blundell Rd (Parcel 2) facing north. Access path becomes
narrower when passing in between house and vineyard. Access road goes from
approximately 9 m wide to 4 m wide. For this reason, access is not suitable for large
trucks or farm vehicles.

Site Information
PID 003-682-277 (Parcel 2)

Latitude: . _......:m::mm“
49.155627°N 123.081560°W



Figure 3. Decommissioned access to 12951 Blundell Rd Figure 4. Current access to 12951 Blundell Rd (Parcel 1)
(Parcel 1) via Sidaway Rd. Access is approximately 5 m via Sidaway Rd facing west. Access is approximately 11 m
wide but leads to the same narrow road between house  wide and leads directly to the processing facility and

and vineyard. Access is within 20 m to the intersection loading bay. Access is suitable for large trucks and
between Blundell and Sidaway Rd. Not in current use. trailers.

Agricultural Baseline Assessment — Site Photographs

_"_w:qm 5. Current access to 12951 Blundell Rd _“vmﬂnm_ :
via Sidaway Rd facing north. Access is approximately 11
m wide and is gated.

Site Information

|Completed by: Franco Lopez Campomanes PID 003-682-421 (Parcel 1)

MCTAVISH L Latitude:

RESOURCE & MANAGEMENT
CONSULTANTS LTD. 49.156633°N

Longitude:
123.080836°W
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Figure 6. Approved access to 12951 Blundell Rd (Parcel 1) via Sidaway Rd. Access is located in the northern part of the property and is approximately 5 m wide. Access has been
approved by the City of Richmond. Photo imagery was retrieved from Google Street View (November 2022 imagery).

Agricultural Baseline Assessment — Site Photographs Site Information
Z _nl—l D < — m —I— Completed by: Franco Lopez Campomanes PID 003-682-421 (Parcel 1)
I RESOURCE & MANAGEMENT Latitude: Longitude:

CONSULTANTS LTD. 49.162718°N 123.080605*W
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Figure 7. Approved access to 12951 Blundell Rd (Parcel 1) via Sidaway Rd. Access is located in the northern part of the property and is approximately 5 m wide. Access has been
approved by the City of Richmond. Photo imagery was retrieved from Google Street View (NMovember 2015 imagery).

- - ¥ [ o -

Agricultural Baseline Assessment — Site Photographs Site Information

Z nl—l>< — m —I— Completed by: Franco Lopez Campomanes PID 003-682-421 (Parcel 1)

l RESOURCE & MANAGEMENT Latitude: Longitude:
CONSULTANTS LTD. 49.162718°N 123.080605°W



Attachment 6

Notes (No Quorum)

Food Security and Agricultural Advisory Committee (FSAAC)

Held Thursday, September 26, 2024 (7:00 pm)
Microsoft Teams

Note: These notes reflect discussion but are in note form as group did not achieve quorum.

Development Variance Permit- 12791/ 12951 Blundell

James Hnatowich, Planner 1, Policy Planning introduced a Development Variance Permit
application, identifying a brief history of the site, and the requirements for why a variance is
being triggered, and the need for FSAAC review.

Dave Sandhu, Bruce McTavish, and Brian Dagneault provided a history of the uses on site,
and intention of the proposed subdivision, including the following comments:

e The applicant has a processing building on site, which is the only independent
processor in Richmond.

e The Sanduz winery was the first farm based winery in Richmond.
e (Crops grown on site include Blueberries and Grapes.

e The southern access off of Blundell is reportedly difficult to navigate for tractors and
trucks, and is ill suited for large vehicles.

e The purpose of the subdivision is to realign the lot lines so that the main access to the
site is tied to the processing plant.

Discussion ensued regarding if the intent of the subdivision was to proceed to sell the
proposed northern Lot B. The applicant discussed how that is not the intent at this time.
Further discussion ensued regarding why the same objectives (securing access to the
processing plant via Sidaway Road) could not be achieved via lot consolidation. The
applicant discussed for financial reasons they would prefer to keep the lots separate.

The Committee expressed general support for the application, identifying that having the
main access point linked to the processing plant is reasonable from an agricultural
perspective, and that if the lots are to be realigned, and not consolidated, that this is
justifiable.



Attachment 7

L City of
a8 Richmond Minutes

Food Security and Agricultural Advisory Committee (FSAAC)

Held Thursday, March 27, 2025 (7:00 pm)
Microsoft Teams

Development Variance Permit (12791/ 12951 Blundell Road DV24-012933)

James Hnatowich, Policy Planning, introduced the proposal and provided the following
comments:

e This application is for three different variances to permit:

o a subdivision with parcels less than 2 acres in size to facilitate co-location of
the site’s main vehicle access, processing plant and winery on one lot;

o concrete in existing non-conforming agricultural buildings; and
o areduced side yard setback for an existing non-conforming building.

e As per the “Agriculture (AG1)” zone, agricultural buildings require a Development
Variance Permit (DVP) if exceeding 750 m* of concrete flooring. The intent of this
regulation is not to outright restrict agricultural buildings with concrete flooring
exceeding this threshold, but instead to give FSAAC and Council the ability to review
these developments with a critical lens to ensure that they are justifiable for the scale
and scope of the existing farming operation.

¢ Subdivisions are permitted without approval from the ALC, subject to the following
criteria: the land being subdivided involves not more than 4 parcels, each of which is
a minimum of 1 ha; there is no increase in number of parcels; and, the subdivision
will enhance farming on the agricultural land or permit better use of structures used
for farming.

¢ The side yard setback in the “Agriculture (AG1)” zone is 4.5 m. The applicant is
applying to vary this provision to 0.1 m. The applicant has reached out to the
neighbouring property, who provided a letter of support for the development.

Brian Dagneault (consultant) and Dave Sandhu (owner) provided a summary of the farm
operation being conducted on site, including the intent of the subdivision , the use of the
building requiring variances for concrete flooring and a side yard setback, and related
farming matters.

In response to questions from the Committee, the applicant team provided the following
additional comments:

8009734



_2_

The farm operation has confirmed they meet ALC requirements for their operation;

The intent of the subdivision is not to facilitate further development, and no
development is proposed as per the application;

The building triggering the requirement for a variance is needed to temporarily store
fruit before being processed, and is critical to the farm operation.

The applicant wants to complete the subdivision as a lot line realignment, and not
consolidation, for financial considerations.

FSSAC provided the following comments over the proposal:

In principle, the existing non-conforming building is benefiting the farm operation.
However, some concerns were expressed that the applicant did not follow City
processes, and did not receive the proper permits.

The proposed lot line re-adjustment is justifiable from an agricultural perspective, as
it is practical to co-locate the main access and associated processing facility on one
lot. However, this approach is inferior to consolidation of the two lots, which would
ensure the new north parcel would be entirely farm land (not a future house site).

The Committee passed the following motion:

That the Food Security and Agricultural Advisory Committee endorse the subdivision and
variances as presented.

8009734

Carried
With Cynthia Zhou and Leslie Williams abstained



Attachment 8

Development Variance Permit Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 12791 and 12951 Blundell Road File No.: DV 24-012933

Prior to approval of the Development Variance Permit, the applicant is required to complete the

following:

1. Registration of a restrictive covenant on Title to prohibit the use of the buildings on site for medical or non-medical
cannabis production.

2. Registration of a floodplain covenant on Title identifying a minimum habitable elevation of 3.0 m GSC.

3. Submission of a complete application for a Building Permit in an acceptable form for the existing non-permitted
building to be submitted to the City.

4. Payment of all fees in full for the cost associated with the Development Permit Panel Notices.

Prior to Subdivision* approval, the applicant must complete the following requirements:

1:

2
3.

Confirmation, from a qualified professional, of the location of all existing on-site services or utilities and whether, as
a result of the proposed subdivision, these services would encroach on either lot. Permits and or easements may be
required in order to resolve any issues of encroachment, if applicable.

Issuance of a building permit* for the existing un-permitted agricultural building (Building 4).
Payment of the current years property taxes and address assignment fee.

Prior to Building Permit* Issuance, the applicant must complete the following requirements:

1.

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
Requirements for Building Permit Applications in AG1 Zones”

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.

If applicable, 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.

Note:

"

This requires a separate application.

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

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

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

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,

Initial:

060643
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ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms
of minimum lot area, building setback and parking requirements. Please arrange to have the City's Approving Officer review the
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements,
the application should be submitted at least 12 months prior to the expected occupancy of development.

If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required. To
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months
prior to the expected occupancy 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 Date



, City of
# Richmond Development Variance Permit

No. DV24-012933

To the Holder: Dagneault Planning Consultants Ltd
Property Address: 12791 Blundell Road
PID: 003-682-277

12951 Blundell Road
PID: 003-682-421

Address: 12791/ 12951 Blundell Road

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

2. This Development Variance Permit applies to and only to those lands shown cross-hatched
on the attached Schedule "A" and any and all buildings, structures and other development
thereon.

3. The "Richmond Zoning Bylaw 8500" is hereby varied as follows:

a) Increase the maximum cumulative lot coverage for agricultural buildings with an
impermeable surface floor sunk into, at or below the natural grade of the site from
750 m? to 2,108.3 m>.

b) Reduce the minimum interior side yard setback for agricultural buildings and
structures from 4.5 m to 0.1 m, as shown on Plan #1 attached hereto; and

¢) Reduce the minimum lot area from 2.0 ha to 1.609 ha for Proposed Lot B, as shown
on Plan #1 attached hereto.

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

5. Ifthe Holder does not commence the development permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse.

This Permit is not a Building Permit.

8042115



Development Variance Permit
No. DV24- 012933

To the Holder: Dagneault Planning Consultants Ltd

Property Address: 12791 Blundell Road
PID: 003-682-277
12951 Blundell Road
PID: 003-682-421

Address: 12791/ 12951 Blundell Road

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,

DELIVERED THIS DAY OF ,

MAYOR

8042115
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