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Aircraft Noise Sensitive Development Map 
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VIAA IDENTIFIED AREAS 

FOR POSSIBLE BUILDING HEIGHT INCREASES MAP 
 

• City staff regard the Terra Nova Area as unsuitable for a building height increase. 
 

• City staff regard the South City Centre area as having potential for a building height increase.  
 

 
Prepared by VIAA 

Mapped by City of Richmond 
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City of Richmond 
Urban Development Division Report to Committee

   
 
 
To: Planning Committee Date: August 16, 2004 

From: Terry Crowe 
Manager, Policy Planning 

File: 0153-01 

Re: OCP AIRCRAFT NOISE SENSITIVE DEVELOPMENT POLICY 
 
Staff Recommendation 

1. That Official Community Plan Amendment Bylaw No. 7794, which amends the following 
schedules in the Official Community Plan (Bylaw 7100): 

• Schedule 1, the main OCP,  
• Schedule 2.2A (Dover Crossing Sub-Area Plan), 
• Schedule 2.2B (Terra Nova Sub-Area Plan),  
• Schedule 2.10 (City Centre Area Plan), 
• Schedule 2.11A (West Cambie Area Plan), 
• Schedule 2.11B (East Cambie Area Plan), 
• Schedule 2.12B (Bridgeport Area Plan), and 
• Schedule 2.13B (McLennan Sub-Area Plan), 

by introducing a number of text and map amendments to better manage aircraft noise 
sensitive development, as presented in the report “OCP Aircraft Noise Sensitive Development 
Policy” dated August 16, 2004 from the Manager, Policy Planning, be introduced and given 
first reading. 

2. That Bylaw No. 7794, having been considered in conjunction with: 

• the City’s Financial Plan and Capital Program; and 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans 

is hereby deemed to be consistent with said program and plans, in accordance with Section 
882(3)(a) of the Local Government Act. 

3. That Bylaw No. 7794, in accordance with the City Policy on Consultation During OCP 
Development, be referred for comment to the: 

• Vancouver International Airport Authority (VIAA),  
• Agricultural Land Commission, 
• Richmond School District Board, 
• Musqueam First Nation, 
• Transport Canada, 
• Urban Development Institute, and  
• Greater Vancouver Home Builders’ Association. 
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4. The Implementation Strategy – Aircraft Noise Sensitive Development Policy (Attachment 14), 
be approved, effective upon the adoption of Bylaw 7794. 

 

 
 
 
Terry Crowe 
Manager, Policy Planning 

TC:ef 
 
Attach.(15) 
 
 
 

 

FOR ORIGINATING DIVISION USE ONLY 

ROUTED TO: CONCURRENCE 
 
Engineering.............................................. Y  N  
Law .......................................................... Y  N  
Economic Development ........................... Y  N  
 

CONCURRENCE OF GENERAL MANAGER 
 
 
 
 

REVIEWED BY TAG YES NO 
 
 

REVIEWED BY CAO YES NO 
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STAFF REPORT 
 

PURPOSE 
 
The purpose of this report is to recommend an OCP Bylaw amendment and an Implementation 
Strategy to enable Council to more consistently manage aircraft noise sensitive land uses (e.g. 
residential, assembly, child care, health care facilities, schools, live/work, work/live uses). 

ORIGIN 
 
On April 26, 2004, Council approved the following motion: 

1. That the report entitled: “Preliminary Findings: City Airport Noise and Residential 
Development Policy Consistency Research”, (dated April 14, 2004 from the Manager, Policy 
Planning), together with the consultant’s report, be received for information and be forwarded 
to the following: 
(a) Vancouver International Airport Authority (VIAA); 
(b) Central Mortgage and Housing Corporation (CMHC); 
(c) Urban Development Institute (UDI); 
(d) Greater Vancouver Home Builders’ Association (GVHBA); 
(e) Richmond Health Services (RHS); 
(f) Advisory Committee on the Environment (ACE);  
(g) The public (e.g., community groups and associations); 
(h) Transportation Canada; 
(i) The Provincial Government; 
(j) Aviation Stakeholders; and 
(k) All airlines operating out of Vancouver International Airport, 

for their comment by June 30, 2004, and that staff report back to Planning Committee by the 
first week of September, 2004. 

2. That staff proceed with processing, all existing and new rezoning applications, to the full 
extent possible, in the absence of an interim noise policy. 

3. That staff consult with groups within the higher noise contour areas regarding the impact of 
airport noise and mitigation measures, and for their comments on the report. 

FINDINGS OF FACT 

(1) Distribution of the City Research Findings: 

The report, “Preliminary Findings: City Airport Noise and Residential Development Policy 
Consistency Research”, April 2004 was made available: 
- To the public at City Hall and on-line through the City’s web site, and 
- By mailing it to 50 organizations and individual stakeholders. 
A complete mailing list of the stakeholders who received information and were invited to 
provide feedback is contained in Attachment 1. 
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(2) Consultation Process: 

• A Public Meeting 
- A public meeting was held on June 2, 2004, from 7 to 9 PM, in the Council Chambers 

at Richmond City Hall.  
- Advance notice of the meeting was advertised in the local newspaper and on the City 

Notice Board (Attachment 2).  
- Twenty individuals attended the meeting, including City residents, VIAA staff, and 

representatives from Transport Canada. 
- City staff provided an overview of the City’s April 2004 consultant findings; the 

City’s consultant, Bernhard Schropp, provided a PowerPoint presentation, and there 
was a question and answer period. 

- Comments generally focussed on the City’s April 2004 consultant findings, recent 
improvements to aircraft noise with the introduction of quieter aircraft, and questions 
about future changes to airport operations and the NEF contours, which might impact 
residents. 

• Community Organisation 
- Staff contacted the Oaks Community Association and offered to meet with them to 

present the research findings.  The Association did not request a meeting. 
- Note that the above Public Meeting was well advertised so that all community groups 

could attend. 
• City – UDI Liaison Committee 

- Staff met with nine members of the Richmond Liaison Committee for the Urban 
Development Institute (UDI) on June 3, 2004 at City Hall.  

- Staff provided an overview of the City’s April 2004 consultant findings; the City’s 
consultant, Bernhard Schropp, provided a PowerPoint presentation, followed by a 
general discussion of concerns and issues. 

• YVR Aeronautical Noise Management Committee 
- Staff attended the YVR Aeronautical Noise Management Committee on June 9, 2004, 

at the airport, to present the City’s April 2004 consultant findings, for discussion and 
comment. 

• City – VIAA Co-operation 
- City staff have had ongoing meetings with VIAA Community and Environmental 

Affairs staff. 
• Public Inquiries 

- City staff have answered various resident and developer enquiries. 
(3) Responses: 

• The City received 23 responses to the request for feedback. 
• Stakeholders who provided feedback are listed in Attachment 1, and the responses are 

contained in Attachment 3. 
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(4) City Informal Community Survey: 

• As part of the community consultation, Council requested that those residents who live in 
dwelling units which have been constructed with aircraft noise mitigation measures be 
asked how they perceived and experienced living in an area with aircraft noise. 

• An informal questionnaire was sent to some of these residents, selected at random and 
anonymously, within four general neighbourhoods.  The map of these areas and the 
questionnaire are contained in Attachment 4. 

• Using the City’s GIS database, only dwellings constructed after 1989 (both detached and 
multi-family) were selected, covering the period of time in which noise insulation 
measures have been in effect.  Further, the selection was limited to owner occupied 
dwellings.  A randomizing computer program was used to anonymously make the 
selections. 

• The questions asked about their awareness of aircraft noise and its impact on their indoor 
and outdoor living environments. 

• 205 surveys were mailed out.  82 completed responses were received (40%).  
• The City’s consultant, Urban Systems, has compiled the informal survey results and 

prepared a summary (Attachment 5). 
(5) West Cambie Area Planning Process: 

• In the separate West Cambie Area Planning process, feedback from Open Houses held 
June 24 and June 26, 2004, the public commented generally on how they felt about 
airport noise, and provided anecdotal comments regarding their tolerance for living with 
exposure to aircraft noise.  Approximately 80 people responded. 

(6) VIAA Airport Noise Research: 

• VIAA completed two studies: 
- The Intervistas Report, which addressed worldwide aircraft and airport noise 

mitigation measures, and 
- The Wyle Labs Report, which provided additional information regarding which 

2011 NEF areas are more or less likely to experience aircraft noise impacts from 
general annoyance, speech interference and sleep disruption due to assumed aircraft 
noise. 

• These two studies are available in separate binders for Council in the Council Room, 
through Clerks, on the City web site (http://www.city.richmond.ca/), or from the 
Vancouver International Airport Authority (http://www.yvr.ca/). Copies for public review 
are available at the City’s Front Counter. 

(7) VIAA and City Staff Cooperation: 

Throughout this research, City staff and VIAA staff have met, shared information, and 
collaborated. 
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ANALYSIS 

(1) City Consultant’s Reviews and Comments on Feedback 

The City’s consultant, Urban Systems Ltd., provided comments (see Attachments 5 and 6) 
on the following: 

• Responses to the City’s request for feedback; 
• The City’s informal community survey; and  
• The VIAA’s Intervistas and Wyle Labs reports. 

(2) General Feedback 

All findings may be categorized as follows: 
1. Support for Transport Canada Guidelines 

• Those that requested that the City follow Transport Canada NEF guidelines.  The 
guidelines recommend that there be no residential or similar aircraft noise sensitive 
development above the NEF 30 contour in order to minimize future airport noise and 
residential development conflicts.  

• This group comprised the bulk of the total responses received and included various 
airport stakeholder groups and government agencies (e.g., the Vancouver 
International Airport Authority [VIAA], Transport Canada, the BC Ministry of 
Transportation, the Vancouver Coastal Health Authority). 

• Overall, this group, which expressed general disagreement with the City’s April 2004 
research findings and conclusions, comprised 70% of the total responses. 

2. Support For Residential Development Above the 30+ NEF Contour 
• Those that supported residential development above the NEF 30 (17% of total 

responses), and  
3. Technical Details 

• Those that discussed technical details (e.g. NEF noise metrics, process, enforcement). 

(3) Urban Development Institute (UDI) Comments 

• UDI concerns (see letter in Attachment 3) related to the interpretation of technical data, 
balancing interests, the technical feasibility of implementing the City’s April 2004 study 
findings, costs, process, population projections and market acceptance. 

• Summary 
- Some of UDI’s concerns can be addressed at this time (e.g., establishing appropriate 

noise mitigation measures and policies).  
- Other concerns regarding balancing VIAA and City planning interests, OCP 

concerns, technical and financial considerations regarding the City’s April 2004 
research findings can be considered in the proposed Implementation Strategy (e.g., 
ongoing research, OCP and area planning studies [e.g. West Cambie Area Plan, RAV, 
No. 3 Road Transit Oriented Development Strategy]). 
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(4) Informal Survey Findings  

• A questionnaire was sent to 205 households, selected at random, within four communities 
within the higher aircraft noise contours (Attachment 4). Ten questions were presented, 
as well as an opportunity to provide other comments. The City’s consultant’s summary 
and review of the findings is contained in Attachment 5. 

• In summary, those who responded indicated the following: 
- Most people had lived in their homes for approximately 6.1 years, and the dwellings 

were, on average, 8.3 years old; 
- Only 12.2 % of respondents knew if noise insulation measures had been incorporated 

into their homes; 
- The majority clearly were aware of aircraft noise in their neighbourhoods (97.6%); 
- Indoors:  

- 56.1% indicated that their level of annoyance was “moderate”; 
- 22% stated that it was considered “severe”; and  
- 21% indicated “infrequent”. (Note that these terms were not scientifically 

defined). 
- Outdoors: 

- 45.1% indicated that the level of annoyance was “moderate”;  
- 34.1 % stated it was “severe”; and  
- 15.9% indicated it was “infrequent”. 

- More respondents were exposed to airport noise inside the home during the day 
(90.2%), than were exposed to aircraft noise inside the home at night (78%);  

- A majority (82.9%) indicated general exposure to aircraft noise outside (e.g. 
backyards), while a minority (40.2%) indicated exposure at neighbourhood facilities 
(e.g. schools). 

• Summary 
- City staff consider that many of these issues can be addressed with improved 

community planning, research, noise mitigation measures, and public information. 

(5) West Cambie Area Planning Process: Aircraft Noise Comments 

• In the separate West Cambie Area Plan process, the public commented generally on how 
they felt about airport noise. Approximately 80 people responded. 

• Of the nine proposed West Cambie Area planning principles, ensuring that new 
development minimizes aircraft noise was ranked ninth, and last, in their priority of 
concerns, as shown on the following table: 
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Proposed 
West Cambie Area Planning Principles 

Agree Strongly or  
Somewhat Agree 

1. Create viable land parcels 87% 
2. Ensure a connected and safe traffic circulation system 87% 
3. Ensure compatibility with neighbouring areas 84% 
4. Ensure effective implementation 84% 
5. Define Edges and intersections 69% 
6. Foster memorable identity through urban design 67% 
7. Provide community connections and civic facilities 67% 
8. Promote sustainable change (social, economic, environmental) 62% 
9. Minimize noise conflicts with airport operations 51 % 

Source: West Cambie Area Plan Study, City Spaces Consultants, July 29, 2004 
• Summary 

- People appear willing to live in the higher noise contours, above NEF 35, under the 
flight path; 

- Staff consider that with improved aircraft noise sensitive development policies, 
community planning, research, noise mitigation measures and public information that 
aircraft noise sensitive development (e.g., residential) can occur in these areas with 
minimal complaints and legal challenges. 

(6) VIAA Airport Noise Research 

• The airport submitted two recently completed studies on “Airport and Vicinity 
Residential Land Use Planning”: 
1. “Global Trends and Practices”, prepared by Intervistas Consulting Inc., which 

addressed general practices and international perspectives; and 
2. The “Wyle Report”, prepared by Wyle Acoustics Group, Wyle Laboratories, which 

provided additional information on annoyance, speech interference, and sleep 
disturbance.  

• Comments on the Intervistas Report: 
- This information was received for general information. 
- It did not provide specific additional information to that which had already been used 

by the City’s consultant in their research and in preparing research findings. 
• Comments on the Wyle Report: 

- The Wyle Report provided additional information regarding annoyance, speech 
interference, and sleep disturbance with respect to the 2011 NEF model. The premises 
for their recommendations are:  

- the NEF model, which assumes a variety of land uses and insulation standards; 
- that there are limits to sound insulation construction;  
- open windows make the sound insulation ineffective; and  
- back yard enjoyment is jeopardised in areas of high aircraft noise. 

- The City’s consultant, Wakefield Acoustics Ltd., has reviewed the Wyle Report 
(Attachment 6). They indicate that there is room for flexibility in establishing an 
approach to aircraft noise sensitive land use management.  
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- This information was useful in considering how the 2015 NEF contours may be 
affected and modified due the different degrees of speech interference and sleep 
disturbance, arising from aircraft noise. Several areas of aircraft noise differences 
were identified in consultation with VIAA staff  and are documented (see 
Attachments  7, 8, 9, 10, and 11).  

- This information supplemented the City’s research and contributed to the proposed 
aircraft noise sensitive development policy map (Attachment 12). 

(7) Comments On the NEF Area 
• The Transport Canada guidelines recommend no aircraft noise sensitive land uses (e.g., 

residential) above the 30+ NEF contour. 
• To provide a perspective regarding the impact of the Transport Canada (TC) guidelines 

on City growth and development, the following information is provided: 
30+ NEF Area 
(Lulu Island) Area Affected Comment 

Size of the 30+ NEF area is: 

- 3,305 acres: 
- (or 1,338 

hectares),  
- or 5.16 square 

miles) 

If the TC guidelines were fully 
followed, City development and 
growth would be seriously impacted. 

Currently, the OCP policies allow for: 

In the 30+ NEF area, currently, the 
OCP policies allow for possible 
residential development in (80%): 

- 2,623 acres, or 
- (1,062 hectares), 

or 
- (4.1 square miles) 

If the TC guidelines were fully 
followed: 
- existing residential 

development would not have 
occurred, and 

- no additional residential 
development could be 
considered. 

In the 30+ NEF area, currently, the 
OCP policies allow for possible non 
residential development in (20%): 

- 682 acres, or 
- (276 hectares), or 
- (1.06 square 

miles) 

- Would comply with TC 
guidelines; however 

 
- Would jeopardize City ‘s 

options to adapt to changing 
circumstances. 

  
• Consequently, having no aircraft noise sensitive land uses in the 30+ NEF area does not 

balance interests and would jeopardize City development. 
• However, it is important to note that: 

1. the City does not intend to totally cover the 30+ NEF area with aircraft noise sensitive 
land uses, as land is required for other uses (e.g., commercial, community facilities, 
parks, offices, agricultural); 

2. the City needs to keep its options open, for itself and the community, in light of 
current City development opportunities (RAV) and 

3. upcoming community planning initiatives (e.g., West Cambie, No 3 Road Corridor 
Transit Development Strategy, City Centre update) will better clarify where aircraft 
noise sensitive lands uses may and may not occur. 
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(8) NEF Feedback Analysis - Conclusions 

• Based on the City’s research, feedback, VIAA studies and information and the City’s 
consultant’s comments, City staff have made the following conclusions: 
- Using the 2015 NEF map and VIAA research on speech interference and sleep 

disturbance, a new map has been prepared entitled “Aircraft Noise Sensitive 
Development Policy Map” (Attachment 12), to approximate NEF areas where 
various aircraft sensitive noise land uses may and may not be accommodated. 

- With new OCP policies which: 
- better match aircraft noise sensitive land uses with higher aircraft noise areas, and 
- establish better indoor noise mitigation standards, notification and covenant 

requirements, 
aircraft noise sensitive land uses can occur, above the NEF 30, subject to conditions, 
which aim to create livable areas, and minimize aircraft noise complaints and legal 
challenges. 

- That the above conclusions do not preclude the City from being flexible and that the 
City may modify the application of the NEF model and Transport Canada guidelines 
because: 

- based on the research findings prepared by the City’s consultants, the NEF model 
has weaknesses including that it: 
- underestimates effects of ground attenuation on aircraft noise (e.g., 

topography, vegetation);  
- greatly penalizes night-time operations, resulting in larger contours; and 
- is a computer model predicting noise generated by aircraft traffic on a peak 

operating day, but does not include supplemental metrics to predict annoyance 
due to speech interference and sleep disturbances. 

- the Transport Canada land use guidelines are generally premised on limiting 
aircraft noise exposure within development areas for conventional single family 
detached frame dwellings, with open windows, and private back yards, and 
assumes conventional acoustic mitigation measures. These premises can be 
addressed through improved OCP policies which: 
- better match aircraft noise sensitive land uses to higher aircraft noise areas; 

and 
- require improve aircraft noise sensitive noise mitigation measures. 

- the Transport Canada land use guidelines can be interpreted flexibly where a 
municipality is satisfied that aircraft noise acoustic insulation features, if required, 
have been incorporated into the building design; 

• Where the City considers allowing aircraft noise sensitive land uses, the City will have, 
over the City current policies: 
- more restrictive community planning requirements (e.g. restrictions on the location 

and type of aircraft noise sensitive uses [e.g., residential]); 
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- more stringent indoor noise mitigation requirements and (e.g. indoor ventilation and 
central air conditioning in certain high aircraft noise areas); and 

- improved indoor amenity requirements to mitigate the loss of outdoor enjoyment (e.g. 
larger amenity rooms in multi-family housing dwellings and possibly enclosed 
balconies). 

(9) Indoor Aircraft Noise Mitigation Standards 
• Some responses requested that the City use appropriate indoor aircraft noise mitigation 

standards (e.g., not “zero noise” in bedrooms and not 0 NEF, but rather the appropriate 
decibel measure in any policy changes.  

• The existing OCP policy correctly uses the appropriate decibel term. 
• The proposed OCP policy will continue to use the appropriate decibel term 

Options  

(1) Option 1 – The Status Quo – Current City Approach 

• Description 
Currently, the City does not have a comprehensive policy to manage aircraft noise 
sensitive development. 

The City has been managing aircraft noise sensitive land uses inconsistently within the 
same NEF contours. 

Pros 
- maximum flexibility for planning 

- decisions on land use can be made on a case by case basis 

Cons 

- inconsistent 

- generates uncertainty for all parties 

- does not address aircraft noise sensitive land use mitigation measures, as well as it 
could 

- limited coordination with stakeholders. 

(2) Option 2 – The Basic NEF Model Approach 

• Description 
This option is based on Transport Canada’s NEF model and guidelines and: 
- does not accept land uses affected by aircraft noise (especially residential) above the 

NEF 30 contour; and  
- emphasizes avoiding complaints and lawsuits; 

• Pros 
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- Strongly supported by broad based stakeholders; 
- Consistent with federal standards and guidelines; 
- Consistent with international standards and guidelines; 
- Based on the assumptions in the NEF model, appears to be a good approach to 

minimize complaints and lawsuits; 
- Has proven to be an effective management tool in long range airport planning; and 
- Appears legally defensible. 

• Cons  
- Does not appropriately balance all interests; 
- It is tied exclusively to the NEF model, which is based on projected annual aircraft 

operations, averaged over the day with penalties for night operations, and does not 
communicate the actual and specific noise impacts accurately and measurably to the 
public; 

- The NEF model primarily assumes single family dwellings; 
- Jeopardizes significant economic development opportunities for the City including: 

- RAV - achieving transit development benefits  
- City growth 
- Economic development 
- Waterfront development 

- Appears overly protective (e.g., no aircraft noise sensitive development in 3,305 acres 
of the City; 

- Does not best recognize existing City development patterns and new development 
opportunities and limits; 

- Does not incorporate recent research (e.g., the Wyle report) regarding different areas 
of perceived annoyance, speech interference and sleep disturbance, due to aircraft 
noise; and 

- Does not incorporate improved aircraft noise mitigation standards for aircraft noise 
sensitive land uses (e.g., residential), above the NEF 30 contour. 

(3) Option 3 – The Aircraft Noise Sensitive Development Policy Approach – (Recommended) 

Description 
- This option is based on the premise that there is flexibility in interpreting the NEF 

model and applying Transport Canada guidelines, and that improved aircraft noise 
sensitive policies, mitigation measures and urban design guidelines can result in 
livable areas where noise sensitive land uses can occur with limited annoyance, 
speech interference and sleep disturbance, and with few complaints and legal 
challenges. 

- This Option: 
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- Establishes areas where the City would prohibit aircraft noise sensitive land uses; 
- Establishes areas where the City would consider (i.e., allow and not allow 

depending on the specifics) certain aircraft noise sensitive land uses (especially 
residential); 

- Establishes improved noise mitigation standards; 
- Requires covenants to achieve increased public awareness and aircraft noise 

insulation; 
- Allows for single-family infilling increases where 702 Policy currently permits 

(e.g. rezoning and subdivision within the Single-Family Housing District (R1) 
range of areas [A to K]); 

- Improves public information; and 

- Involves additional community planning and research. 

• Pros 
- Relative to the City’s current aircraft noise mitigation policies and practice, Option 3 

is better because it: 
- Provides clarity and consistency for making aircraft noise sensitive land use 

decisions; 
- Prohibits aircraft noise sensitive land uses in some areas; 
- Better matches noise sensitive land uses and areas, than does the NEF model; 
- Provides improved aircraft noise mitigation standards; 
- Increases the area where covenants and aircraft noise insulation are required; 
- Increases the area of public awareness; 
- Establishes an ongoing Implementation Program of aircraft noise research, 

planning and public information; and 
- Continues the co-operation and collaboration with the VIAA. 

- Although Transport Canada recommends against aircraft noise sensitive land uses 
above NEF 30, this Option is consistent with the Transport Canada caution that 
residential development within the 30 to 35 NEF contour should be subject to a noise 
impact study and insulation requirements if the municipal authority considers these 
types of land uses. The proposed OCP aircraft noise sensitive development policy 
will better continue these requirements. 

• Cons 
- Not consistent with Transport Canada NEF land use guidelines; 
- Will add additional aircraft noise sensitive land uses into the higher NEF contours 

(e.g. 30 to 40 NEF). 
- Will likely result in more residents in aircraft noise sensitive areas who may 

experience aircraft noise annoyance, speech interference and sleep disturbance.  
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- May result in increased complaints and possible legal challenges to the VIAA and 
City.  

- May jeopardize the long range capabilities, expansion and 24-hour use and operation 
of the airport; and 

- Likely to be strongly opposed by broad based stakeholders (e.g., Transport Canada, 
VIAA; the BC Ministry of Transportation, the Vancouver Coastal Health Authority). 

 

Rationale For Option 3 
 

Option 3 is recommended because it: 

- Is the best option to balance all interests: social, economic and environmental; 
- Accommodates and balances the interests of the City including:  

- City growth; 
- RAV benefits; and 
- Social, economic and environmental development. 

- Better accommodates and balances the interests of the Airport and City: 
- Provides areas where aircraft noise sensitive development (e.g., residential) will 

be prohibited; 
- Identifies areas where noise sensitive uses may be considered, subject to a wide 

range of requirements; 
- In areas were aircraft noise sensitive land uses may be considered, a mix of uses 

will be considered. 
- Establishes increased noise mitigation standards; 
- Expands the City’s aircraft noise notification and insulation area; and 
- Establishes an Implementation Program to improve research, integrate aircraft 

noise and community planning, and enhance public information regarding aircraft 
noise. 

- Accommodates and balances the interest of City residents and developers: 
- provides areas where additional aircraft noise sensitive (e.g., residential) 

opportunities may be considered; 
- provides improved liveability requirements in aircraft noise sensitive areas; and 
- provides improved aircraft noise mitigation measures. 
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OCP BYLAW AMENDMENT CONSULTATION 

The preparation of this OCP Bylaw amendment has been consistent with the City’s Policy 5039 
“Consultation During OCP Development”. 

During the research and preparation of the proposed OCP Bylaw amendment, the City provided 
appropriate consultation opportunities to a wide range of agencies and the public using a variety 
of means including: 
- making the City’s April 2004 aircraft noise research and report available on the City’s 

Website and at the Front Counter; 
- publishing a public notice of a City public meeting to discuss the City’s research findings; 
- holding a City a public meeting, to explain the City’s research and answer questions; 
- sending mailouts which distributed the City’s April 2004 research and inviting comments; 
- meeting with several agencies to discuss the research and options; 
- sending out an informal community survey regarding aircraft noise and inviting comments; 
- welcoming feedback, particularly by June 30, 2004; 
- holding discussions even after the preferred June 30, 2004 feedback deadline; and  
- meeting several times with the VIAA staff. 
 
As well, City informed a wide range of people that, consistent with Council’s April 23, 2004 
referral, the proposed OCP Bylaw amendment would be presented at the August 24, 2004 City 
Planning Committee meeting, at 4 PM, Anderson Room, City Hall. 
 
Once the proposed OCP Amendment Bylaw 7794 receives first reading, staff will: 
- make it available to the public; and 
- send it to the following stakeholders, for comment and response, prior to the Public Hearing 

(e.g., on September 20, 2004, 7 PM in Council Chambers, City Hall): 
- Vancouver International Airport Authority (VIAA),  
- Agricultural Land Commission, 
- Richmond School District Board, 
- Musqueam First Nation Band 
- Transport Canada 
- Urban Development Institute 
- Greater Vancouver Home Builders’ Association. 

 
At the Public Hearing all interested parties can provide their comments regarding the proposed 
OCP bylaw amendment. 
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OCP Administration 

(1) Aircraft Noise Sensitive Development Policies  
For clarity, the proposed OCP bylaw amendment places all aircraft noise sensitive 
development policies and urban design guidelines in one place in the OCP. 

(2) A Note Regarding Building Height Due To The Airport 
This report addresses only aircraft noise sensitive development.  

In preparing the OCP Bylaw amendment staff noticed that the Area Plans refer to the 
regulation of building height due the airport in different ways. For administrative clarity, the 
proposed OCP Bylaw places the City’s existing “building height due to airport flight 
operations” policy in one place, in the OCP. This administrative change is not a policy 
change. 

The previous Council directive to staff to explore, with the VIAA, the possibility of varying 
the existing building height requirements due to the airport is not part of this report and will 
be addressed at a later date. 

 

The Findings 

Introduction 
Based on Option 3 – Aircraft Noise Sensitive Development, the following have been 
prepared: 
1. Rationale Aircraft Noise Sensitive Development Policy (Attachment 13), which explains 

the proposed OCP Bylaw 7794, as the Bylaw is a technical document; 
2. An OCP Bylaw 7794; 
3. An Implementation Strategy (Attachment 14) which identifies how the aircraft noise 

sensitive development policy will be implemented, including: 
- City initiatives (e.g., West Cambie Area Plan update, No 3 Rd Transit Oriented 

Corridor Development Strategy, Waterfront Planning); 
- City - Partner initiatives (e.g., RAV); and 
- the City’s development application review and approval process (e.g., during 

rezoning and subsequent subdivision, Development Permit and Building Permit 
approvals). 

 
Documents To Be Approved 

Staff recommend that the following be approved: 
(1) The proposed OCP Bylaw 7794; and then 
(2) The Implementation Strategy (Attachment 14). 
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Benefits Of The Recommended OCP Bylaw 7794 and Implementation Strategy 

The recommended OCP Bylaw 7794 and Implementation Strategy: 
1. Increases clarity and certainty; 
2. Identifies aircraft noise sensitive uses; 
3. Identifies areas where aircraft sensitive uses will be prohibited; 
4. Identifies areas where aircraft sensitive uses may and may not be considered; 
5. Enables the continued infilling of single family areas 
6. Establishes enhanced indoor aircraft noise mitigation standards; 
7. Increases the aircraft noise insulation and public notification area; 
8. Allows the City and community to leave their options open to take advantage of future 

opportunities (e.g., RAV) 
9. Provides a better framework to manage residential development, for example: 

(1) in aircraft noise areas, housing stock which is currently not insulated or poorly insulated 
for aircraft noise, may be replaced (e.g., through the rezoning and subsequent subdivision 
process) with better insulated residences; 

(2) in some cases, in aircraft noise areas, the housing stock may be replaced (e.g., through the 
rezoning and subsequent subdivision process) with non-residential development; 

10. Enables more effective aircraft sensitive noise land use planning to occur; and 

11. In some areas, current aircraft noise sensitive development applications which meet the 
approved OCP Bylaw 7794 and requirements may proceed. 

Ongoing City Airport Stakeholder Co-operation 
It is the City’s intention to continue co-operating with the airport stakeholders including: 

Initiative Comment 

1. City – VIAA Co-ordination 

- Continued City participation in the: 
- VIAA Board,  
- YVR Noise Management Committee, and  
- YVR Environmental Committee  

2. Airport Planning 

- As the VIAA improves its long range airport land use and 
related plans, the City will continue to participate, as 
appropriate.  

- VIAA is encouraged to improve its long range land use, noise 
management, environmental and related plans. 

3. Aircraft Noise Research 

- As the federal government and others are responsible for 
establishing improved aircraft noise management models (e.g., 
NEF and alternatives) and standards, the City will participate in 
such initiatives, as appropriate including aircraft noise 
mitigation research, for example: 
- Interior Noise Level Limits 
- Building Design Elements 
- Community Design Elements 

4. Public Awareness Research 

- The City will co-operate, as appropriate, to improve public 
awareness techniques regarding aircraft noise and mitigation, 
for example improved: 
- Covenants 
- Full Disclosure Statements 
- Noise Insulation Standards 
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FINANCIAL IMPACT 

Regarding the recommended OCP Bylaw 7794 and Implementation Strategy: 
- For 2004, dollars are approved and budgeted (e.g., the 2004 existing aircraft noise research, 

the West Cambie Area Plan update, the No 3 Road Transit Oriented Corridor Development 
Strategy); and 

- For future years, any City costs will be first approved by Council and partnerships will be 
sought. 

CONCLUSION 

- The City has undertaken aircraft noise sensitive land use and noise mitigation research and 
consultation regarding how it may be more consistent in managing aircraft noise sensitive 
land uses. 

- An OCP bylaw and Implementation Strategy are recommended. 
 
 
 
 
 
Eric Fiss, Policy Planner 
 
EF:ef 
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ATTACHMENT 1 
 

Referral List: For Comments by June 30th, 2004 
Preliminary Findings: City Airport Noise and Residential Development Policy 

Consistency Research, April 14, 2004 
 

 Contact Date 
Sent 

Attendance at 
the June 2, 2004 
Public Meeting 

Response 

1 Mr. Larry Berg 
President and CEO 
Vancouver International Airport Authority 

May 20  Letter, June 30, 2004 

2 Mr. Mark Holzman 
Acting Director 
Policy & Research Division 
Central Mortgage & Housing Corporation 

May 20   

3 Ms. Maureen B. Enser, Executive 
Director 
Urban Development Institute – Pacific 
Region 

May 20 

Meeting: UDI - 
Richmond Liaison 
Committee June 
3, 2004 

Letter, June 29, 2004  
(Bob Ransford, Chair) 

4 Mr. Louis Ranger 
Deputy Minister of Transport 
Transport Canada 

May 20  Letter, June 14, 2004 

5 Mr. Kevin Falcon 
Minister of Transportation May 20  Letter, June 30, 2004 

6 Dr. James Lu 
Medical Health Officer 
Richmond Health Services 

May 25  Letter, June 10, 2004 

7 

Ms. Anne Murray 
VP, Community & Environmental Affairs 
Vancouver International Airport Authority 

May 20 
Anne Murray 
Fred Tewfick 
Mark Cheng 

Letter, June 30, 2004 
Reports: “Airport Vicinity 
Residential Land Use Planning 
Practices,” Wyle Laboratories 
“Aircraft Noise & Vicinity 
Residential Land Use Planning: 
Global Trends and Practices,” 
Intervistas 

8 The Honourable David Anderson 
Minister of the Environment 
Central Mortgage & Housing Corporation 

May 20   

9 Mr. Peter E. Simpson 
Executive Vice President 
Greater Vancouver Home Builder’s 
Association 

May 20   

10 Ms. Cynthia Hawksworth 
Director, Planning & Programs 
Ministry of Community, Aboriginal & 
Women’s Svcs. 

May 20  Letter, June 24, 2004 

11 Mr. Andrew Huige, President 
The BC Aviation Council May 20   

12 Mr. Rick Gage 
President 
Canadian Business Aircraft Association 

May 20  Letter, June 30, 2004 

13 
Advisory Committee on the Environment May 25 

Presentation to 
Committee, 
June 16, 2004 

 

14 Mr. Dan Doyle 
Deputy Minister of Transportation 
The Province of British Columbia 
 

May 25   

15 Mr. Fred Jones May 28  Letter, June 30, 2004 
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 Contact Date 
Sent 

Attendance at 
the June 2, 2004 
Public Meeting 

Response 

Vice President Flight Operations 
Canadian Airports Council 

16 Mr. Craig Richmond 
President 
The British Columbia Aviation Council 

May 26   

17 Mr. Don McLeay 
Director Employee Safety & 
Environmental Affairs 
Air Canada 

May 25   

18 Mr. Kevin McAuley 
Advisor of Environmental Development 
and Dangerous Goods 
Westjet Airlines Ltd. 

May 25   

19 Mr. Alan Gershenhorn 
President 
United Parcel Service (Canada) Ltd. 

May 25   

20 Ms. Deborah J. Nebert 
Senior Manager 
Federal Express (Canada) 

May 25   

21 Mr. Ralph Gilpin-Payne 
Director Flight Operations Support 
Cargojet Airways Ltd. 

May 25   

22 Ms. Peggy Willingham 
Environmental Affairs 
Alaska Airlines 

May 26   

23 Mr. Bruce Spencer 
Cargo Manager Western Canada 
Cathay Pacific Airways 

May 26   

24 Mr. Greg Carter 
Director of Flight Operations 
Kelowna Flightcraft 

May 26   

25 Mr. Graham Riddell 
Manager Air Operations 
Purolator couriers Ltd. 

May 26   

26 Mr. Bob Palmer 
Acting Vice-President Flight Operations 
Harmony (HMY) Airways Ltd. 

May 26   

27 Ms. Mary Loeffelholz 
Regional Director - Airport Access & State 
Affairs 
Northwest Airlines 

May 26   

28 Mr. James Watson 
City of Richmond Citizen Representative - 
YVR Aeronautical Noise Management 
Committee 

May 26  Facsimile  
June 29, 2004 

29 Mr. Tom Chan 
City of Richmond Citizen Representative - 
YVR Aeronautical Noise Management 
Committee 

May 26 Yes Letter, June 26, 2004 

30 Mr John Wong 
The Oaks Residents Association 
Unit 1000 – 8888 Odlin Crescent 

May 26   

31 Ms. Meg Brown 
Citizen Representative, Vancouver 
YVR Aeronautical Noise Management 
Committee 
 

May 28 
Presentation to 
Committee June 
9, 2004 

Letter, June 17, 2004, by 
Anne Murray, Chair, YVR 
ANMC 

32 Mr. Jack Cameron May 28   
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 Contact Date 
Sent 

Attendance at 
the June 2, 2004 
Public Meeting 

Response 

Citizen Representative, Corp. of Delta 
YVR Aeronautical Noise Management 
Committee 

33 Mr. Randy Ash 
Senior Environmental Health Officer 
Vancouver Coastal Health Authority 

May 28  Facsimile 
June 30, 2004 

34 Mr. Scott McPherson 
Canadian Business Aircraft Association May 28   

35 Mr. Don McLeay 
Director, Environmental Affairs 
AIR CANADA 

May 28  Letter, June 30, 2004 

36 Mr. J. Clifford McKay 
President and CEO 
AIR TRANSPORT ASSOC. OF CANADA 

May 28  Letter, June 30, 2004 

37 Mr. Alan Grimston 
Citizen Representative, Vancouver 
YVR Aeronautical Noise Management 
Committee 

May 28   

38 Mr. Daryl Hargitt 
Musqueam Indian Band May 28   

39 Mr. Claudio Bulfone 
Inspector Civil Aviation 
TRANSPORT CANADA 

May 28 Yes Letter, June 11, 2004 

40 Capt. Kevin Kandal 
Air Canada Jazz May 28   

41 Ms. Teresa Ehman 
Manager, Environmental Affairs 
AIR CANADA 

May 28   

42 Mr. Fred Luettger 
Manager IFR Operations - Vancouver 
ACC - NAV CANADA 

May 28   

43 Mr. Norman Tam 
Tangram Developments   Facsimile  

May 13, 2004 
44 Ms Georgene & Mr. Leonard Dunlop 

9340 Odlin Road  Yes Letter, June 25, 2004 

45 Mr. Vic Farmer 
5728 Vermilyea Court   Letter, May 27, 2004 

46 Mr. Gunther Matschnigg 
Senior Vice President, 
Safety, Operations & Infrastructure 
International Air Transport Association 
Montreal 

  Letter, June 30, 2004 

47 Jacqueline Kost 
ACC Chair 
Vancouver International Airport Airline 
Consultative Committee 

To 
various 
airlines, 
above 

 Letter, June 22, 2004 

48 Mr. George Struk 
9600 Cabie Rd   Letter, June 30, 2004 

49 Mr. Danny Leung 
Fairchild Developments Ltd.   Letter, June 8, 2004 

50 Mr. Douglas Kennedy 
BKL Consulatants Ltd.   Letter, June 8, 2004 
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ATTACHMENT 7 
 

MAP 
 

2015 NEF CONTOURS 
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ATTACHMENT 8 
 

MAP 
 

2015 NEF CONTOURS WITH WYLE REPORT ZONES 
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ATTACHMENT 9 
 

MAP 
 

2015 NEF CONTOURS WITH WYLE REPORT SPEECH INTERFERENCE CONTOURS 
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ATTACHMENT 10 
 

MAP 
 

2015 NEF CONTOURS WITH WYLE SLEEP DISTURBANCE CONTOURS 
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ATTACHMENT 11 
 

ANALYSIS MAP 
 

2015 NEF CONTOURS WITH WYLE REPORT SPEECH INTERFERENCE  
AND SLEEP DISTURBANCE CONTOURS 
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ATTACHMENT 12 
 

AIRCRAFT NOISE SENSITIVE DEVELOPMENT POLICY 
MAP
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ATTACHMENT 13 
 

Rationale 
OCP Aircraft Noise Sensitive Development Policy 

1. Introduction 
As the OCP Bylaw is a technical document, the Rationale summarizes the OCP bylaw and policies 
regarding aircraft noise sensitive development, to facilitate understanding. 

 
2. Context  

(1) Richmond’s Vision - To be: Appealing, Livable and Well Managed. 
(2) Context  

Richmond is in the process of creating a City which provides a range of economic, social and 
environmental opportunities, where people can live, work and play.  

(3) Development Factors 
Currently, Richmond is affected by the following development factors:  
- increasing population and diversity, 
- increasing employment,  
- the Richmond-Airport-Vancouver (RAV) light rapid transit, 
- a developing City Centre, 
- a developing waterfront,  
- developing neighbourhoods (e.g., residential, industrial, commercial, office, recreation. 

(4) Balancing and Co-ordinating Interests and Priorities 
In developing the City, Council strives to balance and co-ordinate the following interests and 
priorities among a wide range of stakeholders (e.g., municipal, provincial and senior 
governments; the private sector, diverse community members): 
- economic development,  
- social development,  
- environmental management. 
 

3. Aircraft Noise Sensitive Areas  
The Aircraft Noise Sensitive Development Policy is based on the 2011 and 2015 NEF models, and 
additional research information and mapping. 

 
4. Purpose Of The OCP Bylaw and Aircraft Noise Sensitive Development Policies 

The purpose of the proposed OCP bylaw and policies regarding aircraft noise sensitive development 
is to enable the Council of the City of Richmond to: 
- be more consistent regarding where it will and will not consider allowing aircraft noise sensitive 

development (e.g., residential, child care, assembly, live/work, work/live) within the City, 
- improve aircraft noise sensitive development planning and development application requirements, 
- improve aircraft noise mitigation measures, 
- improve public awareness regarding aircraft noise. 
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5. Policy Focus  

The OCP Bylaw to establish an Aircraft Noise Sensitive Development Policy identifies: 
1. areas where aircraft noise sensitive land uses will be prohibited,  
2. areas where aircraft noise sensitive land uses will be considered, which may or may not actually 

be allowed based upon requirements, 
3. for areas where aircraft noise sensitive land uses will be considered, requirements to better: 

- match aircraft noise sensitive land uses to aircraft noise areas, 
- mitigate indoor aircraft noise, 
- minimize aircraft noise outdoors, 
- notify land owners and the public (e.g., developers, existing and potential residents) 

regarding the effects of aircraft noise and of the aircraft noise characteristics of areas in 
which they may choose to live, so that complaints and lawsuits will be avoided. 

 
6. Goal 

The goal of this policy is to co-ordinate and balance the interests and the City, VIAA and other 
stakeholders to achieve economic and social development, and environmental protection. 

 
7. Objectives 

The City’s objectives are to enable: 
- the City and its partners to develop; 
- the airport to continue to operate at its intended full long-term 24 hour per day and night time 

capacity,  
- developers to create high quality developments and establish a variety of residential types; 
- residents who choose to live in airport noise sensitive areas to: 

- be aware of the airport noise characteristics which may affect them and the risks that they are 
choosing to accept; 

- not experience unacceptable airport noise, given their conscious choice to live in such areas; 
- have little reason to complain or bring legal charges against the City or the airport, regarding 

airport noise. 
 
8. Aircraft Noise Sensitive Development Management  
 

(1) Conformity 
Aircraft noise sensitive land uses should conform to the Aircraft Noise Sensitive Development 
Policies, Table and Map, and related City policies and requirements. 

 
(2) New Development  

(a) New aircraft noise sensitive land uses may occur as follows: 
- Area 1 – Objective: To avoid all aircraft noise sensitive land uses 
- Area 2 – Objective: To consider new aircraft noise sensitive land uses, except single-

family 
- Area 3 – Objective: To consider new aircraft noise sensitive land uses  
- Area 4 – Objective: To consider new aircraft noise sensitive land uses 
- Remainder of City - No designation, as there are no aircraft noise concerns. 

 
(3) Caution 

The “Aircraft Noise Sensitive Development Map” means that in the areas where aircraft noise 
sensitive land uses are “considered” those land uses (e.g., residential, assembly) may or may not 
actually be developed, due to a wide range of City requirements, and senior government, 
stakeholder and private sector decision. 
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(4) The Aircraft Noise Sensitive Development Table (Schedule 1) 

Aircraft noise sensitive land uses should be managed as indicated in the table entitled: Aircraft 
Noise Sensitive Development Table. 

 
(5) Aircraft Noise Sensitive Development Map (Schedule 2) 

The map entitled “Aircraft Noise Sensitive Development Map” indicates where: 
- the OCP aircraft noise sensitive land uses policy applies spatially, 
- certain aircraft noise sensitive land uses are prohibited, 
- certain aircraft noise sensitive land uses (e.g., residential) may be considered, 
- City aircraft noise mitigation and insulation requirements apply 

 
(6) Aircraft Noise Sensitive Development Considerations 

In areas where aircraft noise sensitive land uses may be considered, the following factors are to 
be taken into account, to determine if, where, how, to what degree and to which requirements 
aircraft noise sensitive land uses may occur in a specific location. 

 
A GROWTH NEEDS 

1. Richmond’s limited land resource base. 
2. as Richmond develops, the need for a wide range of land uses (e.g., assembly, 

residential, commercial, industrial, agricultural, office, institutional), 
3. RAV supportive development. 
 

B CITY CORPORATE NEEDS 
1. City Corporate land use and development needs (e.g., for community facilities and safety 

buildings, parks, infrastructure, environmental protection). 
2. City policies. 
 

C CORPORATE POLICIES  
1. The City’s Corporate Vision (e.g., appealing, livable, well managed) 
2. City Strategies which include the: 

- Agricultural viability Strategy 
- Economic Strategy, 
- Industrial Strategy, 
- Land Acquisition Strategy, 
- Parks and Trails Strategy, 

 
D COMMUNITY PLANNING CONSIDERATIONS 

1. The Official Community Plan including: 
- City Centre policies, 
- Neighbourhood Residential policies, 
- High-Density Mixed Use policies, 
- Neighbourhood Service Centre policies, 
- Area plan policies 
 

2. Livability Considerations 
(a) Where aircraft noise sensitive land uses are permitted in an area or on a site, they 

are to achieve a high level of livability and maximize aircraft noise mitigation 
requirements. 

 
(b) The livability and aircraft noise mitigation considerations include: 

- Varying the development mix (e.g., mixing aircraft noise sensitive development 
(e.g., residential) with other non-aircraft noise sensitive land uses (e.g., parks, 
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- commercial, office); mixing various aircraft noise sensitive developments 
including residential land uses (e.g., single-family, mid rise, high rise, live/work, 
work/live);  

- Varying the density of aircraft noise sensitive land uses;  
- Varying the degree of aircraft noise sensitive land use site coverage; 
- Orienting and facing land uses and buildings to minimize aircraft noise. 
- Ensuring land use compatibility; 
- Encouraging high quality, innovative urban design and landscaping; 
 

(c) The City’s Public Hearing and Development Permit Approval, Design Panel Review 
processes (e.g., for OCP, area plan and zoning amendments, and for Development 
Permits)  

 
E SERVICES AND INFRASTRUCTURE 

1. The availability of City services and infrastructure 
2. The availability of Community amenities, parks, and facilities 

 
F STAKEHOLDER CONSIDERATIONS 

1. Transport Canada guidelines 
2. VIAA considerations 

 
G OTHER 

Other, as determined by Council. 
 

(7) Interpretation 
Where necessary, Council, or its designate, shall make the final decision regarding interpretations 
of the aircraft noise sensitive development policies, guidelines, tables, and maps. 

 
Prepared by the City of Richmond 
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Schedule 1 
 

Aircraft Noise Sensitive Development Table 
Aircraft Noise Sensitive Land Uses 
include: Areas 

NOTE 1 

Reference 
NEF Contours 

 

 

- Residential,  
- Live/Work,  
- Work/Live,  
- Day-cares,  

- Schools,  
- Health Care 

Facilities, 
- Assembly uses 

Requirements 

1. 
Restricted 

Area 

Approximately 
Greater than 

NEF 40 

• Objective: To avoid all new aircraft 
noise sensitive land uses. 

• New Aircraft Noise Sensitive Land Uses 
are prohibited. 

• Restrictive Covenants NOTE 2 

2. 
High 

Aircraft 
Noise Area 

Approximately 
NEF 35 to NEF 

40 

• Objective: To consider all new aircraft 
noise sensitive land uses, except 
single-family. 

• All new Aircraft Noise Sensitive Land Uses 
may be considered, except single-family, 
more specifically: 

• New single-family detached development 
requiring amendments to the OCP, Area 
Plan, or existing zoning other than Single-
Family Housing District (R1) are 
prohibited, however, 

• Rezonings from one Single-Family 
Housing District (R1) Subdivision Area to 
another Subdivision Area (A to K) may be 
considered, subject to all applicable 
Policies (e.g. Sub-Area Plans, 702 
Policies, and Bylaw 5300 -Division 600 - 
Subdivision of Land). 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction 
• Mechanical ventilation incorporated in 

construction 
• Central air conditioning system 

incorporated in construction 
• Required Design Guidelines for siting 

and/or replacement of outdoor amenity 
areas with indoor amenity areas (e.g. 
enclosed balconies and increased size 
and type of indoor amenity areas) 

3. 
Moderate 
Aircraft 

Noise Area 

Approximately 
NEF 30 to NEF 

35 

• Objective: To consider all new aircraft 
noise sensitive land uses. 

• All Aircraft Noise Sensitive Land Uses 
may be considered 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction 
• Mechanical ventilation incorporated in 

construction 
• Central air conditioning capability (e.g. 

ductwork) 
4. 

Aircraft 
Noise 

Notification 
Area 

Approximately 
NEF 25 to NEF 

30 

• Objective: To consider all aircraft noise 
sensitive land uses 

• All Aircraft Noise Sensitive Land Uses 
may be considered. 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction (as required) 

Not 
Designated 

Approximately 
Less than 

NEF25 

• Objective: No aircraft noise sensitive 
concerns or considerations. 

• All Aircraft Noise Sensitive Land Uses 
may be considered. 

Not required 

NOTES: 
1.  The Areas in the above Table are identified on the  “Aircraft Noise Sensitive Development Map”.  
2.  Restrictive Covenants on Land Titles include information to address aircraft noise mitigation and public awareness. 
3.  Indoor Sound Level Mitigation  - Building Components (e.g. walls, windows) must be designed to achieve the following 

indoor sound level mitigation criteria (with doors and windows closed): 
 Portions of Dwelling Units Noise Levels (decibels)  
 - Bedrooms 35 dB  
 - Living, dining, and recreation rooms 40 dB  
 - Kitchen, bath, hallways, and utility rooms 45 dB  
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Schedule 2 
 

Aircraft Noise Sensitive Development Map 
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ATTACHMENT 14 
 

IMPLEMENTATION STRATEGY 
AIRCRAFT NOISE SENSITIVE DEVELOPMENT POLICY 

 
1. Purpose 

The purpose of the Implementation Strategy is to establish initiatives by which the City of Richmond, 
with its partners can implement the Aircraft Noise Sensitive Development Policy. 
 

2. Initiatives 
The following implementation initiatives are to be implemented, subject to Council approval, budgets 
and external events (e.g., RAV planning, senior government initiatives). 

 
INITIATIVES FOR IMPLEMENTING  

THE OCP AIRCRAFT NOISE SENSITIVE DEVELOPMENT POLICY  
Timing Objective Estimated Timing 

1. Development Application Reviews 

North of Sea Island Way 
- No rezonings which involve aircraft 

noise sensitive land uses will be 
approved until after the No 3 Road 
Transit-Oriented Corridor 
Development Strategy, including a 
revised City Centre Area Plan (from 
West Bridgeport to City Hall) is 
completed (e.g., in late 2005) 

- In late 2005, 
subject to approved 
policies and 
requirements 

 

South of Sea Island Way 
- Process development applications 

based on OCP aircraft noise 
sensitive polices and other City 
policies 

- Encourage developers to implement 
innovative aircraft noise sensitive 
mitigation standards. 

- May proceed now, 
subject to OCP 
aircraft noise 
sensitive polices 
and other City 
policies and 
requirements 

2. West Cambie Area Plan update  - Improved West Cambie vision and 
policies 

- Currently 
underway, and 

- To be completed in 
December 2004 

3. A No 3 Road Transit-Oriented 
Corridor Development Strategy, 
including a revised City Centre Area 
Plan (from West Bridgeport to City 
Hall) 

- Improved City Centre vision and 
policies 

- To start in 
November 2004, 
and 

- To be completed by 
late 2005. 

4. RAV Planning - Improved City Centre transportation  - Ongoing 

5. OCP Indoor – Outdoor Amenity Urban 
Design Guidelines 

- To modify the OCP indoor - outdoor 
amenity guidelines to address 
aircraft noise 

- Oct 2004-Mar 2005 

 
Prepared by the City of Richmond 
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 City of Richmond Bylaw 7794 
   

 
Richmond Official Community Plan Bylaw 7100 

Amendment Bylaw 7794 
Aircraft Noise Sensitive Development Policy 

 
 
The Council of the City of Richmond enacts as follows: 

1. Schedule 1 to the Richmond Official Community Plan Bylaw 7100 is amended by: 

1.1 Adding to the “TABLE OF CONTENTS”, in Section 5.0, after Section 5.3, a new 
section entitled “5.4 Noise Management”; 

1.2 Deleting in the “LIST OF MAPS AND ATTACHMENTS”, the map listing entitled 
“Aircraft Noise Insulation Map” and replacing it with a new map listing entitled 
“Aircraft Noise Sensitive Development Map”; 

1.3 Adding to the Section entitled “PLAN INTERPRETATION”, after the section 
“Environmentally Sensitive Areas”, the following: 

“Aircraft Noise Sensitive Land Use The Aircraft Noise Sensitive Land Use policies, 
guidelines, and locations (shown in Section 5.4) in 
Schedule 1 of this Bylaw supercede those 
contained in Schedule 2 of this Bylaw.” 

1.4 Deleting in Section “5.1, NATURAL RESOURCES, ISSUE:”, the following: 
“Noise 
There are three general types of urban development noise 
affecting Richmond: 
•  Noise from construction activity; 
•  Ambient noise, such as traffic noise; 
•  Aircraft noise. 

The City’s Noise Bylaw regulates the hours of construction 
activity. Aircraft noise falls under the Vancouver International 
Airport’s jurisdiction, but both the Airport and the City work 
towards aircraft noise management through various measures. It 
is increasingly important that noise issues are addressed as the  
volume of activity and the number of people affected increases.” 

1.5 Deleting from Section “5.1, NATURAL RESOURCES”, “OBJECTIVE 5” in its 
entirety, including “POLICIES: a), b), and c)”, and the map entitled “Aircraft Noise 
Insulation”; 
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1.6 Deleting from Section “5.1, NATURAL RESOURCES”, “OBJECTIVE 6” in its 
entirety, including “POLICIES: a) through f)”; 

1.7 Renumbering in Section “5.1, NATURAL RESOURCES”, “OBJECTIVE 7” as 
“OBJECTIVE 5”; 

1.8 Inserting a new section “5.4 NOISE MANAGEMENT”, after section “5.3 PARKS, 
OPEN SPACES, TRAILS & GREENWAYS”, as follows: 

“5.4 NOISE MANAGEMENT 

ISSUE 
There are three general types of urban noise, which affect Richmond: 
• Noise from construction activity; 
• Ambient noise, such as traffic noise; 
• Aircraft noise. 

Construction Noise 
The City’s Noise Bylaw regulates the hours of construction activity.  

Ambient Noise 
It is increasingly important that noise issues are addressed as the volume of activity and 
the number of people affected increases. 

Aircraft Noise 
Aircraft noise falls under the Vancouver International Airport’s (VIAA) jurisdiction, but 
both the Airport and the City work towards aircraft noise management through various 
measures.  

The City’s goal is to: 
• co-ordinate and balance the economic, social and environmental interests of the 

City, VIAA and other stakeholders to achieve economic and social development, 
and environmental protection; 

• enable the airport to continue to operate at its intended full long-term 24 hour per 
day and night time capacity; 

• create high quality livable environments; 
• improve aircraft noise sensitive land use and mitigation requirements; and 
• enable residents who choose to live in airport noise sensitive areas to: 

- be aware of the airport noise characteristics which may affect them and the risks 
that they are choosing to accept; 

- not experience unacceptable airport noise, given their conscious choice to live in 
such areas; and 

- have little reason to complain or bring legal charges against the City or the 
airport, regarding airport noise. 

 
An effective aircraft noise sensitive land use and area management system will establish: 
• areas where aircraft noise sensitive land uses will be prohibited,; 
• areas where aircraft noise sensitive land uses will be considered, which may or may 

not actually be allowed based upon requirements; and 
• for areas where aircraft noise sensitive land uses will be considered, requirements to 

better: 
- match aircraft noise sensitive land uses to aircraft noise areas; 
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- mitigate indoor aircraft noise; 
- minimize aircraft noise outdoors; and 
- notify landowners and the public (e.g., developers, existing and potential 

residents) regarding the effects of aircraft noise and of the aircraft noise 
characteristics of areas in which they may choose to live, so that complaints and 
lawsuits will be avoided. 

OBJECTIVE 1: 
Manage urban development noise so as to maintain and enhance livability. 

POLICIES: 
Establish guidelines to reduce the noise exposure for multifamily residential development 
along high traffic streets; 

Continue to encourage traffic noise reduction through such measures as signage 
requesting truck drivers to avoid using engine brakes within West Richmond; 

Reduce exposure to noise from construction by reviewing the Noise Bylaw to improve 
regulation and enforcement; 

Preserve and create positive acoustic environments in public spaces, such as sound 
sculptures or acoustic playgrounds in City parks; 

Establish quiet recreational areas to meet emerging needs for refuge from urban noise; 
and 

Foster public courtesy on noise issues and promote respect for City Noise Bylaws 
through educational campaigns in partnership with regional health authorities. 

OBJECTIVE 2:  
To encourage the effective management of aircraft noise at the source. 

POLICIES: 
Continue to cooperate with the Vancouver international airport authority to manage and 
reduce aircraft noise to minimize its disturbance to the community; 

Encourage the VIAA to reduce aircraft noise at the source, where feasible;  

Encourage regular reviews and implementation of the Airport’s Noise Management Plan 
to achieve maximum noise reduction; and 

Ensure community input through participation in the Vancouver International Airport 
Aeronautical Noise Management Committee. 

OBJECTIVE 3:  
To manage aircraft noise sensitive development and areas. 
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POLICIES: 
General 

The OCP aircraft noise sensitive development policies, tables and maps supercede any 
similar references in the Area Plans. 

Terms: 
“Aircraft noise sensitive land uses” include: residential, live/work, work/live, day cares, 
schools, health care facilities and assembly uses (e.g., see Transport Canada reports) 

Aircraft Noise Sensitive Development Management  
a) Conformity 

Aircraft noise sensitive land uses shall conform to the Aircraft Noise Sensitive 
Development Policies, Table and Map, and related City policies and requirements. 

b) The Aircraft Noise Sensitive Development Table 
Aircraft noise sensitive land uses should be managed as indicated in the table 
entitled: Aircraft Noise Sensitive Development Table. 

c) Aircraft Noise Sensitive Development Map 
The map entitled “Aircraft Noise Sensitive Development Map” indicates where: 

- the OCP aircraft noise sensitive land uses policy applies spatially; 
- certain aircraft noise sensitive land uses are prohibited; 
- certain aircraft noise sensitive land uses (e.g., residential) may be considered; 

and 
- City aircraft noise mitigation and insulation requirements apply. 

 

Caution 
The “Aircraft Noise Sensitive Development Map” means that in the areas where 
aircraft noise sensitive land uses are “considered”, those land uses (e.g., residential, 
assembly) may or may not actually be developed, due to a wide range of City 
requirements, and senior government, stakeholder and private sector decisions. 

 
d) Aircraft Noise Sensitive Development Considerations 

In areas where aircraft noise sensitive land uses may be considered, the following 
factors are to be taken into account, to determine if, where, how, to what degree, and 
to which requirements aircraft noise sensitive land uses may occur in a specific 
location: 

A GROWTH NEEDS: 
1. Richmond’s limited land resource base. 
2. As Richmond develops, the need for a wide range of land uses (e.g., 

assembly, residential, commercial, industrial, agricultural, office, 
institutional), 

3. RAV supportive development. 

B CITY CORPORATE NEEDS 
1. City Corporate land use and development needs (e.g., for community 

facilities and safety buildings, parks, infrastructure, environmental 
protection). 
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2. City policies. 
 

C CORPORATE POLICIES  
1. The City’s Corporate Vision - appealing, livable, well managed. 
2. City Strategies which include the: 

- Agricultural viability Strategy 
- Economic Strategy, 
- Industrial Strategy, 
- Land Acquisition Strategy, 
- Parks and Trails Strategy, 

D COMMUNITY PLANNING CONSIDERATIONS 
1. The Official Community Plan including: 

- City Centre policies, 
- Neighbourhood Residential policies, 
- High-Density Mixed Use policies, 
- Neighbourhood Service Centre policies, 
- Area Plan policies. 

2. Livability Considerations: 
- Where aircraft noise sensitive land uses are permitted in an area or on a 

site, they are to achieve a high level of livability and maximize aircraft 
noise mitigation requirements. 

- The livability and aircraft noise mitigation considerations include: 
- Varying the development mix (e.g., mixing aircraft noise sensitive 

development (e.g., residential) with other non-aircraft noise sensitive 
land uses (e.g., parks, commercial, office); mixing various aircraft 
noise sensitive developments including residential land uses (e.g., 
single-family, mid rise, high rise, live/work, work/live);  

- Varying the density of aircraft noise sensitive land uses;  
- Varying the degree of aircraft noise sensitive land use site coverage; 
- Orienting and facing land uses and buildings to minimize aircraft 

noise. 
- Ensuring land use compatibility; 
- Encouraging high quality, innovative urban design and landscaping; 

3. The City’s Public Hearing, Development Permit, and Design Panel review 
processes (e.g., for OCP, area plan and zoning amendments, and for 
Development Permits)  

E SERVICES AND INFRASTRUCTURE 
1. The availability of City services and infrastructure 
2. The availability of Community amenities, parks, and facilities 

F STAKEHOLDER CONSIDERATIONS 
1. Transport Canada guidelines 
2. VIAA considerations 

G OTHER 
Other, as determined by Council. 
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e) Interpretation 
Where necessary, Council, or its designate, shall make the final decision regarding 
interpretations of the aircraft noise sensitive development policies, guidelines, table, 
and maps. 

1.9 Inserting the “Aircraft Noise Sensitive Development Table” as shown on “Schedule 
A attached to and forming part of Bylaw 7794”; 

1.10 Inserting the “Aircraft Noise Sensitive Development Map” as shown on “Schedule 
B attached to and forming part of Bylaw 7794”; 

1.11 Inserting a new section “5.5 BUILDING HEIGHT IN RELATION TO THE 
AIRPORT”, after section 5.4, NOISE MANAGEMENT, as follows: 

“5.5 BUILDING HEIGHT IN RELATION TO THE AIRPORT 

ISSUE: 
Near the airport, building heights need to be regulated to achieve public and aircraft 
safety. 

OBJECTIVE: 
To ensure that building heights near the airport are safely designed. 

POLICY: 
a) Ensure that the building heights comply with federal building height requirements.” 

1.12 Deleting section 9.2.5.B NOISE MITIGATION, paragraph b), and replacing it with: 
“b)     Developments in areas identified in the Aircraft Noise Sensitive 

Development Map (see Section 5.4 Noise Management) may require a report 
from an acoustical consultant and special noise mitigation measures;” 

1.13 Amend Section 9.3.8.D Private Open Space, by adding as subsections o) and p), 
after subsection n), the following: 

“Balcony & Outdoor Space in Aircraft Noise Sensitive Development 

o) Private balcony space in aircraft noise sensitive development should mitigate the 
impact of aircraft noise by appropriate siting and/or by using appropriate noise 
mitigation techniques and architectural treatment (e.g., enclosed balconies) that 
do not result in the balcony being indoor living space. 

p) Private open space (e.g., patios, decks) in aircraft noise sensitive development 
should mitigate the impact of aircraft noise by appropriate siting and/or by using 
appropriate noise mitigation techniques and architectural treatment (e.g., 
canopies, fences, landscaping) that do not result in the area being indoor living 
space.” 
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1.14 Amend Section 9.3.9.B Outdoor Amenity Space, by adding as subsection n), after 
subsection m), the following: 

“Aircraft Noise Sensitive Development Outdoor Amenity Space 

n) Outdoor amenity space in aircraft noise sensitive development should mitigate 
the impact of aircraft noise by appropriate siting and/or replacing outdoor 
amenity space with an equivalent area of additional indoor amenity space 
designed to facilitate children’s play, senior’s enjoyment, or other appropriate 
passive recreational use.” 

1.15 Repealing Section 9.3.14.B Aircraft Noise, and replacing it with: 

“Aircraft Noise 
a)          All Development Permit applications in areas identified in the Aircraft Noise 

Sensitive Development Map (see Section 5.4 Noise Management) shall require 
evidence in the form of a report and recommendations prepared by a person 
trained in acoustics and current techniques of noise measurement, demonstrating 
that the noise level in those portions of the dwelling units listed below shall not 
exceed the noise level set out in the corresponding right-hand column.  The noise 
level utilized is an A-weighted 24-hour equivalent (leq) sound level and will be 
defined simply as noise level in decibels. 

Portions of Dwelling Units Noise Levels (Decibels) 

Bedrooms   35 

Living, dining, recreation rooms  40 

Kitchen, bathrooms, hallways, utility rooms 45 
b)        Skylights are discouraged in homes located within the area identified in 

the Aircraft Noise Sensitive Development Map; 

c)         In addition to the above, a trained professional is to assist in the design of 
the private patios and balconies to minimize the noise levels with 
recommendations for building material selection and space planning. 

1.16 Adding to Definitions, Appendix 1, General Definitions, the following: 
“Aircraft Noise Sensitive Development Development with land uses which include: 

residential, live/work, work/live, day cares, 
schools, health care facilities and assembly 
uses.”    

2. Schedule 2.2A (DOVER CROSSING SUB-AREA PLAN) to the Richmond Official 
Community Plan Bylaw 7100 is amended by: 

2.1 Deleting from section 3.0 Neighbourhoods & Housing, the third Issue: Airport, 
Objective 3, Policies a) and b), and footnote No. 2, in their entirety; and 

2.2 Deleting section 8.2.3.i) in its entirety. 
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3. Schedule 2.2B (TERRA NOVA SUB-AREA PLAN) to the Richmond Official Community 
Plan Bylaw 7100 is amended by: 

3.1 Deleting from section 3.0 Neighbourhoods & Housing the second Issue, Objective 2, 
a) and b), and footnote No. 1, in their entirety; 

4. Schedule 2.10 (CITY CENTRE AREA PLAN) to the Richmond Official Community Plan 
Bylaw 7100 is amended by: 

4.1 Deleting Section 3.0 Neighbourhoods & Housing, Issue and Objective 2, in its 
entirety, and footnote No. 1; 

4.2 Deleting in section 8.2.2 Massing and Height, Noise, paragraph c) the second and 
third bullets; 

4.3 Repealing “Figure 4 – Areas Where Noise Insulation May Be Required”;  

4.4 Repealing “Figure 5 – 2015 NEF Planning Contours1” and Footnote; and 

4.5 Re-labelling Figure 6 as Figure 4; and 

4.6 Re-labelling Figure 7 as Figure 5. 

5. Schedule 2.11A (WEST CAMBIE AREA PLAN) to the Richmond Official Community 
Plan Bylaw 7100 is amended by: 

5.1 Deleting from section 3.0 Neighbourhoods & Housing the first Issue, Objective 1, a) 
and b), and footnote No. 1, in their entirety; 

5.2 Re-labelling Objective 2 as Objective1; and  

5.3 Re-labelling Objective 3 as Objective 2. 

6. Schedule 2.11B (EAST CAMBIE AREA PLAN) to the Richmond Official Community 
Plan Bylaw 7100 is amended by: 

6.1 Deleting from section 3.0 Neighbourhoods & Housing, Objective 1, paragraphs b), 
c) and d), and footnote No. 1, in their entirety; 

6.2 Re-labelling 3.0 Neighbourhoods & Housing, Objective 1, paragraphs e), f) and g), 
as paragraphs b), c), and d). 

7. Schedule 2.12 (BRIDGEPORT AREA PLAN) to the Richmond Official Community Plan 
Bylaw 7100 is amended by: 

7.1 Deleting from section 3.0 Neighbourhoods & Housing, 3.1 Tait, the third Issue, 
Objective 3, Policies a) and b), and footnote No. 3, in their entirety; 
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8. Schedule 2.13B (MCLENNAN SUB-AREA PLAN) to the Richmond Official Community 
Plan Bylaw 7100 is amended by: 

8.1 Deleting from section 3.0 Neighbourhoods & Housing, the first Issue, Objective 1, 
paragraphs a) and b), and footnote No. 1, in their entirety, and adding: 

“See OCP.” 

9. This Bylaw is cited as “Official Community Plan Bylaw 7100, Amendment Bylaw No. 
7794”. 
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“Schedule A attached to and forming part of Bylaw 7794” 
 

AIRCRAFT NOISE SENSITIVE DEVELOPMENT TABLE 
Aircraft Noise Sensitive Land Uses 
include: 

Areas 

 NOTE 1 

Reference 
NEF Contours 

 

 

- Residential,  
- Live/Work,  
- Work/Live,  
- Day-cares,  

- Schools,  
- Health Care 

Facilities, 
- Assembly uses 

Requirements 

1. 
Restricted 

Area 

Approximately 
Greater than 

NEF 40 

• Objective: To avoid all aircraft noise 
sensitive land uses. 

• New Aircraft Noise Sensitive Land Uses 
are prohibited. 

• Restrictive Covenants NOTE 2 

2. 
High 

Aircraft 
Noise Area 

Approximately 
NEF 35 to NEF 

40 

• Objective: To consider all new aircraft 
noise sensitive land uses, except 
single-family. 

• All new Aircraft Noise Sensitive Land Uses 
may be considered, except single-family, 
more specifically: 

• New single-family detached development 
requiring amendments to the OCP, Area 
Plan, or existing zoning other than Single-
Family Housing District (R1) are 
prohibited, however, 

• Rezonings from one Single-Family 
Housing District (R1) Subdivision Area to 
another Subdivision Area (A to K) may be 
considered, subject to all applicable 
Policies (e.g. Sub-Area Plans, 702 
Policies, and Bylaw 5300 - Division 600 - 
Subdivision of Land). 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction 
• Mechanical ventilation incorporated in 

construction 
• Central air conditioning system 

incorporated in construction 
• Required Design Guidelines for siting 

and/or replacement of outdoor amenity 
areas with indoor amenity areas (e.g. 
enclosed balconies and increased size 
and type of indoor amenity areas) 

3. 
Moderate 
Aircraft 

Noise Area 

Approximately 
NEF 30 to NEF 

35 

• Objective: To consider all new aircraft 
noise sensitive land uses. 

• All Aircraft Noise Sensitive Land Uses 
may be considered 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction 
• Mechanical ventilation incorporated in 

construction 
• Central air conditioning capability (e.g. 

ductwork) 
4. 

Aircraft 
Noise 

Notification 
Area 

Approximately 
NEF 25 to NEF 

30 

• Objective: To consider all new aircraft 
noise sensitive land uses 

• All Aircraft Noise Sensitive Land Uses 
may be considered. 

• Restrictive Covenants NOTE 2 
• An Acoustic Report NOTE 3 
• Noise mitigation incorporated in 

construction (as required) 

Not 
Designated 

Approximately 
Less than 

NEF25 

• Objective: No aircraft noise sensitive 
concerns or considerations. 

• All Aircraft Noise Sensitive Land Uses 
may be considered. 

Not required 

NOTES: 
1.  The Areas in the above Table are identified on the  “Aircraft Noise Sensitive Development Map”. 
2.  Restrictive Covenants on Land Titles include information to address aircraft noise mitigation and public awareness. 
3.  Indoor Sound Level Mitigation  - Building Components (e.g. walls, windows) must be designed to achieve the following 

indoor sound level mitigation criteria (with doors and windows closed): 
 Portions of Dwelling Units Noise Levels (decibels)  
 - Bedrooms 35 dB  
 - Living, dining, and recreation rooms 40 dB  
 - Kitchen, bath, hallways, and utility rooms 45 dB  
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“Schedule B attached to and forming part of Bylaw 7794” 
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